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1.1 Introduction
Roberts’ Ranch is a 248 acre master planned community within the East of Leisure Town
Growth Area in the City of Vacaville. This community will offer a variety of housing
choices within a planned system of parks and trails providing connections throughout
the project, with a buffer sensitive to nearby agriculture. Roberts’ Ranch intends to set
the standard for high quality community design and livability for the City of Vacaville.
The purpose of this Specific Plan is to guide the development of the community to
ensure the vision of this project, the goals of the General Plan, and the needs of the City
are carried out through all aspects of planning and design. This document will serve as
the regulatory tool for the long‐term development of the project. Volume I of this
Specific Plan is organized into ten chapters:
1.0 Introduction: project vision, project background, legal context
2.0 Land Use Plan: physical land use plan and project statistics
3.0 Development Standards: zoning regulations and building standards
4.0 Mobility: circulation, street sections, and trails
5.0 Landscape Guidelines: conceptual park designs, trail sections, and open space
6.0 Design Guidelines: guidelines to achieve high quality, cohesive design
7.0 Public Facilities: proposed development of infrastructure for the community
8.0 Community Services and Facilities: implementation of community services
9.0 Implementation: administration, project phasing, and funding mechanisms
10.0 General Plan Consistency: consistency with the objectives of the General Plan
GENERAL NOTE:
All photos and graphics within this document are illustrative in nature, and are meant to
show the intent and vision of the Specific Plan. Captions and notes are used to point out
specific details of photos and graphics that are applicable to the Project.
CITY OF VACAVILLE
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Volume II of the Specific Plan contains additional recommendations and reference items
that may be amended from time to time.
Appendix A: Permitted & Conditional Uses (from the Vacaville Municipal Code)
Appendix B: Development Code Comparison
Appendix C: Mitigation Monitoring & Reporting Program
Appendix D: Phasing Boundaries
Appendix E: Parks Master Plan
Appendix F: Monumentation Guidelines
Please contact the Community Development Department to obtain the latest additions
of the Appendices.

1.2 Project Vision
The following vision statements lay the foundation for all design decisions related to
Roberts’ Ranch. These four statements are intertwined with the goals and objectives set
forth in the General Plan.

Sense of Community
Consistently themed monumentation, landscaping, and street design throughout the
entire project will give Roberts’ Ranch a sense of community to its residents and visitors.
Within this overall context of community, a collection of individual neighborhoods will
be thoughtfully planned with appropriately scaled small parks and trails, to provide
opportunities to cultivate meaningful connections with friends and neighbors.

Connectivity
Safe and inviting pedestrian connection opportunities will be available throughout the
community. Street sections will have enhanced parkways and sidewalks in strategic
locations to create a linked network of parks and open space at a local level, with
further connections to trail systems throughout the City of Vacaville. Children will have
safe routes to walk to school. Properly designed and scaled streets will move vehicular
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traffic efficiently, while providing for the needs of pedestrians and cyclists as well.
Connections to future transit opportunities will be easily accommodated within the
community mobility network.

Variety of Housing Choices
A range of product types, sizes, and densities within the Low Density and Low Medium
Density General Plan land use designations proposed for this site, will provide housing
opportunities to accommodate a broad range of lifestyle choices and income levels,
from young professionals to empty nesters. This also provides an opportunity for buyers
to move up or move down, without leaving their community, as their needs change over
time. A range of housing choices creates economic viability for the project by offering
flexibility to adapt to changing markets. The style and character of the housing will
reflect the history and culture of the City of Vacaville, and use those archetypes as
influences to create new styles with a fresh take on historical themes.

Healthy Community and Sustainability
Environmental responsibility will be achieved with a ‘whole systems approach,’ from a
community plan level down to the individual home. Two examples of community‐wide
green infrastructure include integrating open swales into the landscape design of large
open space areas to provide a place for storm water to naturally recharge, and planting
a layered tree canopy to reduce heat gain along streets. Environmentally responsible
building materials, recycling programs, and encouraging water‐efficient landscaping are
examples of ways to be environmentally friendly at an individual level. The community
trail system and spaces for uses that may include community gardens encourages
healthy living, giving residents an opportunity to enjoy the outdoors and be active.
These and other responsible choices will make Roberts’ Ranch a healthy, sustainable
community.

CITY OF VACAVILLE
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1.3 Project Site
1.3.1 Existing Context
Roberts’ Ranch is located in northern Solano County in the southeastern corner of the
City of Vacaville as shown in Figure 1‐1. The City of Vacaville is at the midpoint between
San Francisco and Sacramento along Interstate 80, which serves as the main
transportation link between these two growing urban areas.
The site is bounded by Leisure Town Road on the west, Alamo Drive extension and Fry
Road on the South, the Southern Pacific Railroad right of way on the east, and the
approved Brighton Landing project to the north as shown in Figure 1‐2.
The current project site is primarily used for agriculture. The areas east of the site will
remain in agricultural use for the foreseeable future, due to the City of Vacaville’s Urban
Growth Boundary. Directly west of the project across Leisure Town Road are single
family residential uses. Roberts’ Ranch will tie directly into Brighton Landing to the
north, using the same circulation network, and completing the recommended
circulation system as proposed in the General Plan. Additional urban reserve and
commercial services uses are identified for the area south of the project site.
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1.3.2 Land Use Background
Roberts’ Ranch is part of the East of Leisure Town Growth Area as defined in the
General Plan. This is one of two Growth Areas identified in the General Plan, that are
recognized as the ideal locations for future development within the city. The East of
Leisure Town Road Growth Area is within the 2008 adopted Urban Growth Boundary (as
shown on Figure 1‐2), which limits the amount of urban development within the City
until 2028. Consequently, the area east of the project site is currently set aside for
continued long term agriculture use, and is protected by a 500 foot buffer zone to abate
the incompatibility between agriculture and residential uses. The General Plan calls for
low and low‐medium residential uses on the project site, as well as a school site. The
northeast area of the site is identified as an agricultural buffer area, and contains the
500 foot buffer zone, and a detention basin the will serve the storm water detention
needs of both Roberts’ Ranch and the approved Brighton Landing as shown in Figure 1‐
2. Figure 1‐3 shows the proposed General Plan land uses for the project site and
surrounding areas.

1.3.3 Property Ownership
The majority of the site is owned by Batch Vacaville Land and Development L.P. A few
easements and access parcels exist throughout the site. See Figure 1‐4.
Table 1‐1 Property Ownership
APN
0138‐030‐090
0138‐030‐100
0138‐030‐110
0138‐030‐120
—
Total Area

CITY OF VACAVILLE
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Owner
Batch Vacaville Land and Development, LP.
Batch Vacaville Land and Development, LP.
Batch Vacaville Land and Development, LP.
Batch Vacaville Land and Development, LP.
Solano Irrigation District

Land Area
(acres)
60.09
54.46
37.93
82.09
7.11+
241.77+

Chapter 1 | INTRODUCTION
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ure 1‐4 Ownership Map
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1.4 Legal Context
1.4.1 Authority to Prepare
The Roberts’ Ranch Specific Plan provides the regulatory tools necessary to enable the
development of land uses and building standards specific to this site, and will serve as
the zoning controls for the property regulated by the Specific Plan.
The authority to prepare and adopt Specific Plans is set forth in the California
Government Code, Title 7, Division 1, Chapter 3, Article 8, Sections 65450 through
65457. This Code authorizes cities to adopt specific plans either by resolution as policy
or by ordinance as regulation. This Specific Plan will be adopted by ordinance and will be
recommended by the Planning Commission and approved by the City Council.
Therefore, all proposed development within the Specific Plan area shall be consistent
with the standards and regulations in this document and all relevant City regulations.

1.4.2 Relationship to the General Plan
The California Government Code requires specific plans to be consistent with the City’s
General Plan goals and objectives. Chapter 10 of this document addresses the
consistency of the Roberts’ Ranch Specific Plan to the General Plan.
State law also requires the General Plan and Zoning Code to be consistent. Because the
Roberts’ Ranch Specific Plan will serve as zoning for the property, regulated by the
Specific Plan, such zoning controls have been drafted to be consistent with the Roberts’
Ranch Specific Plan, as well as consistent with the General Plan. The Specific Plan’s
consistency with the General Plan is discussed in Chapter 10.0.

1.4.3 Environmental Review
The California Environmental Quality Act (CEQA) was adopted to ensure that the quality
of California’s environment is respected and maintained. The environmental review
conducted pursuant to CEQA informs designers, city staff, and the public of the
potential environmental impacts a development may impose. The Specific Plan’s
environmental review recommends the mitigating steps that may be taken to help
reduce or avoid negative environmental effects of the project, and will also include a
statement of unavoidable impacts and the overriding considerations explaining why the
benefit of the Project outweighs the adverse impacts.
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The environmental review prepared for the Roberts’ Ranch Specific Plan Project takes
into consideration other project‐related actions, including the proposed Development
Agreement and any related actions by other public agencies. This review identifies
specific mitigation measures to be considered and implemented as proposed projects
within the Specific Plan area move to construction. Compliance with necessary
mitigation measures will be included in the conditions of approval for each tentative
map submittal. A Mitigation Monitoring Plan included as part of the environmental
review for the Specific Plan will also be in place to ensure compliance with mitigation
measures. Additional mitigation measures have been identified in the General Plan
Environmental Impact Report and Energy Conservation Action Strategy (ECAS). A
Mitigation Monitoring Report Program (MMRP) has been adopted by the City to ensure
implementation of mitigation measures and is attached in Appendix C. Activities within
Roberts’ Ranch will need to comply with the mitigation measures set forth in the MMRP
to the extent applicable of the Specific Plan area.

1.4.4 Development Agreement
A Development Agreement (DA) will be entered into between the Master Developer and
the City of Vacaville. This agreement will focus on items such as the Community Benefit
Contribution (CBC), the Community Facilities Districts (CFD), timing of recreation
improvements, and phasing of infrastructure improvements. The specific details of the
DA and how they are implemented in the Project are further described in Chapter 9
Implementation.

1.4.5 Master Water Agreement Amendment
The City of Vacaville currently has a Master Water Agreement with the Solano Irrigation
District to provide potable water to the City. This Specific Plan recognizes that
development will be required to comply with the terms of the Master Water Agreement
as it may be amended from time to time.

1.4.6 Airport Land Use Compatibility
The Specific Plan area falls within the Travis Air Force Base Land Use Compatibility Zone.
There are no structures proposed within Roberts’ Ranch exceeding 200 feet in height. If
such a structure were to be proposed in the future, a conditional use permit would be
required. Any land uses determined to be in conflict with the Travis Air Force Base
Airport Land Use Commission will be prohibited.
CITY OF VACAVILLE
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1.4.7 Annexation Process
The Specific Plan area falls within the Urban Growth Boundary (UGB) adopted by the
City Council in 2008. The Specific Plan has been designed to be consistent with the City’s
2035 General Plan Update. Following adoption of the General Plan, the City has
amended Vacaville’s Sphere of Influence (SOI), which delineates the project area as
being within the City’s planned future boundary and service areas. The intent of these
actions is to allow the Roberts’ Ranch Specific Plan area to be annexed into the City of
Vacaville.
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2.1 Introduction
Roberts’ Ranch is a planned community providing a mix of housing opportunities to
accommodate people from a variety of backgrounds, income levels, and stages in life.
Four neighborhoods, each with their own character and scale, are unified around a
street network with monumentation and parkways that will distinctly define Roberts’
Ranch. A series of parks within the neighborhoods will be interconnected with trails and
sidewalks to other parks and schools in other neighborhoods to create an overall sense
of community. Ultimately this trail system will lead to the large active open space in the
permanent buffer zone along the east side of the property, and will eventually connect
to the future parks and trail systems planned for this area. Residents will have the
opportunity to easily bike or walk to school and work, or enjoy a stroll along the miles of
sidewalks and trails planned for Roberts’ Ranch.
The following chapter outlines the land use allocations for Roberts’ Ranch. The four
neighborhoods as shown in Figure 2‐1 will each have their own land area and zoning
classifications. Figure 2‐2 and Table 2‐1 specify the acreages and build‐out potential for
each neighborhood and Roberts’ Ranch as a whole. Transfer of units may be allowed as
shown in Section 9.8, however, a general mix for each land use category should be
maintained to achieve the product segmentation desired for Roberts’ Ranch.

2.2 Neighborhood Plan
Four neighborhoods make up the heart of Roberts’ Ranch with one or two small stroller
parks in each neighborhood core. These small, more intimate parks will create an
identity and a gathering area for the individual neighborhood within a walkable distance
from home. Each will have their own unique theme including, materials, planting, and
program catering to the various needs of residents. Neighborhood trails lead to each
park, and a trail system will connect the stroller parks to each other and to the large
active open space as shown in Figure 2‐1.
The Land Use Plan will allow flexibility as to the final location of the stroller parks based
on the street network and lot sizes, but an approximate sized park area is specified in
the land use table, and the park will be required to be integrated into the general core
of each neighborhood.

CITY OF VACAVILLE
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2.3 Residential Land Use Types
There are two General Plan residential land use types within Roberts’ Ranch: Residential Figure 2‐2 Frontage Overlay Zone
Low Density (RL) and Residential Low Medium Density (RLM). Residential Low Density
consists of lots ranging from 5,000‐10,000 square feet and Residential Low Medium
Density consists of lots ranging from 3,600‐4,500 square feet. A mix of one and two
story homes is required for each lot type. Details and requirements for land use
designations within Roberts’ Ranch can be found in Chapter 3.

2.3.1 Frontage Overlay Zone
A special frontage overlay zone along Marshall Road and the main north/south road as
shown in Figure 2‐2 is designated to create a signature look and feel for Roberts’ Ranch.
The intent of this overlay zone is to provide expansive views along the major circulation
corridors, and exhibit wide, one and two story manor‐style homes upon entering and
leaving the project. This also allows the opportunity to have an expanded parkway
system, and eliminates the need for masonry walls and multiple curb cuts for driveways,
as these products will be loaded from the rear of the house, as shown in the graphics
below.

CITY OF VACAVILLE
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Table 2‐1 Land Use Summary
Proposed
General Plan
Zoning
Land Use Category
Designation
Neighborhood 1
RLM
RLM 3.6
PK
CF
RL (Frontage Zone)
RLM 4.52
Neighborhood 1 Total

Land Area
(acres)1

Residential
Units1

Avg. Density
(du/acre)1

12.9
0.6+
16.1
29.6

69
NA
59
128

5.3
NA
3.7
4.3

Neighborhood 2
RL
PK
RL (Frontage Zone)
Neighborhood 2 Total

RL‐6
CF
RLM 4.52

55.6
1.2+
19.7
76.5

210
NA
75
285

3.8
NA
3.8
3.7

Neighborhood 3
RL
PK
RL (Frontage Zone)
Neighborhood 3 Total

RL‐6
CF
RLM 4.52

63.0
1.1+
8.4
72.5

243
NA
29
272

3.9
NA
3.5
3.8

Neighborhood 4
RL
School ‐ MS
Neighborhood 4 Total

RL‐5
CF

19.5
16.5
36.0

100
NA
100

5.1
NA
2.8

General Land
Various
CF
5.7
NA
NA
OS
CF
21.2
NA
NA
Grand Total
241.6
785
3.2
1
All acreage and unit counts are preliminary in nature and may be subject to change
2
Zoning RLM4.5 is a compatible use within the General Plan Land Use RL
CITY OF VACAVILLE
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Non Residential Uses

Stroller Park

Stroller Parks

Stroller Parks

Public School

Boundary Frontage R.O.W.
AG Buffer/Open Space/Active Park Use
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2.3.2 Neighborhood Planning
Several plan sizes are available within each zoning designation (RL and RLM) to provide a
variety of housing types within each neighborhood. The goal is for each neighborhood
to have a diverse collection of product options, which is consistent with the goals set
forth in the General Plan. Available product types within each zoning designation are
listed in Chapter 3. Neighborhoods should be planned with walkability in mind, making it
convenient for residents to walk from their home to the park in their neighborhood.

2.3.3 Residential Land Use Summary
The policies in the General Plan discuss the desire to increase the amount of moderate
housing within the City, requiring new developments in outlying areas of the city to
provide a minimum of 25% moderate density residential. Moderate density residential is
comprised of Residential Low‐Medium Density and Residential Medium Density zoning
designations according to the General Plan. Roberts’ Ranch is proposing to provide 30%
of moderate density residential as shown in Table 2‐2 below.
Table 2‐2 Residential Land Use Summary
Zoning
Land Area
Land Use Category
Designation
(acres)
Low Density
RL
138.1
Moderate Density
RLM
57.1
Total
195.2

Residential
Units
553
232
785

Percentage of
Unit Mix
70%
30%
100%

2‐7

ROBERTS’ RANCH SPECIFIC PLAN

2.4 Non‐Residential Land Use Types
The heart and soul of Roberts’ Ranch is the green network of parks, trails, and open
space that weave throughout the residential neighborhoods and community (see Figure
2‐4). The Community Facilities (CF) designation applies to the stroller parks, proposed
school site, and the agriculture buffer/active open space area on the site. A detailed
description of the overall landscape themes, trails and parks, and open space designs
can be found in Chapter 5 Parks and Recreation. The agriculture buffer area and active
open space area on the eastern portion of the site provide an opportunity for a
permanent active open space, including portions of maintained turf landscape, which
will integrate with a planned regional system extending for miles throughout the City.
Land outside the Urban Growth Boundary as noted on Figure 2‐3 cannot be annexed
into the City or designated for anything other than agriculture, park, open space, public
facility, or utility uses until March 1, 2028 as stated in the General Plan.
See Section 8.4 and Section 9.3.4 for further details regarding the school site.
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3.1 Introduction
The Development Standards set forth in this chapter provide the regulations necessary
to administrate the use and development of the land. These provisions set up the
framework to shape the physical form of the community while adhering to the
overarching vision for the project and the City’s General Plan.
The Development Standards will work in conjunction with Vacaville Municipal Code
(VMC). The requirements and standards presented in this document will supersede
those of the Vacaville Municipal Code. Where this Specific plan is silent, refer to the
VMC for direction and clarification.

3.2 Zoning Designations
There are three land use districts that will be created within the Roberts’ Ranch specific
plan area as shown in Figure 3‐1. These land use designations, locations, and areas are
consistent with the current General Plan Land Use Plan.

3.2.1 Residential Low Density District (RL)
The Residential Low Density District consists of detached single family lots ranging from
5,000 to 10,000 square feet and an average density of 3.1 to 5.0 units per gross
developable acre.
Within the RL designation there are two zoning options that are available for potential
projects within the specific plan area. These include RL‐5 (minimum 5,000 square foot
lot) and RL‐6 (minimum 6,000 square foot lot). The setback standards for the proposed
lot sizes and zoning designations are specified in Table 3‐1.

3.2.2 Residential Low Medium Density District (RLM)
The Residential Low Medium Density District consists of detached single family lots
ranging from 3,600 to 4,500 square feet and an average density of 5.1 to 8.0 units per
gross developable acre.
Within the RLM designation there are two zoning options that are available for potential
projects within the specific plan area. These include RLM‐3.6 (minimum 3,600 square
foot lot) and RLM‐4.5 (minimum 4,500 square foot lot). The RLM‐4.5 option will be used
CITY OF VACAVILLE
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in the frontage zone as specified in Section 2.3.1 of this document. The frontage zone
area is designated as RL on Figure LU‐6 in the General Plan, but the zoning RLM‐4.5 is
considered a compatible use in this General Plan designation. The setback standards for
the proposed lot sizes and zoning designations are specified in Table 3‐1.

3.2.3 Community Facilities (CF)
The Community Facilities Designation allows for a variety of community uses on public
or private lands that provide a benefit for the public. This use will include the public
school that will be located within the Roberts’ Ranch specific plan area, as well as
recreational areas, public easements, and parkways. A 500 foot agricultural buffer is
required from the edge of agricultural lands on the east side of the project per General
Plan policy, as noted on the zoning map on Figure 3‐1. Passive recreational uses are
permitted within the buffer, such as pedestrian trails. A portion of the CF land use area
will be located beyond the City limits and Urban Growth Boundary, but will remain
administrated by the City of Vacaville through the Specific Plan. The portion of the CF
land use area encumbered by the PG&E Easement as shown on Figure 3‐1 must meet
the requirements imposed by the easement.

3.3 Permitted Uses
Permitted uses within each zoning designation and the procedure for approval are listed
in Appendix A. Uses will be determined to be permitted by right (P), conditionally
permitted (CP) requiring a conditional use permit as outlined in Section 14.09.110 of the
Vacaville Municipal Code, or not permitted (NP).
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3.4 Building Standards
The General Plan has created new policies for the East of Leisure Town Growth Area
which includes Roberts’ Ranch. One such policy is the requirement to provide a variety
of lot sizes and housing types. This will provide more options for potential buyers, and
create distinction from the current residential development west of Leisure Town Road.
Table 3.1 shows the proposed lot sizes, development standards, and zoning designations
envisioned for Roberts’ Ranch that will help fulfill the General Plan policies. In some
cases, the building setbacks and coverage requirements differ from the City of
Vacaville’s development standards, in order to create appropriately scaled
neighborhoods and a strong sense of community with the proposed lot sizes. See
Appendix B for a list of primary departures from the VMC and the regulations set forth
in this chapter.
Following Table 3‐1 are illustrative example plan graphics that visually portray the
setback information for the various lot sizes envisioned for Roberts’ Ranch. These
examples shown in Figures 3‐2 through 3‐5 are intended to demonstrate how the
setbacks could apply to actual lotting scenarios.
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Table 3‐1 Building Standards

Residential
Low Density (RL)

Residential
Low Medium Density (RLM)

70’ x 115’

65’ x 110’

60’ x 105’

60’ x 90’

65’ x 80’

65’ x 75’

55’ x 80’

8,050

7,150

6,300

5,400

5,200

4,875

4,400

Low Density

Low Density

Low Density

Low Density

Low Density

Low Density

RL‐6

RL‐6

RL‐6

RL‐5

RLM‐4.5

RLM‐4.5

Low Med.
Density
RLM‐3.6

Minimum Lot Width

60’

60’

60’

60’

65’

65’

40’

Minimum Lot Depth

100’

100’

100’

90’

75’

72’

60’

Minimum Front Yard to Living Space

20’

20’

20’

15’

15’

6’

10’

Min. Front Yard to Unenclosed Porch

15’

15’

15’

10’

10’

5’

10’

20’
5’ (1 story)
7.5’(2 story)
10’

20’

20’

20’

20’

20’

20’

5’

5’

5’

5’

5’

5’

10’

10’

10’

10’

10’

10’

20’

20’

15’

15’

15’

15’

15’

10’

10’

10’

10’

5’

5’

5’

Maximum Coverage – 2 Story Homes7

45%

45%

45%

50%

50%

60%8

50%

7

50%

50%

50%

50%

50%

60%

50%

Typical Lot Size
Minimum Lot Area (square feet)
General Plan Land Use Designation
Zoning Designation
1

Building Standards

2, 3

Minimum R.O.W. to Garage
Minimum Side Yard

Minimum Side Yard on Corner Lots
4, 5

Minimum Rear Yard

Min. Rear Yard to Unenclosed Patio

6

Maximum Coverage – 1 Story Homes
1

See Section 3.6.3 for details on architectural projections; see Appendix B for primary departures of this table from the VMC
2
Alternative garages such as side‐on conditions can be 15’ from r.o.w.
3
A minimum 20’ setback is required from garage to sidewalk, measured from the face of the garage door
4
Minimum rear yard setback may be calculated as an average if front yard setback is increased, see Section 3.6.1 and Figure 3‐8
5
See Section 3.6.2 for details on attached accessory structures in rear yards
6
Patio Cover Setback is measured from the eaves of the structure
7
See Figure 3‐6 for a lot coverage example
8 nd
2 story of primary facade shall be set back a minimum of 3’ for at least 1/3 of façade; see 3.6.1#12
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3.5 Parking Requirements
Two parking spaces in a garage are required for each single family home.
The final parking requirements for the school will be determined during the school site
plan approval process.
Parks and open spaces throughout the project will not be required to provide additional
parking. Street frontage along parks will allow for adequate parking for the recreation
uses intended for the Roberts’ Ranch park system.

CITY OF VACAVILLE
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3.6 General Development Standards
The development standards in this section are mandatory provisions that are intended
to shape the design of the project into a safe and attractive community. The
development standards work in conjunction with the design guidelines found in Chapter
6 to provide an overall framework for the design direction of Roberts’ Ranch.

3.6.1 Neighborhood Design

garage is recessed to not be a dominant feature

1. Porches, entry ways, featured windows, and recessed garages shall be
incorporated in the design of front facades to help activate and provide visual
interest along the streetscape.
2. A variety of garage placements and designs shall be employed in single family
projects to avoid monotony along the street. This can be achieved by utilizing
split garages, side‐entry garages where lot widths allow, alley‐loaded garages,
and other similar techniques.
3. The garage shall not be the dominant feature of the building façade along the
street. Three‐car garages shall be visually broken‐up using projecting
architectural features, and/or recessing either the single‐car or double‐car
garage door to further diminish the visual impact of the garage.
4. All single family detached projects shall have a minimum of three different roof
designs with varying rooflines and use of materials. Two identical homes in roof
color and design shall not be placed next to each other. See Figure 3‐7 Roof
Variation for further illustration.
Figure 3‐7 Roof Variation Example

three car garage with varied planes breaks massing
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Figure 3‐8 Front Yard Setback Stagger (lots greater than 100’ in depth)

5. All single family detached projects shall have a minimum of three floor plan and
elevation designs to avoid monotony along the street.
6. Neighborhoods with lots greater than 100 feet in depth, unless otherwise
approved by the Community Development Director, are required to stagger the
front setback distance between 20 feet and 25 feet from the r.o.w. to create
variation along the setback line and avoid creating a “walled” look along the
street. Encroachments into the rear yard setback will be allowed to balance the
increased front yard. The average rear yard setback must be equal or greater
than the required rear yard setback, but no closer than 10 feet from the rear
property line as shown in Figure 3‐8. Figure 3‐9 is an example of how the house
is allowed to encroach into the minimum 20 foot rear yard setback because the
house front setback is staggered from the minimum of 20 feet.
7. Neighborhoods with lots less than 100 feet in depth, unless otherwise approved
by the Community Development Director, are required to increase the required
front yard setback up to 3 feet to create variation along the setback line and
avoid creating a “walled” look along the street. Encroachments into the rear ‐
yard setback must be equal or greater than the required rear yard setback, and
at least 10 feet from the rear property line. See Figure 3‐8 for the stagger

CITY OF VACAVILLE
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8.

9.

10.

11.

12.

2nd story step‐back in frontage overlay zone

13.

concept, however, the numbers will be adjusted for lots less than 100 feet in
depth.
All single family detached projects with lots over 6,000 square feet shall include
at least one model that can incorporate/include a secondary living unit through
either an internal floor plan or minor addition, subject to approval with the
initial Design Review. Design Review approval would permit the later
modification of the dwelling unit for the secondary living unit subject to
issuance of a building permit and compliance with the secondary living unit
standards incorporated in to State law.
Residential house plans submitted for Design Review and Building Permits shall
include a preliminary development plan for review by the decision maker and a
final development plan for review and approval by the City Planner prior to
submittal of the first plot plan to the Building Division. The development plan
shall identify the house plan, elevation type, and minimum building setbacks as
required by the Specific Plan.
Homes within the frontage zone (as defined in section 2.3.1) shall be double
elevated on both the major collector onto which the building fronts and the
residential road that provides vehicular access to the home. A distinct pathway
to a clearly visible, identifiable entry shall be provided on both elevations.
All neighborhoods shall provide a mix of one and two story homes. A minimum
of 15% of homes per project submittal are required to be one story on RLM lots
and a minimum of 25% of homes per project are required to be one story on RL
lots. Extended rows of 2 story homes shall be avoided.
The second story of the primary façade of all homes within the frontage overlay
zone shall provide relief and articulation by stepping back the second story, to
avoid a box‐like appearance. A minimum 3 foot step back shall be provided over
at least one third of the façade, as appropriate to the architectural style, unless
otherwise approved as part of each project’s design review process.
Sidewalks systems within residential communities shall provide connection and
access to the overall community trail system.
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3.6.2 Accessory Structures
1. Accessory structures attached to the house such as unenclosed, covered patio
areas and glass‐enclosed solariums and other structures are permitted in rear
yards only.
2. Attached accessory structures must maintain the side yard standard for the lot,
and be no closer than 10 feet from the rear property line in the RL zone and 5
feet from the rear property line in the RLM zone.
3. These structures shall be designed in such a way to integrate with the
architectural style and detailing of the house.
4. Inhabitable structures such as pool houses and guest rooms are not permitted
to intrude into the minimum setback areas.
5. Detached accessory structures will be regulated per the Vacaville Municipal
Code.
6. The setback for unclosed patios shall be measured from the property line to the
eave of the cover.
7. The addition of accessory structures such as decks, sheds, and patio covers may
not cause the maximum coverage allowance to be exceeded.

3.6.3 Projections
1. Architectural features such as eaves, chimneys, cornices, and sills may project 2
feet into side yards and front yards, and 4 feet into rear yards.
2. Cantilevers and window variations such as bay windows may project 2 feet into
front yards and 4 feet into rear yards, but are not permitted in side yards.
3. See Table 3.1 for projection requirements for porches in front yards.
4. Front porches may only be enclosed in the areas of the porch that falls within
the standard setback requirements of the lot.

3.6.4 Landscape and Lighting
See Sections 5.3.1 to 5.3.5 and Section 5.2.11 in Chapter 5 for landscape and
lighting standards and requirements.

3.6.5 Walls and Fences
See Section 5.5 in Chapter 5 for further details on wall and fence design and
requirements.

CITY OF VACAVILLE
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3.6.7 Community Facilities
1. All community facilities within parks and open space shall be designed in the
same architectural character as the rest of the community, according to their
function, or as otherwise approved by the Community Development Director.
2. See Chapter 5 for landscape design, accessibility standards, wall and fence
details, and provisions for safety in public areas.
3. Trash enclosures as part of community facilities shall be screened through site
orientation and/or walls and landscaping.
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4.1 Introduction
Connectivity is a key component to the design of Roberts’ Ranch, ensuring safe and
sufficient options are provided for all modes of mobility, including the following:





vehicular circulation
pedestrian sidewalks and trails
bicycle lanes and multipurpose trails
connections to transit options

The mobility network throughout the community will be consistent with the California
Complete Streets Act. This Act encourages the accommodation of all modes of mobility
while minimizing conflicts where possible, making safety a key goal.
Improvements to the circulation network in and adjacent to Roberts’ Ranch will
enhance north/south circulation for the eastern side of Vacaville, consistent with the
policies in the General Plan. The Roberts’ Ranch street system will tie into the planned
street system for Brighton Landing to the north to create additional north/south
connections, as is desired in the General Plan. This may improve traffic flow to and from
Interstate 80, and provide enhanced connections with Suisun City, Fairfield, Vacaville,
and Dixon.

4.2 Vehicular Circulation
Figure 4‐1 shows the proposed vehicular circulation plan for the Specific Plan area,
followed by descriptions and figures of each street section below. The additional impact
of vehicular traffic from Roberts’ Ranch has been factored into the General Plan
Transportation Element. Roads adjacent to Roberts’ Ranch have been sized accordingly.
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4.2.1 Existing Setting
Roberts’ Ranch is currently bordered by Leisure Town Road on the west and Fry Road
along the southern border. Both of these roads are currently proposed to be expanded
to meet the needs of the planned development in this area, according to the General
Plan. The Roberts’ Ranch street network will tie into Brighton Landing’s proposed
streets. No vehicular connections will be made along the eastern border of the property
as it is bound by the PG&E power lines and easement.

4.2.2 Leisure Town Road
Leisure Town Road is currently a two lane rural road running along the western border
of the site. The future plan for this road is consistent with the Jepson Parkway plan, and
will consist of a four lane arterial with a landscaped median and large, landscaped
parkways. See Figure 4‐2 for a graphic representation of the proposed road section.

4.2.3 Alamo Drive Extension
The current Alamo Drive designation of four lane arterial will continue along the
southern border of the site, from Leisure Town Road to the intersection of the two lane
arterial, running through the middle of the site as shown in Figure 4‐1. This road will be
characterized by landscaped medians and a 35 foot parkway, with a 10 foot meandering
trail on the Roberts’ Ranch side of the street section. See Figure 4‐3 for the street
section graphic.

4.2.4 Fry Road
Fry Road is currently a two lane arterial, but is designated to transition down to a two
lane collector from the Alamo Drive Extension and continue east along the southern
border of the site as shown in Figure 4‐1. This road will follow the typical two lane
collector condition as shown in Figure 4‐4, with the exception of the parkway on the
Roberts’ Ranch side of the road, which will continue the 35 foot width and 10 foot
meandering trail from the Alamo Drive Extension section.

CITY OF VACAVILLE
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4.2.5 Undivided Major Collectors and Divided Two Lane Arterials
Major Collectors and Two Lane Arterials establish the main circulatory spines within the
community, and will be designed with high quality landscaping and streetscape
elements (as shown in Chapter 5), as these roads play a major role in the identity of the
community. Housing product along major collectors and two lane arterials will be front‐
facing homes with rear‐loaded garages to create an engaged street scene, with no
masonry walls or driveway cuts as explained in Section 2.3.1 of Chapter 2.
The section for divided two lane arterials is shown in Figure 4‐5a, and the section for
undivided major collectors is shown in Figure 4‐5b. The location of these road sections
in the community is shown on Figure 4‐1. Divided two lane arterials will be comprised of
two 20 foot travel lanes with a 16 foot median. A 10 foot multi‐purpose trail will
meander within a 30 foot parkway on each side of the road as shown in Figure 4‐5a. The
Undivided major collector will have identical parkway and travel lane sections as the
Divided two lane arterial, but will not have a 16 foot median as shown in Figure 4‐5b.

4.2.6 Minor Collectors
Minor collectors are used in areas where there is the potential for traffic volumes higher
than a typical residential street, such as the area surrounding the school site. These
roads are characterized by a 40 foot wide pavement area with a 10 foot parkway on
each side containing a 5 foot curb‐adjacent sidewalk.
Three sections are provided for this road classification. Figure 4‐6a shows the typical
configuration. Figure 4‐6b shows the minor collector road adjacent to the public school
site which uses the entire 10 foot parkway area as a sidewalk to handle the additional
pedestrian traffic, and is denoted by the “B” designation in Figure 4‐1. Figure 4‐6c shows
the condition of the minor collector road adjacent to the linear park, and is denoted by
the “C” designation in Figure 4‐1.

4.2.7 Residential Road
Residential roads will be used in typical neighborhood conditions. They will consist of 36
feet of pavement area with parking on both sides. A 7 foot parkway with a 4.5 foot curb
adjacent sidewalk and landscape complete the 60 foot section. See Figure 4‐7a and
Figure –7b for the section detail.
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4.2.8 Residential Road with Detached Sidewalk
An additional residential road section will be utilized on residential roads that are part of
the green network connecting the parks and trails as shown in Chapter 2. This street
section will have a modified parkway with a curb‐detached sidewalk and a higher level
of landscape treatment, to identify this street as a distinct community linkage. The
primary purpose of this street is to connect the parks located throughout the
community as shown in Chapter 2 in Figure 2‐1. The approximate location of where this
road may occur is shown in Figure 4‐1, but it is understood that the final location may
change during the tract map design process.
The parkway will consist of a 10 foot easement with a 5 foot landscape area and a 5 foot
sidewalk. The sidewalk will become curb‐adjacent at the intersection of driveways to
allow 20 feet of parking in front of garage doors, without blocking the sidewalk. See
Figure 4‐8 for the section detail.

4.2.9 Roundabouts
Roundabouts will be used at key intersections in the project as shown in Figure 4‐1.
Roundabouts are recommended by General Plan policies as they allow traffic to move
more freely at intersections, helping to improve air quality by reducing the amount of
idling vehicles. Clear pedestrian crossings will be identified in the throat leading up to
roundabouts, to allow for safe passage. Roundabouts will be sized during the tentative
map process as appropriate per traffic volumes.

4.2.10 Traffic Circles
Traffic circles will be used at primary intersections where it is desired to allow for free
flowing traffic, but where trip volumes do not require a roundabout. Figure 4‐1 shows
the recommended locations of traffic circles in Roberts’ Ranch.
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4.3 Non‐Vehicular Circulation
Many pedestrian and bicycling circulation options are provided throughout Roberts’
Ranch. All streets will have sidewalks that feed to an overall trail system within the
project. Multi‐purpose trails accommodating bicycles and pedestrians are planned along
Leisure Town Road, Alamo Drive, Fry Road, and within the parkways of divided two lane
arterials and undivided major collector roads. A more extensive trail system within the
active open space area in the eastern portion of the site contains many pedestrian and
cycling pathways. See Figure 4‐9 for the project’s non‐vehicular circulation plan.

4.4 Transit
There are no current transit routes that extend to the Roberts’ Ranch area, but
adequate space is provided within the arterial and major collector street sections to
accommodate future transit stop facilities. In addition, adequate sidewalks and
multipurpose trails provide access to allow easy pedestrian routes to potential transit
stop locations. Three potential locations for future transit stops are noted on Figure 4‐9,
though final locations will be determined in coordination with Public Works. Upon
sufficient potential ridership numbers, the City will review its transit plans for the area
and provide service to the project area.
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5.1 Landscape Character
Every community is an extension of the natural landscape on which it is located. A sense
of place is unique, formed at a personal level and drawn from the following:




Natural features such as climate, vegetation, and the seasons
Interplay of land uses, the built environment, and user experience
Historic precedents of land use and culture

Unified and striking landscapes will provide a context and identity for Roberts’ Ranch. A
successful landscape must be appropriate to the site conditions, uses and expectations
of residents and meet clear goals for sustainability. Exploring the landscape character
provides vision and guidance for developing high quality public spaces, cohesive design,
and personal interaction in all areas of Roberts’ Ranch; allowing designers to find
creative solutions, and assuring decision makers that the important measures of
resource conservation, cost containment, and community standards will be met.
Roberts’ Ranch is Mediterranean in climate with cool, ocean‐influenced winters and
warm, dry summers. With a backdrop of orderly, productive agricultural lands and
adjacent to the Vacaville Urban Growth Boundary, strong patterns to draw from in
design include gracious parklands, neighborhood greens, recreation opportunities,
monuments and landmarks, interconnecting trails, encounters with nature, and
comfortable residential and streetscapes. Landscapes at Roberts’ Ranch shall be
interrelated, without strong boundaries or transitions, reflecting the standards provided
in this Specific Plan.

CITY OF VACAVILLE
5‐2

Chapter 5 | LANDSCAPE GUIDELINES

5.2 Community Landscape Guidelines
The following guidelines establish standards for the functional and visual character of
public landscapes to be established at Roberts’ Ranch.
The landscape at Roberts’ Ranch shall reinforce the hierarchy of entries, major streets,
focal points, community greenspace, trails, and neighborhood enclaves. Repeated use of
massed plant materials and complementary plant communities shall establish a unique
visual setting at Roberts’ Ranch. The street hierarchy shall take precedent when
designing streets that separate land uses.
While ownerships and maintenance areas shall have clear delineations between them
such as concrete mow curbs, plant materials shall soften edges and views between land
uses, and create comfortable and memorable outdoor spaces for the residents of
Roberts’ Ranch.
Water efficient landscape will define this project. Large expanses of turf in areas less
than 12 feet in width are discouraged. No planting areas less than 2 feet in width shall
be allowed. Plant materials shall be climate adapted, such as herbaceous shrubs,
succulents, and ornament grasses, seasonally interesting, and complementary to the
built environment. Plant materials shall be grouped according to hydrozones,
characterized by similar water needs, solar exposure, and maintenance needs of a plant
group.
Thematic plant lists shall be developed for entries, neighborhood stroller parks, public
art locations, and interpretive sites. See Section 5.7 for Community Landscape plant list.

5.2.1 Streetscapes: Leisure Town Road/Jepson Parkway
Leisure Town Road shall follow the recommendations for urban residential landscape
found in the Jepson Parkway Concept Plan, providing ample landscape, noise, and visual
buffers to adjacent portions of Roberts’ Ranch. Planting shall be a formal canopy of
street trees designed to shade from the afternoon sun with masses of ornamental
grasses as an understory. Accent trees and massed groups of low maintenance, water
efficient shrubs and perennials shall highlight intersections, trail connections, and rest
areas. Signage and landmarks shall be consistent with the Jepson Parkway Road
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Widening Project to help unify the Parkway. Special provisions such as irrigation zoning
and tree placement shall consider the ultimate build‐out and location of right‐of‐way at
Leisure Town Road.

5.2.2 Streetscapes: Fry Road/Alamo Drive Extension
Landscape at Fry Road and Alamo Drive Extension shall reflect its original, rural use with
blocks of columnar deciduous trees, alternating with single rows of large spreading
canopy trees to evoke historic hedgerow plantings. Low maintenance, water efficient
groundcovers and grasses shall form the understory, with banks of evergreen, flowering
shrubs serving as a backdrop to the boundaries of Roberts’ Ranch.

5.2.3 Streetscapes: Major Collector/Two Lane Arterial
1. Major collectors and two lane arterials shall be framed and shaded by double
rows of large deciduous canopy trees, with species planted in alternating blocks
rather than mixed groves. Approaches to intersections on these streets will be
indicated by blocks of columnar deciduous trees. Block plantings of deciduous
canopy trees and massed plantings of flowering shrubs in medians, and where
separated paths are more than 8 feet from curb, will provide visual interest to
drivers and limit tree canopy growth over roadways.
2. Major collectors and two lane arterials shall be landscaped with evergreen,
water efficient, low maintenance shrubs and groundcovers. Flowering shrubs
and perennials shall be limited to intersections and median ends to visually
accent those locations. Where the parkway is 20 feet wide or more, a
landscaped swale to promote rainfall and runoff infiltration is encouraged. Turf
shall be used only for maximum effect in areas no less than 10 feet in width, to
create a usable open space near residential entries where possible. Turf at
curbside locations shall not be allowed.
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5.2.4 Streetscapes: Minor Collectors
1. Minor collectors shall be framed and shaded by mixed groves of large evergreen
canopy trees, with species planted in a meandering way to respond to street
and trail layout, and the built environment. Small evergreen trees shall reinforce
the planting of similar trees at adjacent residential development. Approaches to
intersections on minor collectors will be indicated by groupings of flowering
deciduous trees.
2. Minor collectors shall be landscaped with evergreen, water efficient, low
maintenance shrubs and groundcovers. Flowering shrubs and perennials shall
be limited to intersection approaches to accent those locations. Where the
parkway is 20 feet wide or more, a landscaped swale with spreading, grass‐like
species that promote storm water infiltration is encouraged. Turf shall be used
only for maximum effect, in areas no less than 10 feet in width, and near
residential entries where possible. Turf at curbside locations shall not be
allowed.

5.2.5 Streetscapes: Residential Roads
1. Residential roads with attached sidewalks shall have landscape that blends with
the adjacent neighborhood themes, materials, and styles. Residential roads with
detached sidewalks shall have 5 foot meandering paths, street trees, and
landscapes that are composed of water efficient evergreen sub‐shrubs (less
than 3 feet height), ornamental grasses, and flowering perennials.
2. No tree planting shall occur in planters 2 feet or less in width, or within 3 feet of
driveway transitions. No planting shall occur within 18” of walks, curbs or
residential entry walks.
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5.2.6 Open Space/Agricultural Buffer
1. Open space and agricultural buffer areas shall be designed in accordance with
the Parks Master Plan attached in as Appendix E.

5.2.7 Stroller Parks
1. Stroller Parks shall be designed in accordance with the Parks Master Plan
attached as Appendix E.

5.2.8 Open Space Trails
1. Open space trails shall be designed in accordance with the Parks Master Plan
attached as Appendix E.

5.2.9 Signage/Way Finding
1. Signage and way finding shall be designed in accordance with the Parks Master
Plan attached as Appendix E.

5.2.10 Street and Open Space Furniture
1. Street and open space furniture shall be designed in accordance with the Parks
Master Plan attached as Appendix E

5.2.11 Lighting
1. Street lighting at Roberts’ Ranch shall be compatible with the road design and
landscape of each road segment and meet the standards of the City of Vacaville.
Lighting shall contribute to the safety and visual continuity of the street scene.
Recognizing the differing lighting needs of major streets, residential streets, and
open space uses, light fixtures shall be similar in style and material throughout
Roberts’ Ranch.
2. Lighting at Leisure Town Road/Fry Road/Alamo Drive Extension shall be
compatible with the Jepson Parkway Concept Plan.
3. Lighting at collector streets and two lane arterials shall reinforce community
character with the City standard “tear drop” lighting fixture.
4. Lighting at all other in tract streets shall enhance architecture styles with the
City standard decorative “acorn” post top luminaire, and shielded to keep glare
from adjacent homes.

CITY OF VACAVILLE
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5.3 Neighborhood Landscape Guidelines
5.3.1 Development Standards
1. Development standards for neighborhood landscapes shall apply to front and
side yard areas, detail how community themes are portrayed, architecture
styles and building layout are reinforced, and utility setbacks and safety
concerns are addressed. Development standards shall require all landscape and
irrigation to conform to City of Vacaville Water Efficient Landscape Regulations.
All unpaved areas at neighborhood landscapes shall be landscaped and
irrigated. Fallow areas or inert groundcover shall not be allowed. Development
standards shall include recommendations for maintenance practices for the
proposed landscape.

5.3.2 Neighborhood Landscapes at Residential Low Density

example of landscape calculation
Landscape Areas: Typical
in‐line 70 x 115 Lot

Area
(includes
P.U.E.)

%

Driveway, entry walk paving

846 sq. ft.

47

Water Efficient landscape

660 sq. ft.

37

Turf

282 sq. ft.

16

Frontyard landscape total

1787 sq. ft

100

1. Landscapes at residential low density neighborhoods shall include a variety of
plant materials including water efficient shrubs, trees, and groundcovers. Front
and side yards shall be landscaped using similar materials and groupings to
create a consistent streetscape. Evergreen screening shrubs shall be used as a
buffer between residences and driveways in areas greater than 8 feet.
2. One hundred percent of permeable area in front and street side yards shall be
landscaped, and 30% of landscaped area may be turf. See example at right as to
how this is calculated.
3. Deciduous shade producing trees shall be planted an average of 40 feet on
center when no obstructions (e.g. walks, utility vaults) are present in an effort to
provide a significant shade canopy. Flowering or columnar accent trees shall be
planted to reinforce architectural and fencing elements in planters not less than
4 feet in width. Evergreen shade trees are discouraged to allow for winter sun
exposure.
4. All neighborhood landscapes shall use sub‐surface irrigation, low‐flow nozzles,
and emitters and be equipped with weather sensitive irrigation controllers.
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5.3.3 Neighborhood Landscapes at Residential Low/Medium
Density
1. Landscapes at residential low/medium density neighborhoods shall include a
variety of plant materials including water efficient shrubs, trees, and
groundcovers. Front and side yards shall be landscaped using similar materials
and groupings to create a consistent streetscape. Evergreen screening shrubs
shall not be used between residences.
2. One hundred percent of permeable area in front and side yards shall be
landscaped, and 50% of the landscaped area may be turf. See calculation
example on previous page.
3. Deciduous shade producing trees shall be planted at least every 30 linear feet
when no obstructions are present, or one per lot. Evergreen shade trees are
discouraged to allow for winter sun exposure.
4. All landscape areas shall maximize the use of sub‐surface irrigation, high
efficiency nozzles and emitters, and be equipped with weather based irrigation
controller.

5.3.4 Neighborhood Landscapes at Frontage Overlay Zone
1. A maintenance association or other entity will be joined or created for
landscape maintenance surrounding homes within the frontage overlay zone, as
noted in Section 2.3.1, to ensure consistent landscape treatment for this
condition. Prior to issuance of a certificate of occupancy for a residence, a
method for the permanent maintenance of the front yard shall be established
(e.g. a maintenance association). See Figure 5‐1 for details.
2. Landscapes at residential frontage overlay districts shall include repeating
masses of evergreen sub‐shrubs, non‐woody perennials, and grasses. Where
architecture creates pockets larger than 6 feet, small evergreen accent trees
shall be planted to reduce the mass of the building façade.
3. Landscapes at frontage entries shall consist of medium water use, flowering
perennials and shrubs focused on residential entries, and contrast with
landscape materials used at adjacent streetscape.
4. At walls or patios, use of non‐woody plant materials is encouraged to reduce
maintenance and conflicts with structures.

CITY OF VACAVILLE
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5. Where the access walk to residences creates space 2 feet or less, landscape
materials shall be non‐woody and size appropriate (mature size shall not
overgrow walks and walls).
6. Permanent, concrete mow strips shall separate public landscapes from
neighborhood landscapes where a fence, wall, or walk does not form a
separation.
7. Landscapes at residential streets shall consist of low water use, dense,
evergreen perennials and shrubs reinforcing the architecture of private spaces
and vehicular paving. No turf shall be allowed.

5.3.5 Trellises, Screening, Paving at Neighborhood Landscapes
1. Trellises, screens, and paving accents that create additional interests, screening,
and reinforce architectural themes at residential neighborhoods, are
encouraged.
2. Matched precipitation, mini‐rotor type spray heads are required at all turf, large
groundcover areas and areas of predominantly native grass cover.

CITY OF VACAVILLE
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5.4 Monumentation
Monumentation shall be designed in accordance with the Monumentation Guidelines
attached as Appendix F.

5.5 Walls and Fences
The following guidelines apply to walls and fences required at intersections of private
property, differing land uses, and the boundaries of Roberts’ Ranch. Walls and fences
shall be constructed to achieve City of Vacaville line of sight standards. Well detailed
and constructed wood and steel fences are encouraged where conditions require
fencing for privacy and safety. Neutral color, penetrating stain of cedar or redwood, and
fabrication with metal screws, is required for any wood construction visible from public
areas. Painted wood fences shall not be allowed.
The form, materials, and finishes for walls and fences shown in Figure 5‐3a, portray how
themes will be established at adjoining uses consistent throughout the community.

5.5.1 Public to Public conditions
1. Where two public land uses adjoin (example: Railroad right‐of‐way and active
open space) and a separation is required, a steel T‐post and three strand
smooth wire fence no taller than 48” shall be used. The boundary between
detention basin and active open space shall remain unfenced.

5.5.2 Public to Private conditions
1. Where residential lots occur at existing perimeter streets bounding Roberts’
Ranch such as Leisure Town, Alamo, or Fry Road, a decorative masonry wall 6
feet in height, shall be installed; a height of 8 feet shall occur at Leisure Town
Road. Decorative masonry wall shall mean split face or stone faced with a pre‐
cast cap, and shall be designed to maintain visual interest. Decorative pilasters
with stone or plaster veneer should anchor wall ends, changes in direction, or
provide breaks in the wall as necessary for appropriate wall design. Masonry
walls at public to private conditions shall be located entirely on public land. See
Figure 5‐4a.
2. Where private yards side onto or back to public roads within the community, a 6
foot high enhanced wood wall will be used. See Figure 5‐4b for details.
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3. Where public land uses and private land uses adjoin at residential front yards,
(example: transition from residential street to stroller park) a tube steel fence
with top rail, minimum 5 feet in height, shall mark the transition from solid
wood wing fence or masonry wall to within 5 feet from back of walk. The fence
shall have a durable, dark colored finish. See Figure 5‐4d.
4. Where private homes side onto stroller parks, a precast pier and panel fence
will be located entirely on public land to provide a more durable separation
between public and private uses. See Figures 5‐3b and 5‐3c for plan view
conditions and Figure 5‐4e for an example photograph.
5. Homes fronting onto the major collector or two lane arterial within the frontage
overlay zone as described in Section 2.3.1, will have a unique wall situation in
their rear yards, as these homes will have entries on both the front and rear as
described in Section 6.4.12. Wall heights will range from 4 feet to 5 feet
depending on the relationship of the pad grade to the sidewalk elevation, in
order to maintain about a 5 foot height separation from the sidewalk. These
walls will consist of a concrete masonry core with a stucco surface. The wall
color should be a light, neutral base, and match the main house color where
possible. The landscape will be designed to screen the wall over time as shown
in Figure 5‐4f. See the plan view graphic of this scenario in Figure 5‐1 for more
detail.

CITY OF VACAVILLE
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5.5.3 Private to Private conditions
Where private land uses adjoin (example: residential lots) and a separation is required, a
wood fence with cap and overlapping boards shall be installed. The fence shall appear
the same from both sides. These fences shall be stained and sealed with a neutral color,
penetrating transparent stain. Side yard wing fences shall return to architecture at a
well‐defined niche, pop‐out, or other feature. Details such as curved gate tops, lattice
view panels, trellises, and arbors are encouraged. See Figure 5‐4c.
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5.6 Irrigation and Water Use Guidelines
5.6.1 Source Standards
1. The irrigation supply for public areas of Roberts’ Ranch is anticipated to be
recycled. All supply lines, valves, and sprinkler heads are required to be marked
as such, and public landscapes signed to indicate the use of recycled water.
2. Planting design for public areas of Roberts’ Ranch should account for the
chemical and nutrient composition of recycled water.

5.6.2 Hydrozones and Microclimates
3. Plant materials shall be grouped according to the hydrozone they are placed in
with similar water needs, solar exposure, and maintenance needs of a plant
group.
4. Plantings of shade tolerant or moderate water use plants shall be limited to
protected micro‐climates created by the built environment, walls, entries,
neighborhood stroller parks, public art installations, and interpretive sites.
5. Drip or sub‐surface irrigation is required at street adjacent landscapes, tree and
evergreen shrub planting, areas 8 feet or less in width, sloping conditions, and
within 3 feet of fences, walls, and structures.

5.6.3 Water Use Ordinances
1. All landscape design, materials, submittals and testing must comply with the
Vacaville Model Water Efficient Landscape Ordinance (MWELO).

5.7 Community Landscape plant list
5.7.1 Monumentation and Entries
Planting at Monumentation and Entries shall be used to create context and reinforce
the themes and materials they frame using massing, seasonal color, and vertical size.
See Table 5‐1 for examples of recommended varieties.

CITY OF VACAVILLE
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Table 5‐1 Monuments and Entries Recommended Plant List
Trees
Gingko Sentry
Liriodendron fastigatum
Acer Autumn Blaze
Carpinus fastigiata
Cotinus Grace

Shrubs and Perennials
Anigozanthos flavidus
Hemerocallis Terra Cotta
Heteromeles arbutifolia
Dodonaea viscosa
Ilex Green Lustre
Phormium Sundowner
Rosa White Carpet
Viburnum Spring Bouquet

Groundcovers and Grasses
Arctostaphylos Emerald Carpet
Muehlenbeckia axillaris
Miscanthus Cosmopolitan

5.7.2 Leisure Town Road, Alamo Drive Extension, Fry Road
Planting at Leisure Town/Alamo Drive/Fry Road shall be used to create colonnades of
shade trees and simple groundcovers, alternating with open, sun‐loving plantings that
soften the effects of traffic and development, provide year‐round greenery, and are low
maintenance. See Table 5‐2 for examples of recommended varieties.
Table 5‐2 Leisure Town Road/Alamo Drive/Fry Road Recommended Plant List
Trees
Shrubs and Perennials
Acer macrophyllum
Arctostaphylos Howard McMinn
Cotinus Grace
Dietes Lemondrop
Nyssa sylvatica
Heteromeles arbutifolia
Olea Swan Hill
Leonotis leonurus
Phlomis fruticosa
Phormium Tricolor
Rhamnus San Bruno
Rosmarinus Tuscan Blue

Groundcovers and Grasses
Anemanthele Autumn Tints
Baccharis Pigeon Point
Carex divulsa
Calamagrostis Karl Foerster
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5.7.3 Major Collectors/Two Lane Arterials
Planting at Major Collectors and Two Lane Arterials, including roundabouts and traffic
circles, shall create a consistent visual setting for drivers and pedestrians using masses
of grasses and low shrubs, with flowering trees and shrubs concentrated in medians and
at intersections. See Table 5‐3 for examples of recommended varieties.
Table 5‐3 Major Collectors/Two Lane Arterials Recommended Plant List
Trees
Shrubs and Perennials
Cercis Oklahoma
Artemisia Powis Castle
Lagerstroemia Tuscarora
Callistemon Little John
Quercus lobata
Grevillea rosmarinifolia dwarf form
Zelkova serrata
Teuchrium compactum
Olea montra
Rosa Apricot Carpet
Hesperaloe species
Yucca Color Guard
Punica nana
Leuchophyllum frutescens

Groundcovers and Grasses
Helictotrichon sempervirens
Myoporum Pacifica
Juncus Elk Blue
Pennisetum rubrum
Tulbagia Silver Stripe
Lippia nodifolia “Kurapia”

5.7.4 Minor Collectors
Planting at Minor Collectors shall be scaled to create a transition to residential streets
and private landscapes, providing diverse and colorful groupings and accents. See Table
5‐4 for examples of recommended varieties.
Table 5‐4 Minor Collectors Recommended Plant List
Trees
Shrubs and Perennials
Groundcovers and Grasses
Acer Autumn Blaze
Abelia Kaleidoscope
Juniperus Blue chip
Lagerstroemia Natchez
Coleonema Sunset Gold
Hypericum calycinum
Pistachia chinensis
Hesperaloe parvifolia
Tilia cordata
Limonium perezii
Leucodendron Winter Red
Nepeta superba
Pittosporum Golfball
Salvia mexicana
CITY OF VACAVILLE
5‐22

Chapter 5 | LANDSCAPE GUIDELINES

5.7.5 Residential Streets and Neighborhood Landscapes
Planting at Residential Streets and private Neighborhood Landscapes shall be scaled to
the adjacent residences and suited to smaller spaces and more regular maintenance.
Accent trees shall be located to create an understory to the street tree program. See
Table 5‐5 for examples of recommended varieties.
Table 5‐5 Residential Streets and Neighborhoods Recommended Plant List
Trees
Shrubs and Perennials
Acer buergerianum
Coleonema alba
Arbutus marina
Choysia Sundance
Gingko Sentry
Cordyline Festival
Laurus saratoga
Heuchera Purple Palace
Prunus Krauter vesuvius
Loropetalum Purple Diamond
Sophora japonica
Myrtus variegata
Tilia cordata
Nandina murakasi
Zelkova serrata
Prunus caroliniana
Phormium Maori Queen
Punica nana
Rosa White Carpet
Teuchrim lucidrys
Viburnum Spring Bouquet

Groundcovers and Grasses
Convolvulus mauritanicus
Erigeron karvinskianus
Jasminum asiaticum
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6.1 Introduction
Three vision statements from the introduction of the General Plan read as follows:




foster community‐oriented neighborhoods that are diverse, attractive, safe,
walkable, and affordable
ensure that development adheres to basic principles of high quality design
promote the health of its residents by providing a safe environment and
increased opportunities for physical activity

In order to realize these and other General Plan vision statements for new development,
it is important to have a set of guidelines that ensure that the vision of the City and of
the community is achieved through high quality, cohesive design throughout all areas of
the project. The design guidelines listed in this chapter are not a set of rigid
requirements, but rather a collection of suggestions and ideas that when implemented,
will make Roberts’ Ranch a distinct community. The word “shall” is used in some
guidelines, which indicate a requirement for the project. The ultimate goal of this
section is to provide enough direction for designers and decision makers to realize the
vision and goals of the project, while allowing for a range of flexibility to encourage
creativity in design solutions.
The design guidelines are divided into three sections: community‐wide guidelines,
architectural style, and residential guidelines. Many of the guidelines may inevitably
overlap, which is a result of the interrelationships between all aspects of design within
the community, and the intent of creating one cohesive project. These guidelines
augment and reinforce the development standards provided in Chapter 3.

CITY OF VACAVILLE
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6.2 Community‐Wide Design Guidelines
The following guidelines apply to the public areas within Roberts’ Ranch. Creating a
consistent theme and quality of design in the public realm of the project is imperative in
order to create a strong sense of community, and set Roberts’ Ranch off as a place of
distinction. From the main entry monumentation to the parkways and parks, it should
be clear to residents and visitors as they move through the project, that they are in
Roberts’ Ranch. The community structure plan shown in Figure 6‐1 portrays how the
public areas throughout the project work together to establish the overall framework
for the community.

6.2.1 Monumentation and Project Signage
1. Monumentation and signage throughout the project shall have a consistent
design theme in materials and color palette to create a unified aesthetic for the
community.
2. A hierarchy of signage in size and scale should be utilized to designate areas of
significance such as main entries, and areas that can be more understated such
as park entries. See Figure 6‐1 for the suggested hierarchy of monumentation
and signage.
3. Distinctive monumentation should be incorporated into the center island of the
main roundabout to establish character at the heart of the community.

6.2.2 Streetscapes/Parkways

example of distinctive monumentation in traffic
circle

1. Streetscapes throughout the project should be designed using consistent
elements such as landscaping, street furniture, lighting, and signage to create a
unified aesthetic. Street trees shall be selected to create a significant shade
canopy as the trees mature.
2. Parkways should be appropriately scaled according to the street hierarchy.
3. Decorative paving should be used at significant intersections and important
pedestrian crossings.
4. Traffic calming devices such as pedestrian refuge islands at traffic circles and
roundabouts should be employed in areas of high pedestrian activity and
adjacent to neighborhoods to promote a pedestrian‐friendly environment, and
to support good street design by eliminating the need for speed bumps or other
undesirable design solutions.
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5. Homes along major collectors and two lane arterials should front onto the street
to provide a dynamic streetscape, and should not be separated by walls.

6.2.3 Community Walls and Fences
1. Walls and fences should be incorporated into the design of the community using
similar natural materials and details consistent with the architectural character
of the project.
2. Walls and fences should be used to provide screening, privacy, and visual
enhancement as appropriate for the community.
3. See Figure 5‐3a in Chapter 5 for wall locations within Roberts’ Ranch.

6.2.4 Parks and Open Space
1. Smaller scaled parks should be integrated throughout the residential areas of
Roberts’ Ranch with a variety of spaces and elements in each park to meet the
needs of individuals in the community. See Figure 6‐1.
2. The agricultural buffer and open space area on the east side of the project
should incorporate a variety of active and passive uses on a larger scale within
the open space area as allowed per the development standards—this space will
be connected to a regional system of parks and trails, offering access to more
active uses as shown in Chapter 5.
3. Linkages from the residential portion of the community to the agricultural example of a small scaled neighborhood park
buffer area and open space area should contain signage and monumentation to
create distinction and an identity for Roberts’ Ranch, and to help separate the
more public buffer from the more private community.
4. Parks and open space areas should be designed to accommodate the needs of
differing ages and physical abilities.
5. Structures within parks and open space should exhibit a high level of quality and
design on all visible sides of the structure.
6. Benches, lighting, trash receptacles, and other community elements should be
consistently themed with the architectural character of the community.
7. Further details regarding parks and open space can be found in Chapter 5.
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6.2.5 Pedestrian and Bicycle Connectivity
1. Trails and sidewalks should be integrated throughout the community to
promote a healthy lifestyle and connectivity to community parks, open spaces,
and school.
2. Bike racks should be placed in parks, playgrounds, open scape areas, and
schools to allow cyclists to safely secure their bikes.
3. Trails and sidewalks should have clear signage and be well lit.

6.2.6 Community Facilities
1. All community facilities throughout the project in parks and open space areas
shall be designed in the same architectural character as the rest of the
community according to their function.
2. Trash receptacles as part of community facilities should be clearly visible, and
placed in areas of high traffic to encourage their use.

6.2.7 Sustainable Design
1. Development in the community is encouraged to incorporate sustainable design
practices and green design strategies where feasible.
2. Accommodate pedestrians, bicycles, electric vehicles, and other alternatives
modes of transportation by linking trail systems with parks, open spaces,
residential, commercial, and schools.
3. Ensure bike trails connect with Citywide Bikeway Plan to provide a bike to work
option.
4. Provide convenient pedestrian access to transit stops adjacent to the site.
5. Utilize existing drainage corridors on the site where possible and incorporate
them into the overall grading and drainage design.
6. Where possible and consistent with City standards, minimize the amount of
water run‐off through the use of open swales, rain gardens, permeable paving,
and other similar methods.
7. Limit the use of landscaped turf areas and use drought‐tolerant and native
species with drip irrigation systems in public landscape areas.
8. Consider placing large deciduous trees next to buildings to provide cooling in
the summer and additional heat from the sun in the winter.
9. Refer to the Energy and Conservation Action Strategy Plan for further
sustainable design measures.
CITY OF VACAVILLE
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6.2.8 Landscape and Lighting
1. By using appropriate scale, massing, and composition, community landscape
should define different land uses and reflect both the regional setting and
historic context of Vacaville.
2. Community lighting within Roberts’ Ranch shall provide a safe and pleasant
visual environment, be energy effective, and respond with varying intensity to
different land uses and street conditions.
3. See Chapter 5 for further community landscape and lighting guidelines.
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6.3 Architectural Style
Maintaining the unique character of Vacaville by preserving its historic and cultural
resources is one of the main vision statements in the General Plan. Roberts’ Ranch
intends to uphold the essence of Vacaville by incorporating the architectural character
of the homes in the historic downtown and the styles that embody the history of the
City and the American West.
Each project shall include at least one of the architectural styles showcased in Figures 6‐
3 through 6‐9. These styles were chosen as they are rooted in the culture and history of
the City as per the vision of the General Plan and will provide a diversity of architectural
character throughout the community. Each Village is encouraged to include at least
three of these styles.
Descriptions and photographs accompany each style to provide design options and
ideas for builders, and to provide the City a basis from which to evaluate proposed
designs. Any hybrid of the proposed architectural styles or any new styles that
complement the history and culture of Vacaville may be considered and approved
through the City’s Design Review and Planned Development Process. The City of
Vacaville uses a set of single family design standards which are amended from time to
time, and may be consulted during the Design Review and Planned Development
Process. Attention to detail, use of high quality materials, and timeless character should
be defining factors of the architecture within Roberts’ Ranch.
The following is the list of preferred architectural styles for Roberts’ Ranch:


American Traditional



Farmhouse



Craftsman/Bungalow



European Cottage



California Ranch House



Spanish Colonial



Contemporary

CITY OF VACAVILLE
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6.4 Residential Design Guidelines
6.4.1 Neighborhood Design
1. Residential Buildings should face onto streets, parks, and open space to activate
those areas and create more pedestrian‐friendly streetscapes and public spaces.
2. Design active, indoor living spaces and outdoor porches and patios in the front
of the house to promote eyes on the street and the proposed parks. This will
provide added safety for the community.
3. The garage should not be the dominant feature of the building façade along the
street. Garages should be setback from the main façade of the house.
4. Residential projects should incorporate stroller parks and open spaces in the
site plan design.
5. Residential site plans should be designed to create views of parks and
amenities.
6. On‐street parking is encouraged where possible to provide a safety barrier
between vehicles on the street and pedestrians on the sidewalk. See Chapter 4
for street sections that allow on‐street parking.
7. Sidewalks systems within residential communities should provide access to the
overall community trail system.

6.4.2 Architectural Character
1. The massing, character, and detailing of the architectural style should coincide
with the architectural character details set forth in Section 6.3 of this chapter.
2. Architectural styles should be appropriately scaled and proportioned to the
respective building typology.
3. Architectural features appropriate to the vernacular of the style should be an
integral part of the building form and not appear to be added in a cheap,
inauthentic manner.
4. Box‐like designs are discouraged. Details appropriate to the architectural style,
projections, and changes in rooflines will create a varied experience and
enhance the look of the neighborhood.
5. Corner buildings in residential communities should have additional detailing to
provide an enhanced appearance at visually prominent locations.

CITY OF VACAVILLE
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6.4.3 Trash Receptacles
1. Trash receptacles should be stored in areas completely screened from public
view.

6.4.4 Variety and Aesthetic Quality

architectural variety along the street

1. Elements such as porches, roofed porte‐cocheres, and gabled projections should
be incorporated into the façade of buildings to provide pedestrian scale and
variety.
2. Entry features such as gates, trellises, and arbors should be used to vary the
street scene in the neighborhood.
3. A mix of one and two story elements as appropriate to the architectural style is
encouraged to provide a variety of massing options.
4. Homes along the same street should have varying second floor footprint sizes to
avoid the same massing along the street.
5. Adjacent homes of the same architectural style should not have the same
elevation and color palette.
6. Create variety in building masses by using horizontal and vertical offsets.
7. A mix of materials appropriate to the architectural style shall be used to avoid
one material dominating an entire building.

6.4.5 Roofs
1. Articulated and varied rooflines of one and two stories with multiple wings and
intersecting smaller roof elements are encouraged to break up the massing.
2. To lower the perceived height and breakup the building mass along the front
setback line, second floor living spaces are encouraged to be placed within the
first floor roof form using dormer windows.
3. Roof materials, colors, and treatments should be appropriately detailed per the
architectural style and building form.
4. Roof forms between different plans should vary their orientation by alternating
between front to rear and side to side pitches, and incorporating gables, hips,
and single story elements.
5. Overly complex or distracting roof forms are discouraged.

articulated roof lines break up the massing
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6.4.6 Garages
1. Garages should be recessed on the front building elevation so as not be the
dominant feature.
2. Garage door appearance should be varied within each architectural style by
using several door patterns, window patterns, and appropriate architectural
details.
3. The use of alternative garage entry types such as staggered garages, side‐entry
garages, and rear‐loaded garages are encouraged to break up the appearance of
garages along the street.
4. Garage doors should be inset from the face of the garage where architecturally
appropriate.
5. Three car garages should have offsets and appropriate detailing to vary the
garage front.
6. Three car garages should not have a solid concrete driveway for the entire width
of all 3 doors. Driveway should neck down or be softened by landscaping to
reduce the amount of paving.
7. Landscape pockets at the base of garage doors are encouraged to soften the
appearance of garages.
8. Articulation around garages doors with elements such as trellises, trim detail,
and architectural projections, is encouraged to help recess the appearance of
the door. These projections may encroach 2 feet into the front yard setback as
stated in section 3.6.3 of this document.
9. All garages shall include a dedicated circuit that could accommodate an electric
vehicle charger.

3‐car garage driveway narrows down at street

articulation will recess appearance of garage door
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6.4.7 Colors and Materials
1. Color and material choices should be appropriate with the architectural
character of the building.
2. Each elevation should use a minimum of three colors: one field color, one trim
color, and two or three accent colors.
3. Accent materials should “wrap” around the front elevation and terminate at
inside corners or other architectural feature in the building façade.
4. Materials, colors, and details should be used to enrich building character with
durable, high quality finishes.

6.4.8 Doors, Windows, and Entries

the home entry should be the focal point

1. The home entry should be the focal point of the front elevation.
2. Recessed windows are encouraged as appropriate to the architectural style of
the building.
3. Style‐appropriate detailing around windows are encouraged as appropriate to
the architectural style of the building, especially for windows on rear elevations
visible from Leisure Town Road, Alamo Drive, and Fry Road.
4. Direct alignment of windows between homes should be avoided.
5. Elevations within the same community should include differing window
treatments and styles to provide variety

6.4.9 Outdoor Spaces
1. The use of covered outdoor rooms (California Rooms) is encouraged to be
integrated into the floor plans of homes to promote an indoor/outdoor
experience—provisions for setbacks relating to outdoor, covered patios are
included in Table 3.1 Building Standards.
2. Front porches are encouraged to be an integral part of the overall front façade
of the building—front porches should be designed with an adequate depth to
allow it to be a usable feature.
3. Wrap‐around front porches are encouraged on corner lot conditions.

the use of covered outdoor rooms is encouraged
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6.4.10 Environmental Considerations
1. Architects are encouraged to use sustainable design practices including roof‐
integrated solar panels, large roof overhangs, rain gardens and cisterns, grey
water systems, and energy‐efficient appliances, consistent with state and local
laws.
2. Consider solar orientation in architectural design and utilize landscaping,
prevailing winds, shade, and sun screens to minimize solar heat in the summer
and maximize solar heat gain in the winter.
3. Shaded courtyards and outdoor rooms are encouraged to promote air flow
within buildings and reduce the need for air‐conditioning.
4. Each project shall identify the measures in the Energy and Conservation Action
Strategy Plan incorporated into the project design. Mitigation measures
applicable to Roberts’ Ranch are provided in Appendix C. During the Design
Review process for each home design application, the City shall confirm
compliance with measures incorporated into the City’s Energy & Conservation
Action Strategy (ECAS), through use of a checklist identifying the residential
design measures feasible for residential structures.

6.4.11 Exterior Lighting
1. Outdoor light sources should be concealed and concentrated where the lighting
fixture is not a focal point of the design.
2. Lighting along walkways and on walls should be focused downward to avoid
glare.
3. Wall‐mounted lighting fixtures should be appropriate to the architectural style
of the dwelling.

exterior lighting appropriate to architectural style
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6.4.12 Frontage Zone Housing
1. Homes within the frontage overlay zone described in Section 2.3.1 that front
along the Major North/South Collector and Two Lane Arterial, shall be designed
with the main elevation and front door facing the Major Collector/Two Lane
Collector in an effort to provide expansive viewsheds and create the appearance
of manor style homes along the major corridors.
2. Car access to the garage shall be off the residential road as shown on the
graphic at left; no driveway cuts will occur on the Major North/South Collector
and Two Lane Arterial.
3. A secondary entry at the “rear” of the property will also be provided with clear
access off the driveway as shown in the graphic on the left.
4. Frontage zone homes shall therefore be designed with enhanced elevations on
both the front and rear of the homes.
5. The main entry to the home will be accessed in pairs off the community trail
within the public right of way as shown on the graphic on the left. Intermittent
breaks between frontage homes should be provided to allow access between
the community trail and residential road, as illustrated in the photo at the lower
left.
6. Corner home architecture within the frontage zone should be given special
consideration by bringing high quality materials onto the exposed side
elevation, and engaging the street with a corner front porch.
7. See Section 5.3.4 for landscape guidelines within frontage zones.
8. See Section 5.5.2 for the rear yard “courtyard” style wall guidelines for homes
fronting along the Major North/South Collector and Two Lane Arterial.

breaks between buildings link trail and road

frontage zone housing provides expansive views along major project corridors
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7.1 Introduction
This section of the Specific Plan provides both general and specific guidelines for the
development of future infrastructure facilities necessary to serve the Roberts’ Ranch
development area. The infrastructure facilities covered in this section include water
distribution (potable and non‐potable), sanitary sewer collection, storm drainage and
detention, gas, electric, telephone, and cable TV.
This section’s specific purpose is to achieve the following:
1. Ensure that the project incorporates adequate water and sewer facilities to
meet the needs of the Roberts’ Ranch area.
2. Use non‐potable water in Roberts’ Ranch to reduce demand for potable water.
3. Utilize the existing detention basin constructed by the Brighton Landing
development to mitigate for increased run‐off due to development.
4. Present preliminary fundamentals of primary utility components. Final pipe sizes
will be based on computer modeling using project specific and/or City wide
models maintained by the Utilities Department and funded by the developers
and will be subject to the approval by the Director of Utilities prior to design
approval. On‐site piping and utility facilities shall be sized to accommodate only
the development in the Specific Plan area.
5. Identify off‐site improvements which are necessary to serve the project.
6. Identify and discuss impacts to adjoining properties, both existing and future.
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7.2 Water Supply
7.2.1 Potable Water Supply

Figure 7‐1 Proposed Water Distribution

Figure 7‐1 shows the Proposed Water Distribution System with existing and proposed
water line sizes. In general, Leisure Town Road and Fry Road will have a primary water
transmission main. The water main in Leisure Town Road will be relocated by the City of
Vacaville Jepson Parkway project. An 18” transmission water main will be installed
within Fry Road which will extend from Leisure Town Road east to a proposed future
well site installation of the 18” transmission main may be eligible for reimbursement
through development impact fees. An additional primary water main will connect from
Fry Road northerly within the enhanced two lane minor arterial roadway, connecting to
the Brighton Landing development. Additionally, a primary water main will be located
within Marshall Road from Leisure Town Road easterly across the enhanced minor
arterial following the southern and eastern boundary of the proposed school site,
connecting to the 12” water main within the Brighton Landing development. All other
streets will contain an 8” or 12” water line with domestic services and fire hydrants as
required serving the development.
Per Senate Bill 610, any development which is subject to the
California Environmental Quality Act (CEQA) and which meets
the definition of “Project” in the Water Code Section 10912,
(residential projects of more than 500 dwelling units) are
required to prepare a Water Supply Assessment Report
(WSAR). The WSAR will be prepared as a part of the
development E.I.R., and will compare the citywide projected
water demand and the available water supply. The current
supply vs demand projections reflect a significant surplus in
available supply, but the final determination will be made with
the WSAR. With a positive WSAR supply vs demand finding,
the project impact on the City water supply will be mitigated
through the payment of Water Impact Fees and Water
Annexation Fees. The project will additionally install water
facilities within and adjacent to the development, as outlined
in this Specific Plan.
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Final water main sizes and locations shall be per the water modeling study, which will be
prepared specific to the Roberts’ Ranch Development.
7.2.1a Each phase of development will be responsible for construction of their
respective portion of the water system shown on the Proposed Water Distribution
System. Each development phase will be required to demonstrate that the proposed
phasing of each water line installation, including buildout, will provide for adequate
redundancy (looping) and flow to the satisfaction of the Director of Utilities. It may be
necessary for a given phase of the development to install infrastructure beyond the limits
of the respective phase boundary to achieve the required flow rates and network
redundancy.
7.2.1b Developers will comply with the City of Vacaville water conservation ordinance
(such as low‐flow shower heads and toilets) in the construction of the homes.
7.2.1c Developers will use low‐flow irrigation systems and
drought‐resistant plant materials to the reasonable extent
feasible.

7.2.2 Non‐Potable Water Supply
Figure 7‐2 shows the Proposed Non‐Potable Water
Distribution System Plan with existing and proposed water
line sizes. In general, primary non‐potable water mains are to
be located within Leisure Town Road, Fry Road, two lane
minor arterial, Marshall Road from Leisure Town Road to the
two lane arterial, and the extension of Marshall Rd and
northerly collector road directly adjacent to the future school
site, creating a non‐potable looped system. The NPW system
is expected to interconnect with the NPW system to the west
at Leisure Town Road, as well as to Brighton Landing to the
north within the two lane arterial, Sunflower Street (collector
east of the proposed school site), and Tulip Street
(easternmost collector). Secondary non‐potable water lines
are to be located internally as necessary to serve public
CITY OF VACAVILLE
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landscaping within their respective developments.
Final design shall conform to the City of Vacaville Reclaimed Non‐Potable Water
Specifications and City Master Planning. The City shall work with the master developer
to ensure that the non‐potable system is consistent with the projected delivery
infrastructure from the Easterly sewer treatment plant.

7.2.3 Abandon Existing Wells
Any existing wells on the property shall be abandoned per the Solano County Health
Code.

7.3 Sewer
7.3.1 Sewer System
Figure 7‐3 Proposed Sewer System

Figure 7‐3 shows the Roberts’ Ranch specific plan area that will be tributary to the
existing sewer system. In general, all streets will have a minimum sewer line diameter of
8 inches. It is envisioned that the Roberts’ Ranch development
will be under construction prior to the completion of the
adjoining Brighton Landing Development. From a sewer
connectivity standpoint, the Brighton Landing development
located immediately north of the Roberts’ Ranch Specific Plan
area is hydraulically separated from Roberts’ Ranch due to the
existence of a 72‐inch to 84‐inch diameter storm drain line
serving the Brighton Landing area. As a result, the Roberts’
Ranch Specific Plan area will need to connect to sewer
facilities located further south.
The two major trunk sewer facilities in the vicinity of the
Roberts’ Ranch Specific Plan area include the following:
 The 24‐inch diameter Alamo/Fry Trunk Sewer, which
runs east along Fry Road between Leisure Town Road and the
railroad tracks, and then north along the west side of the
railroad tracks
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The 27‐inch diameter CSP‐S Trunk Sewer, which runs along the west side of the
railroad tracks parallel to and just west of the Alamo/Fry Trunk Sewer

The depth of the sewer line to which the Roberts’ Ranch development will connect is
critical to ensuring that development can occur without significant importing of soil to
raise the property, to maintain adequate sewer cover and slope. The CSP‐S Trunk Sewer
is the deeper of the two trunk sewers.
The Southtown Area Sewer Plan Evaluation and CSP‐S Trunk Sewer Service Area Master
Plan, Dated July 29, 2005, prepared by West Yost for the City of Vacaville analyzed the
then‐current sewer flows, and available capacity within the existing Alamo / Fry trunk
and CSP‐S trunk sewer systems. That study predicted that a portion of the Roberts’
Ranch property, fronting along Leisure Town Road, would be tributary to the Alamo /
Fry Trunk Sewer in the developed condition. Based on the current Specific Plan,
however, no portion of the Roberts’ Ranch project will be tributary to the Alamo / Fry
trunk sewer.
Subsequent technical sewer studies have been prepared by West Yost for the City of
Vacaville analyzing the current sewer flows, and available capacity within the existing
Alamo / Fry trunk and CSP‐S trunk sewer systems. In these studies, it was determined
that the portion of the existing 27‐inch diameter CSP‐S trunk sewer from the connection
point of Roberts’ Ranch project continuing downstream lacks the needed capacity to
convey the sewer flows anticipated by the General Plan. As such this existing trunk
sewer system will need to be upsized to accommodate the Roberts’ Ranch project.
Updated sewer system modeling performed by the City indicates that the Alamo/Fry
Trunk sewer lacks capacity to accommodate any significant additional development
without upsizing that line. The CSP‐S trunk sewer has some capacity remaining, although
that capacity will be consumed by approved development in the Southtown/Vanden
Meadows area located south of New Alamo Creek on both sides of Leisure Town Road.
Any future development activity that increases flows in the CSP‐S Trunk Sewer above its
design capacity will trigger the need for the upsizing of that trunk sewer. The timing of
development will dictate when trunk sewer improvements need to be completed.
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The City has already scheduled a sewer system improvement that will replace the
downstream end of the CSP‐S Trunk Sewer with a new 48‐inch diameter line that will
also convey flows from the Alamo/Fry Trunk Sewer. The two trunk sewers will combine
at a point northeast of the Roberts’ Ranch Specific Plan area just upstream of the
existing CSP‐S Trunk Sewer undercrossing of the railroad. A new, third trunk sewer
serving the Brighton Landing area to the north will also combine with the CSP‐S and
Alamo/Fry Trunk Sewers at the same location. Thereafter, the new 48‐inch diameter
trunk sewer will follow approximately the same alignment as the existing CSP‐S Trunk
Sewer to Easterly Wastewater Treatment Plant. This improvement represents Phase 1 of
the DIF 54A project.
In addition to Phase 1, DIF 54A is comprised of two additional phases. Phase 2 extends
from the proposed connection point for Roberts’ Ranch to the upstream end of Phase 1.
Phase 3 extends from the CSP‐S Trunk Sewer crossing of Fry Road to the Roberts’ Ranch
connection point.
With Brighton Landing and other development projects in progress, the DIF 54A Phase 1
project design has already been initiated, and construction is expected to start directly
following finalization of all the design elements. The timing of the need for construction
of Phase 2 depends on the respective schedules for development of both Roberts’
Ranch, Southtown/Vanden Meadows, and a few smaller infill properties tributary to the
CPC‐S trunk sewer system. If Phase 2 of DIF 54A is triggered by the Roberts’ Ranch
development, the cost of this upsizing would be subject to reimbursement through the
existing DIF program.

7.3.1 Abandon Existing Septic Tanks and Leach Fields
Any existing septic tanks and leach fields shall be abandoned per Solano County Health
Code.
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7.4 Storm Drainage

Figure 7‐4 Storm Drain Master Plan

The entire Roberts’ Ranch development area is very flat with
little grade difference across the property. Generally, the land
slopes from west to east with drainage eventually ending up
in Old Alamo Creek. Current City Policy requires that all new
development be required to mitigate its drainage through
detention, such that peak storm water flow after
development run‐off does not exceed of pre‐development
run‐off. Because the terrain is so flat, in order to develop the
property without increasing peak run‐offs, a detention basin is
required with the use of pumps to discharge the storm water
out of the basin at a prescribed rate of flow. With the
development of Brighton Landing, a detention Basin was
constructed on a portion of the Roberts’ Ranch original
property adjacent to and east of the PG & E power lines. This
basin has been constructed to serve the build‐out of both the
Brighton Landing and Roberts’ Ranch developments (nearly
400 acres+/‐) and be located in an area that will not interfere
with agriculture or future development.
The storm drain pipelines through the Roberts’ Ranch development to the detention will
range in size starting at the detention basin and gradually decrease in size as the storm
drain system extends west to the upper ends of the system. A directional layout of the
proposed drainage concept through the Roberts’ Ranch development is shown on Figure
7‐4 Storm Drain Master Plan. A detailed hydraulic and hydrologic analysis of the
proposed development will be performed to determine the appropriate size and
location of the developments’ storm drain system, as a part of the tentative map and
final improvement plan process. Discharge from the basin is through use of a public
pump station which discharges into the Frost Spill, a small drainage way paralleling the
railroad tracks which conveys storm water north to Old Alamo Creek. The pump station
has been constructed by the Brighton Landing development. The final high flow pumps
completing the ultimate build‐out of the pump station will be installed by the Roberts’
Ranch development. This final pump station improvement will provide the capacity to
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accommodate the developed flow under the build‐out scenario from both the Brighton
Landing and Roberts’ Ranch developments.
Funding for the maintenance of the detention basin and storm water pump station will
be through a Lighting, Landscape, and Maintenance District which was formed by the
Brighton Landing development.

7.5 Storm Water Quality
7.5.1 Introduction
The Brighton Landing development is committed to fulfilling its Clean Water Runoff
requirements. As required by the Regional Water Quality Control Board the project will
have a Stormwater Pollution Prevention Plan (SWPPP) for the project along with
identifying the Best Management Practices (BMPs) planned for implementing and
maintaining procedures outlined in the SWPPP.
7.5.1a Prepare and implement a comprehensive Stormwater Pollution Prevention Plan
(SWPPP) for the project.
7.5.1b The Project SWPPP and Project Improvement Plans shall identify all Best
Management Practices (BMPs) planned for implementation during and following project
construction, including Source Control BMPs, Treatment Control BMPs and Post‐
Construction BMPs. Sediment and other particulates will be controlled utilizing the
detention basin as a volume based water quality device. Deposited sediment will be
periodically removed by City of Vacaville maintenance crews. Costs to maintain the basin
will be through a LLMD funded by the residents of both Brighton Landing and Roberts’
Ranch. The Detention Basin constructed by Brighton Landing is intended to serve as a
regional detention basin for both Brighton Landing and Roberts’ Ranch and as the Post
Construction Storm Water Quality BMP device for the same corresponding area.
7.5.1c The existing detention basin constructed by the Brighton Landing development
has been designed with capacity for storm water detention and storm water treatment
as a volume based water quality basin for the combined developed storm water flow
from both Brighton Landing and Roberts’ Ranch developments.
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7.5.1d Require drainage facilities to minimize any increased potential for erosion or
flooding.

7.6 Floodplains
7.6.1 Introduction
The Roberts’ Ranch development area is within Zone X (Area determined to be outside
the 0.2% annual chance floodplain) with the southwest corner in shaded Zone X (Areas
of 0.2% annual chance flood; areas of 1% annual chance flood with average depths of
less than 1 foot), as depicted on FEMA’s Flood Insurance Rate Map (FIRM) Community
Panel Numbers 06095C0283E dated May 4, 2009, and shown in Figure 7‐5.
7.6.1a Ensure that the project continues to remain outside the floodplain in conformance
with FEMA standards.
Figure 7‐5 Flood Insurance Rate Map
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7.7 Natural Gas, Electricity, Telephone, and Cable TV
7.7.1 Introduction
Gas and electric will be provided by Pacific Gas & Electric (PG&E). Telephone will be
provided by SBC, and cable television will be provided by Comcast. All new utilities
within the Specific Plan area will be under grounded. The existing overhead lines within
the Specific Plan will be placed underground to the limits of the proposed project. See
Figure 7‐6 for the joint trench master utility plan.
7.7.1a During the improvement plan design process the City of Vacaville and the
developer will work with the utility companies to locate their transmission line corridors
within the rights‐of‐way for streets.
Figure 7‐6 Joint Trench Master Utility Plan
7.7.1b During the improvement plan design process, the City
of Vacaville and the developer will work with the utility
companies to ensure that all new utilities and utility vault
appurtenances will be placed underground in accordance with
the Vacaville Municipal Code.
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7.8 Impact to Adjoining Properties
7.8.1 Brighton Landing
Brighton Landing is a Specific Plan residential subdivision currently under construction,
located adjacent to and north of the Roberts’ Ranch Specific Plan area. The utilities
designed and under construction have been sized and located such that they will
interconnect at specific locations.
7.8.1a Water
Brighton Landing Water system is intended to interconnect at public roadway
connections, providing a looped redundant water supply the Roberts’ Ranch Specific
Plan area.
7.8.1b Non‐Potable Water
Brighton Landing Non‐Potable Water system is intended to interconnect at public
roadway connections, providing a looped redundant water supply the Roberts’ Ranch
Specific Plan area.
7.8.1c Sewer
Brighton Landing Sewer system was designed to convey the on‐site sewer flow to the
southeast corner of the development, which approximately coincides with the northeast
corner of the Roberts’ Ranch Specific Plan area. Due to the existence of a 72‐inch to 84‐
inch diameter storm drain line serving the Brighton Landing area, flow from the Roberts’
Ranch Specific Plan area cannot be conveyed northward and tied into the collection
system facilities serving Brighton Landing. The flows from Brighton Landing will
ultimately be combined with the flows from the CSP‐S and Alamo/Fry Trunk Sewers at
the upstream end of Phase 1 of the DIF 54A project.
7.8.1d Storm Drain
The Brighton Landing development designed and has constructed a detention basin
located adjacent to the northeast corner of the Roberts’ Ranch development. This basin
was sized to accommodate the developed flows generated by the combined
development of Brighton Landing and Roberts’ Ranch. The Brighton Landing storm drain
system collects the on‐site storm water within the on‐site storm drain system the storm
CITY OF VACAVILLE
7‐12

Figure 7‐7

Chapter 7 | PUBLIC FACILITIES
water is conveyed to the southeast corner of the development and east into the
detention basin. The Roberts’ Ranch development will similarly collect its respective on‐
site runoff within an on‐site storm drain system conveying the storm water east
discharging into the detention basin with a discharge point separate from Brighton
Landing. The storm water discharged into the basin will be combined with the Brighton
Landing storm water, stored and collectively discharged through a pump station.
7.8.1e Joint Trench
The Brighton Landing development had designed their joint trench facilities (i.e. gas,
electric, phone, and cable) to serve from Leisure Town Rd. and Elmira Rd. These utilities
have been designed to serve the respective project only. Roberts’ Ranch will design and
construct joint trench facilities to serve the demand of the subject project.

7.8.2 A&P Children’s Fund Property
The A&P Children’s Fund property will collect its respective on‐site sewer flow and
convey their flow discharging directly into the existing CSPS trunk sewer line. There is no
proposed connection between the Roberts’ Ranch and A&P sewer systems.
7.8.2a Water
Roberts’ Ranch Water system is intended to install a water main within Fry Road. The
development will interconnect the on‐site water with Fry Road at all public roadway
intersections proposed by the Roberts’ Ranch development. This will set Fry Road up as
a looped redundant water supply to Leisure Town Road This water system will be
utilized by the future A&P Children’s Fund property, however the proposed
improvements will be required regardless of whether the A&P property develops or not.
7.8.2b Non Potable Water
Roberts’ Ranch Water system is intended to install a non‐potable water main within Fry
Road. The development will interconnect the on‐site non‐potable water with Fry Road
at all public roadway intersections proposed by the Roberts’ Ranch development. This
will set Fry Road up as a looped redundant non‐potable water supply to Leisure Town
Road. This water system will be utilized by the future A&P Children’s Fund property,
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south of the proposed Roberts’ Ranch development, however the proposed
improvements will be required regardless of whether the A&P property develops or not.
7.8.2c Sewer
The A&P Children’s Fund property will collect its respective on‐site sewer flow and
convey their flow discharging directly into the existing CSPS trunk sewer line. There is no
proposed connection between the Roberts’ Ranch and A&P sewer systems.
7.8.2d Storm Drain
The A&P Children’s Fund property will collect its respective on‐site storm water flow and
convey their flow to a point discharging following their existing drainage pattern. They
will be required to design and construct a detention facility to mitigate any increase in
storm water flow resulting from their development. There is no proposed connection
between the Roberts’ Ranch and A&P storm drain systems.
7.8.1e Joint Trench
The A&P Children’s Fund property will design their joint trench facilities (i.e. gas,
electric, phone, and cable) to serve from Leisure Town Road and Fry Road. These
utilities will be designed to serve the respective project only. The Roberts’ Ranch
development will relocate the existing joint trench facilities within Fry Road from
overhead to underground when required per City ordinances.

7.8.3 Adjoining Development Planning
The utility infrastructure which will be designed and installed by the Roberts’ Ranch
development is consistent with the prior planning of the adjacent Brighton Landing
Development to the north. Furthermore, although the public water, non‐potable water,
and joint trench facilities installed by the Roberts’ Ranch development may be utilized
by the future adjoining A&P property to the south, all improvements to be installed are
required for the development of the Roberts’ Ranch project and would be considered
growth inducing nor growth prohibitive with respect to the A&P property.
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8.1 Fire Protection
Adequate fire protection shall be provided in the Roberts’ Ranch Specific Plan area that
is consistent with the standards maintained throughout the City. The existing fire
protection covering the Roberts’ Ranch area does meet current City of Vacaville Fire
Department Standards for response times. The annexation of the project into the
Community Facilities District (CFD) will ensure Station 75 will be provided with adequate
staffing.
To make certain adequate fire access is maintained for each phase of development, the
developer shall prepare and file with the fire department an Emergency Access and
Evacuation Plan for each phase. This plan shall be approved by the fire department prior
to construction of homes within the phase for which the plan has been prepared.
Roberts’ Ranch is bounded on the south and west by arterial roads which allow for
adequate fire protection along these boundaries. The north is bounded by future
Brighton Landing which is an approved urban development for which fire issues have
been adequately provided for. However, because of the potential for wild land fires to
the east, the Roberts’ Ranch site plan has been designed to facilitate a 100 foot
defensible fire protection from the edge of houses along the eastern boundary. A large
portion of this buffer will be satisfied with the side yard requirement of the homes and
the minor collector street section running north and south along that edge. The
remaining width will be accommodated by providing appropriate landscaping and
watering as further clarified in Chapter 5. Trails within the agricultural buffer have been
sized at 12 feet wide (10 feet plus a 1 foot apron on each side) to accommodate a fire
truck vehicle in case of emergency.
The Roberts’ Ranch project will be constructed in phases. One hundred foot fire breaks
will be provided at the boundary of developed and undeveloped lands at all phases of
construction, and will be required to comply with Fire Department fire break standards.
Emergency secondary access to the first phases of the project from Leisure Town Road
will also be provided.
Per the adopted City Building Code all houses shall be equipped with residential fire
sprinkler systems.
CITY OF VACAVILLE
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8.2 Police
The Roberts’ Ranch Specific Plan area will be served by the Vacaville Police Department.
Police protection will be consistent with the standards maintained throughout the City.
As with fire protection, the developers of Roberts’ Ranch will pay its fair share of Police
Impact fees along with creating or annexing into the CFD for Roberts’ Ranch to ensure
adequate staffing for the area. Emergency secondary access shall be provided as noted
in Section 8.1 above.

8.3 Parks and Recreation
The proposed stroller parks, trails, and open space areas within the Roberts’ Ranch
Specific Plan area shall be provided in addition to the City of Vacaville requirements for
neighborhood parks in a development area of this size. This system of parks, trails, and
open space will provide numerous outdoor recreational opportunities for the future
residents of Roberts’ Ranch and adjacent neighborhoods by providing accessible open
space in the agricultural buffer area to all residents of the City of Vacaville.
The stroller parks and each section of trail will be constructed by the developer
responsible for that portion of the project. The costs associated with dedication of the
land may be spread among all Roberts’ Ranch developers through establishment of a
Benefit District. The amenities within the agriculture buffer and active open space area
will be constructed as specified in the Development Agreement.

8.3.1 Parks and Recreation Funding
Prior to the approval of the first small lot final map that creates individual residential
lots for the Roberts’ Ranch area, the City and the Master Developer shall establish
funding mechanisms as described in Chapter 9.10, to provide for the design and
construction of the Roberts’ Ranch neighborhood park and trail system. The
Development Agreement will specify how costs for parks, trails, and open space will be
fairly spread among the developers within the project and the City.
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8.3.2 Park Dedication
The parks, trails, and open space areas shall be dedicated to the City of Vacaville with
each respective development phase as a public amenity, unless otherwise dedicated
with the first Final Map.

8.3.3 Park Design Package
The Master Developer will work with the City’s Community Services Department to
create a Park Design Package for Roberts’ Ranch. The City’s Community Services
Department shall oversee the park design package approval as specified by the City’s
park planning process, to ensure that recreational opportunities meet the needs of the
community. The park design package will be completed as part of the tentative map
process as further described in Chapter 9.3.2, and will include the overall design
concepts of the stroller parks and accessible open space areas within the Project. The
Park Design Package shall be subject to Design Review approval by the Planning
Commission and Community Development Director.

8.3.4 Parks and Open Space Requirement
The developers of the Roberts’ Ranch Specific Plan area shall incorporate parks and trail
facilities in addition to the Brighton Landing Park acreage, which service area includes
Roberts’ Ranch. The neighborhood park standards shall be met as specified in the City of
Vacaville General Plan for new developments as listed below:
1. Ensure as part of the approval process, that each new development provides its
share of planned park and trail facilities within the Community.
2. The acreage of these park and trail areas shall meet or exceed the minimum
total neighborhood park acreage as specified in the City of Vacaville General
Plan for new land use areas.
3. Open Space areas on the eastern edge of Roberts’ Ranch shall be considered
accessible open space as defined by the Vacaville General Plan, Parks and
Recreation Element.
4. Stroller parks and open space are provided in addition to park impact fee
requirements.
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8.4 Schools
The Roberts’ Ranch Specific Plan area is within the Vacaville Unified School
District boundaries. The District will need to complete a master plan for the east
of Leisure Town area to determine the need for new school facilities. As specified in
Section 9.3.4, the Specific Plan limits the permitted uses on the school site for a period
of time to facilitate the construction of a new intermediate school to complement the
proposed K‐6 school site set aside within Brighton Landing directly to the north. It is
anticipated the District will enter into an agreement with the Roberts’ Ranch
Master Developer regarding the acquisition/disposition of the proposed school site.

8.5 Solid Waste
All development approvals within Roberts’ Ranch shall provide adequate access for
waste haulers and recycling. The City’s current contracted provider will have the
exclusive right to provide collection and hauling services for solid waste, recyclables,
yard waste, and street sweeping services in the City of Vacaville through a franchise
agreement, subject to limited exceptions stated in the Vacaville Municipal Code.
All development within the Roberts’ Ranch Specific Plan shall provide adequate areas
for the placement of refuse bins and toters within their respective development areas.
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9.1 Introduction
This chapter delineates the actions necessary for administering and implementing the
provisions set forth in this Specific Plan, and provides an overview of the mechanisms,
strategies, and actions that may be required as part of the Specific Plan approval
process. The authority for these procedures is stated in Chapter 14.09.112 of the
current Vacaville Municipal Code (VMC).

9.2 Administration of the Specific Plan
9.2.1 Responsibility
The Community Development Director shall be responsible for administering the
requirements and recommendations of the Roberts’ Ranch Specific Plan, and in
accordance with the California Government Code, The City of Vacaville’s General Plan,
and the Vacaville Municipal Code.

9.2.2 Applicability
All proposed development within the Specific Plan area shall comply with the guidelines
and regulations of this document. Where conflicts exist between the standards set forth
in this document and those found in the VMC, the Specific Plan will take precedence.
The requirements of the VMC shall apply to areas where this Specific plan is silent or not
specifically addressed.

9.2.3 Interpretation
In the event of a question or uncertainty regarding the interpretation of any provision
within this Specific Plan, the Community Development Director has the authority to
interpret the intent of the provision in context of the overall vision of the Specific Plan.
In the case of a reference to the Vacaville Municipal Code that has been repealed,
revised, or otherwise changed; the Director shall determine which chapter or section
best replaces the referenced text.
The Director may refer interpretation to the Planning Commission at his/her discretion.
All interpretations made by the Director may be appealed to the City Council, as per
Section 14.09.072.100 in the VMC. Interpretations by the Planning Commission may be
appealed to the City Council.
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9.3 Development Review Process
9.3.1 Pre‐Application Meeting
A pre‐application meeting with the Community Development Director or a member of
staff designated by the Director will be held for all proposed projects. The intent of this
meeting is to notify the applicant of any questions or concerns City staff may have prior
to full submittal. Initial design ideas and sketches for the site plan, architecture,
landscape, and signage as applicable will be presented at this meeting. More than one
meeting may be necessary per the discretion of City staff.

9.3.2 Development Review
The initial development proposal within Roberts’ Ranch will consist of this Specific Plan
and Tentative Map, and will be submitted per the procedures listed in Chapter
14.09.072 of the Vacaville Municipal Code, along with the additional items listed below.
1. Tentative Map – consists of the gross parcelization of large lots as determined
by the Community Development Department, Public Works Department, and
Master Developer; and small lots including individual residential lots, rights of
way, and its ancillary uses.
2. Parks Design Package – overall design concept for each of the stroller parks and
the agriculture buffer/active open space area.
3. Phasing Plan – facilitates the construction process by connecting to existing
circulation and infrastructure improvements in a logical and efficient
progression.
All proposed development within Roberts’ Ranch shall be consistent with the zoning
requirements, standards, and guidelines as described in this Specific Plan.
Individual final maps will be submitted for each project within the Specific Plan area
based on either the Large Lot or Small Lot parcelizations in the Tentative Map.
Appendix A lists the appropriate review process for conditional use permits based on
the proposed use, and whether they will require review by the Director or the Planning
Commission.
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All proposed development within Roberts’ Ranch shall be consistent with the zoning
requirements, standards, and guidelines as described in this Specific Plan.
This Specific Plan serves as a planned development approval under Municipal Code
Chapter 14.09.111. Therefore, future projects consistent with this Specific Plan will not
require a new or separate planned development approval. Individual final maps will be
submitted for each project within the Specific Plan area based on the Village divisions in
the Tentative Map. Projects within the Specific Plan Area will be required to comply with
the design review procedures set forth in Vacaville Municipal Code Chapter 14.09.113.
Notwithstanding anything to the contrary in Vacaville Municipal Code Chapter
14.09.113, the Director of Community Development shall be the decision making
authority for project applications that do not require an administrative clearance, minor
amendment, or major amendment as defined in Section 9.5. In addition, because this
Specific Plan reflects the policy decision on the appropriate uses and circulation pattern
within the Specific Plan area and the density and location of uses, the City’s design
review shall be limited to whether the following two findings could be made:
1. That the proposed project is consistent with the standards and regulations of
the applicable zoning district, and is consistent with any other approvals for the
site, including the Design Guidelines set forth in the Specific Plan; and
2. That adequate public facilities and services are available to serve the site or will
be made available concurrent with the proposed development.

9.3.3 Director Referral
The Director may refer a project with a significant policy issue to the Planning
Commission for approval if necessary. Likewise, the Planning Commission may delegate
review and approval authority to the Director as stated in Chapter 14.09.113.060 of the
VMC.

CITY OF VACAVILLE
9‐4

Chapter 9 | IMPLEMENTATION

9.3.4 School Site Credit Variant
For the first two (2) years after the Specific Plan becomes effective, no development
applications or building permits shall be processed by the City for the school site (the
16.2 acre CF parcel on Figure 2‐3) except for public school uses. If (i) the Vacaville
Unified School District does not provide the City written notice prior to the expiration of
this two (2) year period that it has entered into an agreement with the owner of the
school site to acquire the school site for a public school use in exchange for transferable
school fee credits for the fair market value of the school site and that obligates the
school district to maintain the school site to City standards prior to construction of a
school; or (ii) if the notice described in (i) is give but construction of a public school has
not commenced on the school site within five (5) years after the effective date of the
Specific Plan, then the school site may be developed with other uses consistent with its
CF zoning designation or the owner may submit an application to amend the school
site’s general plan or zoning designation. Consistent with CEQA Section 21166, further
environmental review may be required to amend the school site’s general plan or
zoning designation.

9.4 Procedure for Environmental Review
9.4.1 Environmental Review
An Environmental Review has been completed under a separate cover for the Roberts’
Ranch Specific Plan in compliance with the California Environmental Quality Act (CEQA).
This review has taken into account the ultimate buildout of this plan and has indicated
how to mitigate or avoid significant impacts on this site. The Community Development
Director will assess the environmental impacts of each development application within
the Specific Plan area, and determine if the proposed plan is consistent with the
Environmental Review, whether additional review is required under CEQA Section
15162, or whether no further review is required.
Additional CEQA review may be required in the following instances: substantial changes
are proposed which require a major revisions to the Environmental Review, substantial
changes occur to the circumstances under which the project is being undertaken, or
new information becomes available that could not have been known upon certification
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of the Environmental Review. A supplemental review or an addendum may be required
if any of these circumstances ensue.

9.4.2 Mitigation Monitoring
A program to monitor mitigation measures, as specified in the Environmental Review,
shall be carried out for all affected projects within the Specific Plan area to ensure
compliance during project implementation. An annual review for compliance of
required mitigation measures will be conducted as part of the Development Agreement
Review Process as stated in Section 9.6 of this chapter.

9.5 Specific Plan Amendments
It is understood that adjustments to the Specific Plan may be necessary over the
lifespan of the project. Proposed amendments shall be consistent with the overall goals
and intent of the Specific Plan, and may be initiated by the City or at the request of a
property owner. The City will refer the action to the appropriate agencies to review the
proposed amendment, and provide opportunities for public involvement if necessary. It
is not necessary for the Development Agreement to be amended during this process, as
long as proposed Specific Plan amendments are consistent with the Development
Agreement.

9.5.1 Administrative Clearances
Administrative clearances from certain development standards are available according
to the procedures and standards set forth in Vacaville Municipal Code Chapter
14.09.118.

9.5.2 Minor Amendments
Minor amendments include simple modifications to graphics or text that do not change
the overall intent of the Specific Plan. Minor Amendments also include changes to the
proposed community infrastructure that do not increase or decrease the overall
development capacity, and changes to the phasing plan or phasing boundaries reflected
in Appendix D, Park Master Plan, and the Monumentation Guidelines that do not alter
the overall dwelling unit cap set for the Specific Plan. The Community Development
Director is authorized to administer minor amendments, which are appealable to the
Planning Commission.
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9.5.3 Major amendments
Major amendments include major alterations to exhibits and text that change the intent
of standards and guidelines. This also includes changes in land use and zoning that are
not consistent with the current zoning designations allowed in the Specific Plan area.
Major amendments require the approval of the City Council as stated in Chapter
14.09.112.120 in the Vacaville Municipal Code.

9.6 Administration of the Development Agreement
A Development Agreement (DA) will be established between the Master Developer and
the City of Vacaville to facilitate the provision of public improvements and services
within the project area, while providing a means to fairly distribute costs associated
with providing improvements and services.
The DA will be reviewed on an annual basis as stated in Chapter 14.17.218.010 of the
Vacaville Municipal Code. At this time, the Master Developer will submit a report on the
status of the agreement and the status of the measures discussed within the DA and
Mitigation Monitoring Program.

9.7 Severability
If any portion of the Specific Plan, including future amendments, is determined to be
invalid or unconstitutional for any reason by decision of any court, such decision shall
not invalidate the remaining portions of the Specific Plan.

9.8 Density transfer
Residential density transfer is allowed in Roberts’ Ranch to respond to issues such as
site constraints and changing market conditions that may arise throughout the lifespan
of the project and is subject to the following conditions:
1. Density may be transferred between neighborhood areas as delineated in Figure
2‐1, however, the maximum number of residential units shall not exceed the
ultimate buildout number as specified in Table 2‐1.
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2. If transfers will be applied to an area with a different zoning designation, the
transferred density shall comply with the standards and guidelines inherent to
that zone.
3. Density transfers shall not increase the overall count of the receiving area by
more than 10% of the total unit count for that neighborhood as specified in
Table 2‐1. This will ensure an adequate mix of product types is maintained
throughout the Specific Plan Area.
4. Changes to Table 2‐1 as a result of density transfers may be adjusted within this
document per approval by the Director of Community Development.

9.9 Project Phasing
The phasing areas and the development sequence is set forth in the Phasing Plan
attached as Appendix D.
A Master Utility Plan will be filed to specify required infrastructure to be installed by
each developer as the project builds out. The Master Utility Plan will be evaluated
during the application process for each submitted project, to determine what
improvements will be required for that project.
As further defined in Section 9.10.1 of this Chapter, a Benefit District may be created to
define the method of fair share cost distribution for all improvements. If infrastructure
items are determined to be required for a project, but not listed in the Master Utility
Plan, that developer may be eligible for a partial reimbursement from other developers
as may be established in a subsequent benefit district.

9.9.1 Sewer
Existing sewer flows from areas adjacent to and upstream of the Roberts’ Ranch Specific
Plan area are conveyed to the Easterly Wastewater Treatment Plant through two
existing trunk sewers: the CSP‐S Trunk Sewer and the Alamo/Fry Trunk Sewer. As
discussed in Chapter 7, Phase 1 of the DIF 54A project will combine the flows from these
two trunk sewers with flow from a new trunk sewer that will serve the Brighton Landing
area, and convey the combined flow to the Easterly Wastewater Treatment Plant along
the approximate alignment of the existing CSP‐S Trunk Sewer. Phase 1 is currently under
CITY OF VACAVILLE
9‐8

Chapter 9 | IMPLEMENTATION
design with construction to immediately follow the completion of the design process.
Phase 2 of the DIF 54A project has not yet been scheduled, and its construction
schedule will depend on the relative rates of development of the Roberts’ Ranch project
and upstream tributary developments primarily being the Southtown/Vanden Meadows
projects.

9.10 Financing Strategies
A variety of funding mechanisms may be implemented to ensure adequate and fair
distribution of costs to be maintained throughout the construction phase of the project.
These financing strategies will take into consideration the need to provide some services
up front for early phases that may ultimately be used by later phases, and fairly
distribute those costs.

9.10.1 Roberts’ Ranch Benefit District
The Roberts’ Ranch Benefit District may be established to ensure future developers
within the project reimburse their fair share of improvements installed that benefit
them. This benefit district may also work in conjunction with the Brighton Landing
Benefit District to ensure Roberts’ Ranch reimburses its fair share of costs from
improvements constructed in Brighton Landing that benefit Roberts’ Ranch such as the
off‐site detention basin. The Roberts’ Ranch Benefit District may be established and
approved by the City of Vacaville City Council.

9.10.2 City Impact Fees
The City of Vacaville has adopted a set of development impact fees to finance citywide
capital facilities requirements and sewer, water, storm drain, and traffic improvements.
This fee structure requires payment of fees when the building permit is issued, and
anticipates the construction of capital facilities in accordance with the City’s master
infrastructure plans. Fire, police, drainage conveyance, parks, schools, and greenbelt
buffers are covered by the City impact fee program.

9.10.3 School Impact Fees
The Developer will pay school the appropriate impact fees in accordance with state law.

9‐9

ROBERTS’ RANCH SPECIFIC PLAN

9.10.4 Parks and Recreation Fees
The City of Vacaville has adopted a police power ordinance to impose fees for parks and
recreational uses on new development. This fee structure requires payment of fees
when the building permit is issued, and anticipates the construction of parks and
recreation in accordance with the City’s park master plan.

9.11 Maintenance
9.11.1 Community Facilities District
A Community Facilities District (CFD) has been established by the City Council to pay for
police and fire services in new development areas within the City. Roberts’ Ranch is
required to annex into the CFD.

9.11.2 Lighting and Landscape District
A Lighting and Landscape District (LLD) shall either be established for the Specific Plan
area, or Roberts’ Ranch will annex into an existing LLD to provide ongoing maintenance
of public areas within the community. The landscape and lighting of entry
monumentation, street right‐of‐way landscape, street lighting, trail landscaping and
lighting, stroller park maintenance, maintenance of the active open space/agricultural
buffer area, and the maintenance of the detention basin are all included as part of the
LLD.

9.11.3 Parks Maintenance District
Roberts’ Ranch will either establish its own Parks Maintenance District or annex into the
Brighton Landing Parks Maintenance District for ongoing maintenance of the
neighborhood park in Brighton Landing which serves the Roberts’ Ranch area.
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10.1 Introduction
The Roberts’ Ranch Specific Plan is in direct relationship with the goals, policies, and
land uses of the City’s General Plan. This Chapter will analyze how the portions of the
General Plan applying to Roberts’ Ranch are consistent with the overall theme and
objectives of the Specific Plan.

10.2 Land Use
10.2.1 Community Character and Design
Goal LU‐1:

Preserve, promote, and protect the existing character and
quality of life within Vacaville.

Specific Plan Response:
A variety of single family housing at several different price points is provided within the
project to serve a wide range of buyers from families, young professionals, and empty‐
nesters. The development standards and design guidelines will ensure a high quality
project is built, true to the character of the City of Vacaville.

10.2.2 Responsible and Well‐Planned Growth
Goal LU‐2:

Carefully plan for new development in undeveloped portions of
Vacaville.

Goal LU‐3:

Coordinate land development with the provision of services and
infrastructure.

Goal LU‐5:

Maintain the City’s Urban Growth Boundary.

Specific Plan Response:
The Specific Plan, as a policy mechanism, provides a cohesive means to coordinate land
use, public facilities, and public services for large development areas. This will ensure
the vision and quality of Roberts’ Ranch will be carried out for the entire community as
opposed to a piecemeal approach. The zoning designations proposed within the
community follow the same land use designations as approved in the General Plan.
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Roberts’ Ranch is within the Urban Growth Boundary as shown in the General Plan. The
land east of the Urban Growth Boundary is designated as agricultural in the Solano
County general plan. The area designated as “active open space” in Figure 2‐1 of
Chapter 2 will provide a permanent open space amenity for residents of Roberts’ Ranch
and the City of Vacaville. This open space will be deeded to the City as a condition of the
tentative map and in the terms of the Development Agreement.
This project is within the assumed development projections for the City of Vacaville, and
is accounted for in the General Plan EIR. Infrastructure and public services needs have
been assessed to ensure adequate funding is in place to provide the necessary
improvements without overburdening the current infrastructure and services. As part of
the Specific Plan implementation process, the Master Utility Plan for the project will be
reviewed with the submission of each phase to make sure the required infrastructure
improvements are provided.

10.2.3 Infrastructure and Services for New Development
Goal LU‐6:

All development shall pay its own way and not result in a
financial burden to existing development or services.

Specific Plan Response:
The Specific Plan provides for its own mitigation measures, financing strategies, and
maintenance districts to ensure all impact fees and fair cost allocation are provided.

10.2.4 Residential Neighborhoods
Goal LU‐11:

Preserve and enhance the existing character and sense of place
in residential neighborhoods.

Goal LU‐12:

Provide high‐quality housing in a range of residential densities
and types.

Specific Plan Response:
One of the vision statements for Roberts’ Ranch is to provide a sense of community
within the project. This will be achieved through high‐quality planning, architecture, and
landscape design, while providing a consistent character throughout the project. The
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design guidelines will facilitate the design review process by requiring projects to adhere
to the standards set for this project.
The Roberts’ Ranch project area falls within two residential General Plan land use
designations: residential low density and residential low medium density. A variety of
housing sizes and architectural character options are provided within these two
designations.

10.2.5 Growth Areas
Goal LU‐17:

Provide for orderly, well‐planned, and balanced growth in the
East of Leisure Town Road Growth Area.

Goal LU‐19:

Comprehensively plan for future development in the East of
Leisure Town Road and Northeast Growth Areas.

Specific Plan Response:
A total of 785 units for Roberts’ Ranch have been accounted for in the General Plan as
stated in Policy LU‐P17.1. Roberts’ Ranch will provide equal to or less than this total
number to provide balanced growth in the East of Leisure Town Road Growth Area.
The Specific Plan ensures orderly, well‐planned growth by detailing proposed land uses
and mechanisms to achieve those land uses, while taking into consideration the
relationship of the Project to the surrounding community. An Appendix is provided
within the document listing permitted and conditionally permitted uses.
Roberts’ Ranch is immediately adjacent to the already approved and under construction
Brighton Landing community which is building infrastructure sized to accommodate
Roberts’ Ranch. Roberts’ Ranch will also complete the connections between Elmira and
Fry Roads started in Brighton Landing. The provided homes and infrastructure comply
with the projections in both the General Plan and General Plan EIR. No new shopping
centers are planned for Roberts’ Ranch so as not to compete with existing commercial
within the City.
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10.3 Transportation
10.3.1 Well‐Planned and Integrated Transportation
Goal TR‐1:

Work with other agencies to plan for an integrated
transportation network that responds to regional and local
transportation needs while maintaining Vacaville as a safe and
pleasant place to live and work.

Goal TR‐4:

Mitigate traffic impacts from new development.

Goal TR‐5:

Design and maintain arterial roadways that meet circulation
and access needs.

Goal TR‐6:

Protect residential neighborhoods from through‐traffic.

Specific Plan Response:
All street sections within Roberts’ Ranch comply with the proposed circulation plan in
the General Plan. This includes expanding the arterial roads adjacent to the property,
and providing a two lane arterial to run north and south through the property
connecting to other projects within the East of Leisure Town Growth Area. All roads
meet or exceed the City’s roadway standards. A traffic study will be completed to make
certain the proposed road system will meet or exceed traffic demands.
Additional right of way will be dedicated along the east side of Leisure Town Road in
accordance with the Jepson Parkway Concept Plan.
Roundabouts and traffic circles are provided within the plan to allow traffic to move
safely.
The two lane arterial and major collector sections have been designed to have homes
front onto their rights of way to create a more pedestrian friendly environment, but
access to the garages will be from the neighborhood streets at the rear of the houses, to
eliminate driveway cuts on major collectors and two lane arterials, allowing a free‐
flowing traffic pattern.
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The street sections within Roberts’ Ranch have been sized to allow for appropriate
levels of service to be met, but without making roads too wide which often encourages
cut‐through traffic and higher speeds.

10.3.2 Complete Streets
Goal TR‐7:

Provide a balanced, multimodal transportation network that
meets the needs of all users.

Goal TR‐8:

Increase bicycling by improving the network of bikeway and
support facilities.

Goal TR‐9:

Ensure safe, pleasant, and convenient pedestrian paths,
sidewalks, and trails to accommodate all segments of the
population.

Specific Plan Response:
Connectivity is one of the vision statements for Roberts’ Ranch. Providing a safe
network of pedestrian and cycling trails is a major component of the design of the
community. Both the arterials and major collectors within or adjacent to the project
have been sized to include a 10 foot multipurpose trail. Sidewalks are included in all
other street sections. In addition, a detached sidewalk section has been created for
roads that connect the stroller parks located throughout the community.
Stamped asphalt and/or other appropriate markings will be provided at selected
locations to designate safe pedestrian crossings. The trail, sidewalk, and crossing system
will comply with ADA requirements.
Bikeways are provided in the arterial and major collector sections, which will integrate
with the existing bike lane network throughout the City. The Specific Plan also requires
bike parking to be provided at park and open space destinations to encourage the use of
bicycles.

10.3.3 Public Transit
Goal TR‐11:

Support a comprehensive, convenient, and efficient transit
system.
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Specific Plan Response:
The project has provided three suggested locations for future transit options. Trails are
provided along the entire length of the arterials bordering the site, so any future transit
location as suggested by the City and Solano Transportation Authority will be accessible
by pedestrians and cyclists.

10.4 Conservation and Open Space
10.4.1 Agricultural Lands
Goal COS‐3:

Support Solano County efforts to preserve existing agricultural
lands located in the Planning Area.

Goal COS‐4:

Minimize conflicts between agricultural and urban uses.

Specific Plan Response:
Roberts’ Ranch is within the Urban Growth Boundary for the City. A 500 foot wide
agricultural buffer as required by the City has been provided along the eastern edge of
the site to minimize impacts between residential uses and agriculture uses.

10.4.2 Greenhouse Gases, Energy Conservation, Air Quality
Goal COS‐9:

Reduce greenhouse gas emissions and improve the
sustainability of actions by City government, residents, and
businesses in Vacaville.

Goal COS‐10: Promote a sustainable energy supply.
Goal COS‐11: Conserve energy and fuel resources by increasing energy
efficiency.
Goal COS‐12: Maintain and improve air quality.
Specific Plan Response:
The Specific Plan encourages sustainable design practices to be utilized in site design,
architectural design, construction, materials, and landscaping. These include minimal
water use landscaping, enhanced low carbon footprint house designs, energy‐efficient

10‐7

ROBERTS’ RANCH SPECIFIC PLAN
appliances, and access to trails and transit to minimize trips. The Energy and
Conservation Action Strategy Plan is referenced in the document to provide additional
guidance for sustainable strategies.
The traffic circles located throughout the project will help improve air quality by
minimizing idling traffic at intersections.

10.4.3 Water Resources
Goal COS‐13: Promote water conservation as an important part of a long‐
term and sustainable water supply.
Specific Plan Response:
The Specific Plan encourages best management practices for water use and water
efficiency. A non‐potable water utility system is planned for the community to irrigate
public landscaped areas. Water efficient landscaping is proposed throughout the
project.

10.5 Parks and Recreation
Goal PR‐1:

Develop and maintain a high‐quality public park system that
provides varied recreational opportunities for city residents,
workers, and visitors.

Goal PR‐2:

Ensure that new development is responsible for providing new
parks and recreation facilities in accordance with the City’s
park and recreation standards and for providing its fair share of
neighborhood park maintenance costs.

Goal PR‐3:

Locate new parks to maximize safety, site efficiency, public
safety, and convenient public access.

Goal PR‐4:

Provide and maintain parks that reflect, preserve, and respect
Vacaville’s natural setting and the public’s investment in each
facility.
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Goal PR‐5:

Engage in coordinated and cooperative park planning efforts.

Goal PR‐6:

Provide parks and recreation programs that promote and
support a healthy lifestyle in Vacaville.

Specific Plan Response:
In addition to the neighborhood park requirement as required in the General Plan,
Roberts’ Ranch is proposing a system of small parks appealing to younger children, each
with their own design and theme. A trail system will connect these parks creating one
cohesive network. An active use open space area within the Open Space area will
contain a series of trails and gathering areas that will connect to similar uses to the
north of the Project, creating an extensive community trail system within a designated
open space area. Roberts’ Ranch is also proposing to provide a dog park, accessible off
of Fry Road, within the Open Space area. The parks and trails will incorporate clear
signage to provide safety information, directions and points of interest. The entire parks
system with Roberts’ Ranch is comprised of +28 acres.
Roberts’ Ranch meets the City’s park requirement by providing park fees to the City and
by participating in the maintenance funding mechanism for their fair share to the
Brighton Landing neighborhood park. A Lighting and Landscape District will be created
to pay the maintenance costs for the proposed parks, trails, and open space areas
within the community. The Development Agreement will specify how costs for parks,
trails, and open space will be fairly spread among the developers within the project.
A Parks Design Package will be created to provide the overall design concepts for the
parks, trails, and open space areas within Roberts’ Ranch. The appropriate City
departments and advisory commissions will be involved in this process to provide a
coordinated design effort.
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10.6 Public Facilities and Services
10.6.1 Fire, Rescue, and Emergency Medical Services
Goal PUB‐1:

Provide adequate fire, rescue, and emergency medical services
to existing and new development.

Specific Plan Response:
Fire services has been consulted as part of the design process. The necessary
precautions for fire safety have been taken into account in both the ultimate plan
buildout and the construction phases.
The construction of a new Fire Station within the Southtown project, will ensure the
Roberts’ Ranch area response times meet the required standards. The annexation of the
project into the Community Facilities District (CFD) will ensure the station will be
provided with adequate staffing and funding.

10.6.2 Law Enforcement
Goal PUB‐2:

Maintain a safe environment in Vacaville through the
enforcement of the law.

Specific Plan Response:
Police protection will be consistent with the standards maintained throughout the City.
The developers of Roberts’ Ranch will pay its fair share of Police Impact fees along with
creation of or annexing into the CFD for Roberts’ Ranch to ensure adequate staffing for
the area.

10.6.3 Schools
Goal PUB‐3:

Support high quality education for Vacaville’s school children as
a community priority.

CITY OF VACAVILLE
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Specific Plan Response:
An intermediate school site is provided within Roberts’ Ranch to serve the community.
Safe and convenient pedestrian and bicycle access is incorporated into the plan to
provide pedestrian friendly routes to schools.

10.6.4 Solid Waste
Goal PUB‐9:

Reduce the volume of solid waste generated in Vacaville
through recycling and resource conservation.

Specific Plan Response:
Roberts’ Ranch will participate with the City’s current contracted waste management
provider to provide solid waste, recycling, and yard waste management services. The
Specific Plan encourages bins to be stored out of public view. Roberts’ Ranch will comply
with State and City requirements to minimize waste and provide for recycling during
construction.

10.6.5 Utilities
Goal PUB‐12: Promote coordination between land use planning and water
facilities and service.
Goal PUB‐13: Collect, transmit, treat, and dispose of wastewater in ways that
are safe, sanitary, and environmentally acceptable.
Specific Plan Response:
Adequate and reliable utility systems will be provided for Roberts’ Ranch. A Master
Utility Plan will be created to ensure the proper phasing of utilities and fair share cost
distribution will occur throughout the construction process which may be funded
through the formation of a Benefit District or Assessment District.
Low‐flow fixtures will be implemented in Roberts’ Ranch to comply with the City of
Vacaville water conservation ordinance.
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10.7 Safety
Goal SAF‐2:

Collect, convey, store, and dispose of stormwater in ways that
provide an appropriate level of protection against flooding,
account for existing and future development, and address
applicable environmental concerns.

Goal SAF‐3:

Provide effective storm drainage facilities for development
projects.

Goal SAF‐4:

Protect people and property from flood risk.

Specific Plan Response:
The detention basin east of the Roberts’ Ranch property has been designed to convey
stormwater from both Brighton Landing and Roberts’ Ranch. The location of this basin
will ensure agricultural lands to the east will not be negatively impacted by urban
runoff.
Best Management Practices (BMPs) will be instituted for the project including Source
Control, Treatment Control, and Post‐Construction BMPs.
Roberts’ Ranch will be constructed in such a way that it will remain outside the
floodplain area in accordance with FEMA standards. This will be achieved by making
sure the final grade of the project remains above the floodplain elevation.
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A.1 Introduction
The following list of permitted and conditional uses is taken from the Vacaville
Municipal Code (VMC). Permitted uses are allowed by right while conditional uses will
be allowed with a conditional uses permit in accordance with Section 14.09.110 of the
Vacaville Municipal Code. The acceptance of any uses not specifically listed in the VMC
shall be subject to the Community Development Director and/or Planning Commission.

A.2 Residential Low Density Zone
The following permitted and conditional uses are consistent with Sections
14.09.078.030 and 14.09.078.040 of the Vacaville Municipal Code.

A.2.1 RL Zone Permitted Uses
1. Accessory uses and structure to a permitted use
2. Single family dwellings and the following uses:
a. Accessory uses in accordance with Section 14.09.075.030 of the VMC
b. Raising of small animals, excluding poultry, when in conjunction with a
4‐H or similar type project
3. Growing of fruit and nut trees, vegetables, grains, field crops, and horticultural
specialties
4. Membership organization facilities if property has primary frontage on an
arterial street, as designated in the General Plan, and structure or outdoor
activity is 100 feet or more from a property line of a lot zoned or developed
residential
a. Accessory uses in accordance with the requirements in the Definitions
Section of Section 14.02.016.020 of the VMC
5. Temporary, on‐site subdivision sales office
6. Relocated structures, subject to the provisions of Chapter 14.09.123, Relocation
Permits, of the VMC
7. Telecommunication facility, minor, in accordance with the provisions of Chapter
14.09.125, Telecommunication Facilities, of the VMC
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A.2.2 RL Zone Conditional Uses
1. Accessory uses and structures to a conditional use
2. Day care centers
3. Community care facilities, large, serving seven or more persons, as defined in
Chapter 14.02 of the VMC
4. Golf courses
5. Manufactured housing parks consistent with the density of the district, and
accessory uses, in accordance with Section 14.09.075.030 of the VMC
6. Multifamily dwellings with a maximum of four units per structure, approved as
part of a planned development, and accessory uses, in accordance with Section
14.09.075.030 of the VMC
7. Membership organization facilities when property has primary frontage on a
collector or local street or structure/outdoor activity is less than 100 feet from
the property line of a lot zoned for or developed with residential uses
a. Accessory uses in accordance with the requirements in the Definitions
Section of Chapter 14.02.016.020 of the VMC
8. Public safety facilities on a site less than two acres in size
9. Public libraries, museums, and art galleries, on a site less than two acres in size
10. Public playgrounds, parks, and neighborhood recreation centers on a site less
than two acres in size
11. Public utility and public service buildings and structures on a site less than two
acres in size
12. Schools, public or private
13. Telecommunication facility, major, in accordance with the provisions of Chapter
14.09.125, Telecommunication Facilities, of the VMC
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A.3 Residential Low Medium Density Zone
The following permitted and conditional uses are consistent with Sections
14.09.079.030 and 14.09.079.040 of the Vacaville Municipal Code (VMC).

A.3.1 RLM Zone Permitted Uses
1. Accessory uses and structure to a permitted use
2. Single family dwellings and the following uses:
a. Accessory uses in accordance with Section 14.09.075.030 of the VMC
b. Raising of small animals, excluding poultry, when in conjunction with a
4‐H or similar type project
3. Growing of fruit and nut trees, vegetables, grains, field crops, and horticultural
specialties
4. Membership organization facilities if property has primary frontage on an
arterial street, as designated in the General Plan, and structure or outdoor
activity is 100 feet or more from a property line of a lot zoned or developed
residential
a. Accessory uses in accordance with the requirements in the Definitions
Section of Section 14.02.016.020 of the VMC
5. Temporary, on‐site subdivision sales office
6. Relocated structures, subject to the provisions of Chapter 14.09.123, Relocation
Permits, of the VMC
7. Telecommunication facility, minor, in accordance with the provisions of Chapter
14.09.125, Telecommunication Facilities, of the VMC

A.3.2 RLM Zone Conditional Uses
1. Accessory uses and structures to a conditional use
2. Multifamily dwellings with a maximum of four units per structure, approved as
part of a planned development, and accessory uses, in accordance with Section
14.09.075.030 of the VMC
3. Day care centers
4. Community care facilities, large, serving seven or more persons, as defined in
Chapter 14.02 of the VMC
5. Golf courses
6. Manufactured housing parks consistent with the density of the district, and
accessory uses, in accordance with Section 14.09.075.030 of the VMC
CITY OF VACAVILLE
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7. Membership organization facilities when property has primary frontage on a
collector or local street or structure/outdoor activity is less than 100 feet from
the property line of a lot zoned for or developed with residential uses
a. Accessory uses in accordance with the requirements in the Definitions
Section of Chapter 14.02.016.020 of the VMC
8. Public safety facilities on a site less than two acres in size
9. Public libraries, museums, and art galleries, on a site less than two acres in size
10. Public playgrounds, parks, and neighborhood recreation centers on a site less
than two acres in size
11. Public utility and public service buildings and structures on a site less than two
acres in size
12. Schools, public or private
13. Telecommunication facility, major, in accordance with the provisions of Chapter
14.09.125, Telecommunication Facilities, of the VMC

A.4 Community Facilities
A.4.1 CF Zone Permitted Uses
1. Accessory uses and structures to a permitted use
2. Detention basins, flood control channels, and water supply canals
3. Grazing of livestock subject to the following:
a. Grazing shall be on pasture land or hillside grasslands
b. Seasonal supplemental feed shall be permitted
c. Grazing shall not include the confining of livestock in enclosures such as
feedlots or corrals where feed is provided on a regular basis
4. Growing of fruit and nut trees, vegetables, grains, field crops, horticultural
specialties, and timber
5. Hospitals and related medical facilities, as designated in an applicable policy
plan or specific plan
6. Libraries and museums
7. Membership organization facilities
a. Accessory uses in accordance with the requirements in the Definitions
Section of the VMC, Section 14.02.016.020
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8. Offices owned or leased by a local, state, county, regional, or federal agency, or
special districts, including offices leased to or operated by private parties, as
designated by an applicable policy plan or specific plan
9. Parking lots
10. Public safety facilities
11. Public facilities designated as a permitted use by an applicable policy plan or
specific plan
12. Recreation uses such as playgrounds, neighborhood parks, bike and pedestrian
paths, creekways, arboretums, and community gardens
13. Public schools, including elementary, junior high schools
14. Temporary commercial uses in accordance with the provisions of Section
14.09.084.100 of the VMC
15. Water wells and pumps stations and other similar utility facilities within an
enclosed structure or below ground, when located on the same site as a
permitted use
16. Telecommunication Facility, Minor, in accordance with the provisions of Chapter
14.09.125, Telecommunication Facilities, of the VMC

A.4.2 CF Zone Conditional Uses
1.
2.
3.
4.

Accessory uses and structures to a conditional use
Community centers and performing arts theaters
Neighborhood recreational centers
Public facilities designated as a conditional use by an applicable policy plan or
specific plan
5. Telecommunication Facility, Major, in accordance with the provisions of Chapter
14.09.125, Telecommunication Facilities, of the VMC
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B.1 Introduction
This Appendix compares the primary departures of the proposed development
standards set forth in Chapter 3 with the development standards in the Vacaville
Municipal Code. This is intended to serve as a guide to help City staff make decisions
regarding future requests for possible amendments to this Specific Plan.
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Table B‐1 RL‐6 Comparison

Residential
Low Density (RL)

Vacaville Municipal Code
(from Table 14.09.074.01)

70’ x 115’

65’ x 110’

60’ x 105’

8,050

7,150

6,300

6,000

Low Density

Low Density

Low Density

Low Density

RL‐6

RL‐6

RL‐6

RL‐6

Minimum Lot Width

60’

60’

60’

60’

Minimum Lot Depth

100’

100’

100’

95’

Minimum Front Yard to Living Space

20’

20’

20’

20’

Min. Front Yard to Unenclosed Porch

15’

15’

15’

15’

20’
5’ (1 story)
7.5’(2 story)
10’

20’

20’

20’

5’

5’

10’+5’

10’

10’

15’

20’

20’

15’

20’

10’

10’

10’

10’

Maximum Coverage – 2 Story Homes7

45%

45%

45%

40%

7

50%

50%

50%

40%

Typical Lot Size
Minimum Lot Area (square feet)
General Plan Land Use Designation
Zoning Designation
1

Building Standards

Minimum R.O.W. to Garage2, 3
Minimum Side Yard
Minimum Side Yard on Corner Lots
Minimum Rear Yard4, 5
Min. Rear Yard to Unenclosed Patio

6

Maximum Coverage – 1 Story Homes

footnotes:
1
See Section 3.6.3 for details on architectural projections
2
Alternative garages such as side‐on conditions can be 15’ from r.o.w.
3
A minimum 20’ setback is required from garage to sidewalk, measured from the face of the garage door
4
Minimum rear yard setback may be calculated as an average if front yard setback is increased, see Section 3.6.1
5
See Section 3.6.2 for details on attached accessory structures in rear yards
6
Patio Cover Setback is measured from the eaves of the structure
7

See Figure 3‐6 for a lot coverage example
2 story of primary facade shall be set back a minimum of 3’ for at least 1/3 of façade; see 3.6.1#10

8 nd
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Table B‐2 RL‐5 Comparison

Residential Low
Density (RL)

Vacaville Municipal Code
(from Table 14.09.074.01)

60’ x 90’

Typical Lot Size

5,400

5,000

Low Density

Low Density

RL‐5

RL‐5

Minimum Lot Width

60’

50’

Minimum Lot Depth

90’

90’

Minimum Front Yard to Living Space

15’

20’

Min. Front Yard to Unenclosed Porch

10’

15’

Minimum R.O.W. to Garage2, 3

20’

20’

Minimum Side Yard

5’

10’+5’

10’

15’

15’

15’

10’

10’

Maximum Coverage – 2 Story Homes7

50%

40%

7

50%

40%

Minimum Lot Area (square feet)
General Plan Land Use Designation
Zoning Designation
1

Building Standards

Minimum Side Yard on Corner Lots
4, 5

Minimum Rear Yard

Min. Rear Yard to Unenclosed Patio

6

Maximum Coverage – 1 Story Homes

footnotes:
1
See Section 3.6.3 for details on architectural projections
2
Alternative garages such as side‐on conditions can be 15’ from r.o.w.
3
A minimum 20’ setback is required from garage to sidewalk, measured from the face of the garage door
4
Minimum rear yard setback may be calculated as an average if front yard setback is increased, see Section 3.6.1
5
See Section 3.6.2 for details on attached accessory structures in rear yards
6
Patio Cover Setback is measured from the eaves of the structure
7

See Figure 3‐6 for a lot coverage example
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Table B‐3 RLM 4.5 Comparison

Residential
Low Medium Density
(RLM)
65’ x 80’
65’ x 75’

Typical Lot Size

Vacaville Municipal Code
(from Table 14.09.074.01)

4,875

4,680

4,500

Low Density

Low Density

Low Density

RLM‐4.5

RLM‐4.5

RLM‐4.5

Minimum Lot Width

65’

65’

45’

Minimum Lot Depth

75’

72’

70’

Minimum Front Yard to Living Space

15’

6’

20’

Min. Front Yard to Unenclosed Porch

10’

5’

15’

Minimum R.O.W. to Garage

20’

20’

20’

Minimum Side Yard

5’

5’

10’+5’

Minimum Side Yard on Corner Lots

10’

10’

10’

15’

15’

20’

5’

5’

Minimum Lot Area (square feet)
General Plan Land Use Designation
Zoning Designation

Building Standards1

2, 3

Minimum Rear Yard4, 5
Min. Rear Yard to Unenclosed Patio

6
7

Maximum Coverage – 1 Story Homes7

Maximum Coverage – 2 Story Homes

10’

50%

60%

8

40%

50%

60%

40%

footnotes:
1
See Section 3.6.3 for details on architectural projections
2
Alternative garages such as side‐on conditions can be 15’ from r.o.w.
3
A minimum 20’ setback is required from garage to sidewalk, measured from the face of the garage door
4
Minimum rear yard setback may be calculated as an average if front yard setback is increased, see Section 3.6.1
5
See Section 3.6.2 for details on attached accessory structures in rear yards
6
Patio Cover Setback is measured from the eaves of the structure
7

See Figure 3‐6 for a lot coverage example
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Table B‐4 RLM 3.6 Comparison

Residential
Low Medium
Density (RLM)
55’ x 80’

Typical Lot Size

Vacaville Municipal Code
(from Table 14.09.074.01)

4,400

3,600

Low Med. Density

Low Med. Density

RLM‐3.6

RLM‐3.6

Minimum Lot Width

40’

40’

Minimum Lot Depth

60’

60’

Minimum Front Yard to Living Space

10’

15’

Min. Front Yard to Unenclosed Porch

10’

10’

Minimum R.O.W. to Garage

20’

18’

Minimum Side Yard

5’

5’

10’

10’

15’

15’

Minimum Lot Area (square feet)
General Plan Land Use Designation
Zoning Designation
1

Building Standards

2, 3

Minimum Side Yard on Corner Lots
4, 5

Minimum Rear Yard

Min. Rear Yard to Unenclosed Patio6

5’

10’

7

50%

40%

Maximum Coverage – 1 Story Homes7

50%

40%

Maximum Coverage – 2 Story Homes

footnotes:
1
See Section 3.6.3 for details on architectural projections
2
Alternative garages such as side‐on conditions can be 15’ from r.o.w.
3
A minimum 20’ setback is required from garage to sidewalk, measured from the face of the garage door
4
Minimum rear yard setback may be calculated as an average if front yard setback is increased, see Section 3.6.1
5
See Section 3.6.2 for details on attached accessory structures in rear yards
6
Patio Cover Setback is measured from the eaves of the structure
7
See Figure 3‐6 for a lot coverage example
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MITIGATION MONITORING AND REPORTING PROGRAM
INTRODUCTION
Section 15097 of the Guidelines for the California Environmental Quality Act (CEQA) requires that, whenever a public agency
approves a project based on a Mitigated Negative Declaration or an Environmental Impact Report (EIR), the public agency shall
establish a mitigation monitoring or reporting program to ensure that all adopted mitigation measures are implemented.
The mitigation monitoring and reporting program (MMRP) contained herein is intended to satisfy this requirement of the CEQA
Guidelines as it relates to the Roberts’ Ranch Specific Plan Project (proposed project). This MMRP is intended to be used by City staff
and mitigation monitoring personnel to ensure compliance with mitigation measures during project implementation. Mitigation
measures identified in this MMRP were developed in the Draft EIR prepared for the proposed project.
The Draft EIR for the proposed project presents a detailed set of mitigation measures required for implementation. As noted
above, the intent of the MMRP is to ensure the effective implementation and enforcement of all adopted mitigation measures. The
MMRP will provide for monitoring of construction activities, as necessary, and in the field identification and resolution of environmental
concerns.

MITIGATION MONITORING AND REPORTING PROGRAM DESCRIPTION
Compliance
The City of Vacaville will coordinate monitoring activities and document the implementation of mitigation measures. The table below
identifies the mitigation measures, the monitoring actions, the implementing entities, the responsible parties for monitoring actions,
and the timing of mitigation actions. The entity identified as having implementing responsibility has the primary duty to execute the
mitigation measures. The “applicant” shall refer to the entity seeking entitlements for development of the project in the project area. In
some instances this may require contracting for specialized consultant services. In instances where the implementing responsibility is
shared between the City and construction contractors, the City would be responsible for ensuring that the mitigation requirements are
implemented.

Roberts’ Ranch Specific Plan Project
January 2017
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Field Monitoring of Mitigation Measures
Prior to the issuance of grading and building permits, while detailed development plans are being prepared for approval by City staff,
City staff will be responsible for ensuring compliance with mitigation monitoring applicable to the project design phase. The City staff
will consult with other agencies or experts as needed or specified in the mitigation monitoring plan program before approving
construction plans.
During construction and following the project, the City’s Public Works Department will assign inspectors who will be responsible for
monitoring the implementation of the mitigation measures. The inspectors will report to the City’s Public Works Department and will be
thoroughly familiar with the mitigation measures in the MMRP. In addition, the inspectors will be familiar with construction contract
requirements, schedules, standard construction practices, and mitigation techniques. The City will be responsible for on-site, day-today monitoring of construction activities, reviewing construction plans and equipment staging/access plans to ensure conformance
with adopted mitigation measures. The City will also have the authority to enforce mitigation measures by suspending particular
construction activities.
Once construction has been completed, the City will monitor the project as necessary.
If any mitigation measures are not being implemented, the City may pursue corrective action. Penalties that may be applied include,
but are not limited to, the following: (1) a written notification and request for compliance; (2) withholding of permits; (3) administrative
fines; (4) a stop-work order; (5) criminal prosecution and/or administrative fines; (6) forfeiture of security bonds or other guarantees;
(7) revocation of permits or other entitlements.

Changes to Mitigation Measures
Any substantive change in the monitoring plan made by City Staff shall be reported in writing to the Planning Department.
Modifications to the mitigation may be made by City staff subject to one of the following findings, documented by evidence included in
the record:

a. The mitigation measure included in the Final EIR and MMRP is no longer required because the significant environmental
impact identified in the Final EIR has been found not to exist or to occur at a level which makes the impact less than significant
as a result of changes in the project, changes in conditions of the environment or other factors.
Roberts’ Ranch Specific Plan Project
January 2017
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Or

b. The modified or substitute mitigation measure to be included in the MMRP provides a level of environmental protection equal
to or greater than that afforded by the mitigation included in the Final EIR and the MMRP; and the modified or substitute
mitigation measures do not have significant adverse effects on the environment in addition to or greater than those which were
considered by the responsible hearing bodies in their decisions on the Final EIR and the proposed project; and the modified or
substitute mitigation measures are feasible, and the City through measures included in the MMRP or other City procedures
can ensure their implementation.
Findings and related documentation supporting the findings involving modifications to mitigation measures shall be maintained in the
project file with the MMRP and shall be made available to the public upon request.

Mitigation Monitoring and Reporting Program
The table presented on the following pages provides the MMRP for the proposed project. The MMRP identifies the following:

1. the full text of the mitigation measure(s) applicable to each impact statement;
2. the party responsible for ensuring implementation of each mitigation measure;
3. the timing of implementation of each mitigation measure;
4. the agency responsible for reviewing and/or monitoring; and
5. the monitoring action and frequency.
Following completion of the monitoring and reporting process, the final monitoring results will then be entered into the City’s Mitigation
Monitoring and Reporting database maintained by the City’s Environmental Coordinator.
The City of Vacaville must adopt this MMRP, or an equally effective program, if it approves the Roberts’ Ranch Specific Plan with the
mitigation measures that were adopted or made conditions of project approval.

Roberts’ Ranch Specific Plan Project
January 2017
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Mitigation Measure
AQ-1

AQ-2

The applicant shall implement Best Management
Practices and shall submit a construction dust
control plan for the project that includes the
following conditions:
 Water all active construction sites at least twice
daily. Frequency should be based on the type
of operation, soil, and wind exposure.
 Ensure haul trucks maintain at least 2 feet of
freeboard.
 Cover all trucks hauling dirt, sand, or loose
materials.
 Apply non-toxic binders (e.g., latex acrylic
copolymer) to exposed areas after cut and fill
operations and hydroseed area.
 Apply chemical soil stabilizers on inactive
construction areas (disturbed lands within
construction projects that are unused for at least
four consecutive days).
 Plant vegetative ground cover in disturbed
areas as soon as possible.
 Cover inactive storage piles.
 Sweep streets if visible soil material is carried
out from the construction site.
Operational Emission Reduction Measures. The
applicant shall incorporate the following measures
to reduce emissions associated with vehicle trip
generation and area sources from the proposed
project:
 Equip all residential garages, as well as parking lots
at parks, with infrastructure to install electric vehicle
charging outlets and equipment.
 Provide transit facilities (e.g., bus
bulbs/turnouts, benches, shelters).

Roberts’ Ranch Specific Plan Project
January 2017

Party Responsible for
Implementation
Implementation
Timing
AIR QUALITY

Agency Responsible for
Reviewing/Monitoring

Monitoring Action

Project applicant and
contractor

Prior to issuance of
grading permit &
during construction.

City of Vacaville Community
Development and Public Works
Departments

City review and
acceptance of the dust
control plan and site
inspections to ensure
BMPs and the dust
control plan are
implemented.

Project applicant or contractor

Prior to approval of
subdivision
improvement plans
and
Prior to issuance of
building permits for
residential
structures.

City of Vacaville Community
Development and Public Works
Departments

City to review all final
maps/subdivision
improvement plans,
residential construction
plans, and the Specific
Plan to ensure all the
items identified have
been included and site
inspections to confirm
the required
modifications have been
9497
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Mitigation Measure
 Provide bicycle lanes and/or paths, connected to
the existing community-wide network.
 Where feasible, provide sidewalks and/or
paths, connected to adjacent land uses, transit
stops, and the existing community-wide trail
network.
 Traffic calming devices such as bulb-outs and
pedestrian refuges shall be implemented on
residential streets in areas of high pedestrian
activity and adjacent to neighborhoods.
 The Roberts’ Ranch Specific Plan shall be
modified to include bicycle parking standards
as follows:
o For residential development, one, sheltered,
secure bicycle parking space per dwelling
unit shall be required. Garages, storage
sheds, utility rooms, or similar areas that can
be secured from unauthorized access and
are sheltered from sun and rain would satisfy
this requirement without the addition of
special improvements or racks. Additional
convenience bicycle parking may be
provided with exterior racks but does not
count toward the sheltered bicycle parking
requirement.
o New parking areas created to serve
nonresidential uses should provide one
bicycle parking space for every 20 vehicle
parking spaces, with a minimum of four
bicycle spaces.
o For all school developments, secured bicycle
parking shall be provided at a minimum rate
of 10% of the student capacity plus 3% of the
maximum number of employees.
 All wood burning devices shall be prohibited in
Roberts’ Ranch Specific Plan Project
January 2017

Party Responsible for
Implementation

Implementation
Timing

Agency Responsible for
Reviewing/Monitoring

Monitoring Action
provided.
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Mitigation Measure

Party Responsible for
Implementation

Implementation
Timing

Agency Responsible for
Reviewing/Monitoring

Monitoring Action

residential units. Only natural gas fueled
hearths shall be permitted.
 During the Design Review process for each
home design application, the City shall confirm
compliance with measures incorporated into the
City’s Energy & Conservation Action Strategy
(ECAS), through use of a checklist identifying
the residential design measures feasible for
residential structures.

BIOLOGICAL RESOURCES
Short-Eared Owl
BIO-1 Impacts from construction-related noise may
occur to avian wildlife if construction occurs
during the breeding season (i.e., February 1–
August 31 for most bird species; and January 1–
August 31 for raptors). Protection of general bird
species shall be accomplished by either
scheduling construction between July 15 and
February 1 or if construction must occur during
the nesting season (February 1–July 15), a onetime biological survey for nesting bird species
shall be conducted. The biological survey shall
be conducted by a qualified biologist to identify
the presence of nesting birds no more than 72
hours prior to the commencement of work. If any
active nests are detected, the area shall be
flagged and mapped on construction plans along
with a minimum 25-foot buffer with up to a 300foot maximum buffer for raptors, as determined
by the qualified biologist. These areas shall be
avoided until the nesting cycle is complete or it is
determined that the nest has failed.

Roberts’ Ranch Specific Plan Project
January 2017

Project applicant/biologist

Requirement to be
noted on grading
plans prior to
issuance of grading
permit.
Site Survey: No
more than 72 hours
prior to grading
activities, if issued
during the nesting
season

City of Vacaville Community
Development Department &
Public Works Department

Confirm procedures are
noted on construction
plans.
Conduct nest surveys
and if nests are
identified, the area is to
be mapped and flagged
appropriately to ensure
the areas are avoided
until the nesting cycle
has completed.
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Mitigation Measure
Burrowing Owl
BIO-2 Burrowing owls could be significantly impacted by
both the loss of suitable nesting and foraging
habitat, as well as direct destruction of burrows,
eggs, nestlings, and nesting owls. Mitigation
Measures BIO-2 through BIO-3 correspond to
Avoidance and Minimization Measures BO 1
through BO 4 in the Solano HCP (Solano County
Water Agency 2012) and recommendations
detailed in the Staff Report on Burrowing Owl
Mitigation (CDFW 2012).
a. Within 14 days prior to the anticipated start of
construction, a qualified biologist approved by
the CDFW shall conduct preconstruction surveys
within the project site to identify burrowing owls
or their nesting areas for burrowing owl. This
survey shall follow survey protocols outlined in
the most current draft of the Solano HCP and as
developed by the Burrowing Owl Consortium
(Solano County Water Agency 2012; CDFW
2012). If no active burrows or burrowing owls are
observed, no further mitigation is required. If a
lapse in construction of 15 days or longer occurs
during the nesting season, additional
preconstruction surveys shall be repeated before
work may resume.
b. If burrowing owls or active burrows are identified
within the project site during the preconstruction
surveys, the following measures shall be
implemented:
1. During the non-breeding season for
burrowing owls (September 1 through
January 31), exclusion zones shall be
established around any active burrows
identified during the preconstruction
survey. The exclusion zone shall be no
Roberts’ Ranch Specific Plan Project
January 2017

Party Responsible for
Implementation
Project applicant/biologist
(approved by CDFW)

Implementation
Timing

Agency Responsible for
Reviewing/Monitoring

Requirement to be
noted on grading
plans prior to
issuance of grading
permit.

City of Vacaville Community
Development and CDFW

Monitoring Action
Confirm procedures are
noted on construction
plans.
Conduct surveys for
burrowing owl nest sites.
If nests are identified the
protocol outlines in the
mitigation measure is
required to be followed.

14 days prior to any
grading activities, if
a lapse of 15 days
or longer occurs
during the nesting
season additional
surveys required
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Mitigation Measure

Party Responsible for
Implementation

Implementation
Timing

Agency Responsible for
Reviewing/Monitoring

Monitoring Action

less than 160 feet in radius centered on
the active burrow. With approval from
CDFW, burrowing owls shall be passively
evicted and relocated from the burrows
using one-way doors. The one-way doors
shall be left in place for a minimum of 48
hours and shall be monitored daily to
ensure proper function. Upon the end of
the 48-hour period, the burrows shall be
excavated with the use of hand tools and
refilled to discourage reoccupation.
2. During the breeding season (February 1
through August 31), a qualified biologist
familiar with the biology and behavior of
this species shall establish exclusion
zones of at least 250 feet in radius
centered on any active burrow identified
during the preconstruction survey. No
construction activities shall occur within
the exclusion zone as long as the burrow
is active and young are present. Once the
breeding season is over and young have
fledged, passive relocation of active
burrows may proceed as described in
measure b.1, above.
3. The buffer widths may be reduced in
consultation with CDFW and with the
following measures:
 A site specific plan shall be prepared
that documents and described how the
nesting or wintering owls would not be
adversely affected by construction
activities;
 Monitoring shall occur by a qualified
biologist approved by CDFW. All

Roberts’ Ranch Specific Plan Project
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Mitigation Measure
monitoring shall be conducted for a
sufficient time, for a minimum of 10
consecutive days following initiation of
construction and it is shown the owls do
not exhibit adverse reactions to
construction activities;
 Burrows are not in danger of collapse due
to equipment traffic; and
 Monitoring is continued at least once a
week through the nesting/wintering cycle at
the site and no change in behavior by owls
is observed; biological monitoring reports
shall be submitted to CDFW.
BIO-3 Mitigation for the permanent loss of burrowing owl
foraging habitat for urban development or other
permanent facilities shall be provided at a 1:1
land/area ratio. The final acreage for mitigation
calculations shall be determined based on final
design of the open space areas within the project
site. This measure may be accomplished in
conjunction with Swainson’s hawk Mitigation BIO4, below, provided the following additional
measures are implemented.
 At least 5 acres of mitigation area shall be
permanently taken out of agricultural
production, either on the project site or in
another suitable location, to provide suitable
nesting habitat and cover for burrowing owls.
 At least four artificial burrow complexes (three
multi-entrance burrows per complex) shall be
installed within the habitat set aside for
burrowing owls.
 Vegetation within the owl habitat shall maintain
an average effective vegetation height less than
or equal to 6 inches from February 1 to April 15,
Roberts’ Ranch Specific Plan Project
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Party Responsible for
Implementation

Implementation
Timing

Agency Responsible for
Reviewing/Monitoring

Monitoring Action

Project applicant
City of Vacaville Community
Development Department

Prior to issuance of
grading permits

The City shall ensure the
project applicant
purchases foraging
habitat, or obtains
conservation easements
for land deemed suitable
for foraging habitat and
complies with the
additional requirements
listed in the mitigation
measure, including
preparing an Open
Space Management
Plan.
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Mitigation Measure

Party Responsible for
Implementation

Implementation
Timing

Agency Responsible for
Reviewing/Monitoring

Prior to issuance of
grading permits if
issued during the
nesting season

City of Vacaville Community
Development Department

Monitoring Action

when owls typically select mates and nest
burrows. In addition, tree and shrub canopy
cover shall be limited to the edges of the set
aside area and shall not be within 200 feet of
the artificial burrows.
 Burrowing owl habitat mitigation areas shall be
subject to deed restrictions that would limit
future urban development.
 An Open Space Maintenance Plan shall be
prepared and implemented to insure open space
lands within the project site and mitigation lands
are maintained, to the extent feasible, to be
compatible for use by burrowing owl.
 Adequate funding shall be provided to manage
the owl mitigation area, including maintenance
of the artificial burrows and grass height, in
perpetuity.
Swainson’s Hawk
BIO-4 This Mitigation Measure is consistent with Avoidance
and Minimization Measures SH-1 through SH-5 in the
Solano HCP (Solano County Water Agency 2012).
a. If construction occurs during the nesting
season for Swainson’s hawk (March 1 through
August 31), a qualified biologist approved by
the CDFW shall conduct preconstruction
surveys no more than 15 days prior to
construction to identify nesting Swainson’s
hawk within 0.25 mile of the project site. If a
lapse in project-related construction activities
of 15 days or longer occurs, additional
preconstruction surveys shall be conducted
prior to reinitiating work.
b. If an active Swainson’s hawk nest is identified
within 0.25 mile of the project site, an exclusion
Roberts’ Ranch Specific Plan Project
January 2017

Project applicant/biologist
Confirm nest surveys
completed and if nests
are identified an
exclusion buffer is to be
established in
consultation with the
biologist and CDFW. The
area is to avoided until
the nesting cycle has
completed.
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Mitigation Measure

Party Responsible for
Implementation

Implementation
Timing

Agency Responsible for
Reviewing/Monitoring

Prior to the
issuance of grading
permits

City of Vacaville Community
Development
Department/CDFW

Monitoring Action

buffer shall be established in consultation with
the biologist and CDFW. No construction work
such as grading, earthmoving, or any operation
of construction equipment shall occur within the
buffer zone except as provided below in
mitigation measure BIO-5 and in consultation
with CDFW. Construction may commence
normally in the buffer zone if the nest becomes
inactive (e.g., the young have fully fledged), as
determined by the qualified biologist.
BIO-5 The project applicant shall mitigate for the loss of
Swainson’s hawk irrigated foraging habitat by
preserving a minimum of 1:1 land/area ratio of similar
habitat. The final acreage for mitigation calculations
shall be determined based on final design of the
open space areas within the project site. The
preservation of the mitigation area shall be
accomplished through purchase of credits from a
bank approved by the CDFW to provide such credits,
such as the Elsie Gridley Mitigation Bank or the
Burke Ranch Conservation Bank (CDFW 2016) or
through preservation of irrigated agricultural lands
protected in perpetuity by a conservation easement.
Such an easement shall include provisions that
provide for agricultural uses that are compatible with
Swainson’s hawk foraging needs. Agricultural
foraging habitats shall consist of alfalfa, tomatoes,
other annual vegetable row crops, and grain. The
mitigation area shall not include crop types and land
uses incompatible with Swainson’s hawk foraging.
The following additional restrictions and prohibited
uses, at a minimum, shall also be noted as forbidden
within the conservation easement:
 Commercial feedlots, which are defined as any
open or enclosed area where domestic
Roberts’ Ranch Specific Plan Project
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Project applicant
The City shall ensure the
project applicant
purchases forging
habitat, obtains
conservation easements,
or purchase credits from
an approved mitigation
bank for land deemed
suitable for foraging
habitat and complies with
the additional
requirements listed in the
mitigation measure.
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Mitigation Measure

Party Responsible for
Implementation

Implementation
Timing

Agency Responsible for
Reviewing/Monitoring

No more than 72
hours prior to
issuance of grading
permits if issued
during the nesting
season

City of Vacaville Community
Development

Monitoring Action

livestock are grouped together for intensive
feeding purposes.
 Horticultural specialties, including sod, nursery
stock, ornamental shrubs, ornamental trees,
Christmas trees, or flowers.
 Commercial greenhouses or plant nurseries.
 Commercial aquaculture of aquatic plants,
animals, and their byproducts.
 Planting orchards or vineyards for the
production of fruits, nuts, or berries except in
designated farmstead areas.
 Cultivation of perennial vegetable crops such
as artichokes and asparagus, as well as annual
crops such as cotton or rice.
 Construction, reconstruction, or placement of
any building, billboard or sign, antennas,
towers, and facilities for generation of electrical
power, or any other structure or improvement of
any kind, except as may be specifically
permitted in site-specific management plan.
Acreage occupied by any such existing facilities
may not be counted toward mitigation
requirements.
The City shall consult with CDFW prior to approving the
site, conservation easement, and conservation easement
holder.
Northern Harrier, White-Tailed Kite, Loggerhead
Shrike, and Mountain Plover
BIO-6 Impacts from construction-related noise may
occur to avian wildlife if construction occurs
during the breeding season (i.e., February 1–
August 31 for most bird species; and January 1–
August 31 for raptors). Protection of general bird
species shall be accomplished by either
Roberts’ Ranch Specific Plan Project
January 2017

Project applicant/biologist
Confirm completion of
nest surveys and if nests
are identified, the area is
to be mapped and
flagged appropriately to
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Mitigation Measure
scheduling construction between July 15 and
February 1, or if construction must occur during
the nesting season (February 1–July 15). A onetime biological survey for nesting bird species
shall be conducted by a qualified biologist in all
suitable habitat for the presence of nesting birds
72 hours prior to the commencement of work. If
any active nests are detected, the area shall be
flagged and mapped on construction plans along
with a minimum 25-foot buffer up to a 300-foot
maximum for raptors, as determined by the
qualified biologist. These areas shall be avoided
until the nesting cycle is complete, or it is
determined that the nest has failed.
BIO-7 To mitigate for the loss of potentially jurisdictional
waters of the United States and/or waters of the
State, the project applicant shall create, preserve,
or restore an equivalent amount of jurisdictional
waters not exempt from Sections 404 or 401 of
the Clean Water Act. Actual mitigation acreage
requirements shall be adjusted in conjunction with
the U.S. Army Corps of Engineers and the
Regional Water Quality Control Board. Mitigation
may be accomplished by either of the following:
a. Creation of similar habitat either on- or off-site
at an appropriate mitigation site; or
b. Purchase of the appropriate number of
credits at an agency-approved off-site
wetland mitigation bank. The Elsie Gridley
Mitigation Bank services in Solano County
has been approved by the USFWS to provide
wetland mitigation credits (ACOE 2016).
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Party Responsible for
Implementation

Implementation
Timing

Agency Responsible for
Reviewing/Monitoring

Monitoring Action
ensure the areas are
avoided until the nesting
cycle has completed.

Project applicant

Prior to issuance of
grading permits

City of Vacaville Community
Development/USFWS

The City shall ensure the
project applicant has
created, preserved, or
restored an equivalent
amount of jurisdictional
waters.
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CUL-1 If deposits of prehistoric or historical
archaeological materials are encountered during
construction activities, all work within 25 feet of
the discovery shall be redirected until an
archaeologist is contracted to assess the finds,
consult with agencies and descendant
communities (as appropriate), and make
recommendations for the treatment of the
discovery. If preservation in place is not feasible,
the archaeologist shall evaluate the deposit for its
eligibility for listing in the California Register of
Historical Resources. If the deposit is not eligible,
mitigation is not necessary. If the deposit is
eligible, mitigation shall include excavation of the
archaeological deposit in accordance with a data
recovery plan (see CEQA Guidelines Section
15126.4(b)(3)(C)). The City of Vacaville shall
ensure that descendant communities are
consulted for their input and concerns during the
development and implementation of any mitigation
plan.
Upon completion of the evaluation and/or
mitigation, the report shall be submitted to the City
of Vacaville, the applicant, the Northwest
Information Center at Sonoma State University,
and descendant communities.
CUL-2 In the event that human remains are encountered,
the on-site construction foreman shall stop all work
within 25 feet of the discovery and shall immediately
contact the City’s Community Development
Department and the County Coroner. At the same
time, a qualified archaeologist shall be contacted to
assess the situation and consult with agencies as
appropriate. On-site construction workers shall not
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Party Responsible for
Implementation
Implementation
Timing
CULTURAL RESOURCES
Project applicant/archeologist

Requirements shall
be noted on all
subdivision
construction plans.

Agency Responsible for
Reviewing/Monitoring
City of Vacaville Community
Development/archeologist

During site
grading/trenching

City confirm project plans
include the required
notes.
Construction work will
stop within 25-feet (and
be redirected) if any
subsurface archeological
resources are unearthed.
An archeologist is
required to assess the
resource, consult with
the appropriate entities
and recommend
treatment. The
archeologist is to prepare
a report to be provided to
the City once mitigation
has been completed.

During site
grading/trenching

Project applicant/contractor

Monitoring Action

City of Vacaville Community
Development & Public Works
Departments.
County Coroner
Project archeologist

All construction work will
stop within 25-feet (and
be redirected) if any
human remains are
unearthed. The County
Coroner t is required to
assess the resource, and
consult with an
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Party Responsible for
Implementation

Mitigation Measure

Implementation
Timing

Agency Responsible for
Reviewing/Monitoring

Monitoring Action
archeologist to handle
contacting the
appropriate entities if the
remains are native
american. The
archeologist is to prepare
a report to be provided to
the City once mitigation
has been completed.

collect or move any human remains and associated
materials. If the human remains are of Native
American origin, the coroner must notify the Native
American Heritage Commission within 24 hours of
this identification. The Native American Heritage
Commission shall identify a Most Likely Descendant
to inspect the site and provide recommendations for
the proper treatment of the remains and associated
grave goods. Upon completion of the assessment,
the archaeologist shall prepare a report
documenting the methods and results, and provide
recommendations for the treatment of the human
remains and any associated cultural materials, as
appropriate, and in coordination with the
recommendations of the Most Likely Descendant.
The report shall be submitted to the City of Vacaville
Community Development Department and the
Northwest Information Center, and descendant
communities.

HYDROLOGY, WATER QUALITY AND DRAINAGE
HYDRO-1

Consistent with General Plan policies
SAF P3.1, P3.3, P3.4, and P4.4, and with
City standard conditions of approval for
storm drain improvements, numbers 8
and 9, the final design of the project shall
be required to adequately direct all flows
to the existing detention basin and
prohibited from increasing the area
subject to flooding downstream. In order
to demonstrate compliance with these
requirements, the project applicant will be
required to prepare a Storm Drain Master
Plan (SDMP) prior to issuance of
improvement plans for the development
which would reduce this impact to less
than significant. The SDMP shall provide
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Project applicant/engineer

Prior to approval of
improvement plans

City of Vacaville Community
Development and Public Works
Departments

The City shall ensure the
project applicant
prepared a SDMP that
meets the City’s
standards and
demonstrates no
increase in downstream
flooding.
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Mitigation Measure

Party Responsible for
Implementation

Implementation
Timing

Agency Responsible for
Reviewing/Monitoring

Monitoring Action

the necessary calculations to adequately
demonstrate that the proposed drainage
facilities adequately convey the design
runoff from the project and adequately
mitigate the impacts of increased runoff.
In accordance with the City’s Storm Drain
Design Standards, the SDMP shall be
prepared prior to the approval of the final
map/improvement plans and shall
include, but is not limited to, the following
items:
 A topographic map of the drainage shed
and adjacent areas as necessary to
define the study boundary. The map
shall show existing and proposed
ground elevations (including preliminary
building pads), with drainage sub-shed
areas in acres, and the layout of the
proposed drainage improvements.
 A map showing analysis points,
proposed street grades, storm drainage
facilities, and overland release paths
with required easement locations for
overland flow across private property.
 Preliminary pipe sizes with hydraulic
grade lines, design flows, inverts, and
proposed ground elevations at analysis
points. This information shall be
provided on the map showing the layout
of the proposed drainage facilities.
 Summary of the detention basin and
pump station including:
o Additional pumping capacity added
with this project.
o Summary of detention storage
Roberts’ Ranch Specific Plan Project
January 2017
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Mitigation Measure

Party Responsible for
Implementation

Implementation
Timing

Agency Responsible for
Reviewing/Monitoring

Monitoring Action

Prior to approval of
improvement plans

City of Vacaville Community
Development and Public Works
Departments

The City shall ensure the
project applicant
provides documentation
that the project will not
increase off-site flooding
and has conducted a
hydraulic analysis of
facilities downstream of
the City’s detention
basin.

capacity.
o Proposed operations plan.
o Downstream improvements or
maintenance.
o Proposed alterations required to avoid
any increase in peak flows or areas
subject to flooding. Such alterations
may include, among other measures:
 Adjustments to grading plans;
 Adjustments to storm water
system design;
 Adjustments to pump station
operations.
HYDRO-2
a.
b.

Project applicant/engineer
Implement Mitigation Measure HYDRO-1.
The applicant shall conduct additional study
of off-site drainage and flood conditions to
demonstrate to the satisfaction of the City
Engineer and Director of Public Works that
the project shall not result in an increase in
the depth or extent of flooding off-site,
consistent with City Standard Conditions of
Approval numbers 8 and 9. As part of the
Storm Drain Master Plan, the applicant shall
conduct a hydraulic analysis of the
conveyance facilities downstream of the
detention basin to determine the capacity of
the downstream conveyance, the extent of
the area subject to flooding under pre- and
post-development conditions, and to identify
the necessary mitigation measures that
would reduce flooding to predevelopment
levels. If mitigation measures are
determined to be necessary based on
detailed hydraulic analysis, such measures
shall be incorporated into final project
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Mitigation Measure

Party Responsible for
Implementation

Implementation
Timing

Agency Responsible for
Reviewing/Monitoring

Monitoring Action

improvement plans.

PUBLIC UTILITIES
The project applicant shall pay connection fees
as determined by the City’s Department of
Utilities and specified in the City’s DIF program.
The project applicant shall fund construction of
any trunk sewer improvements needed
upstream of the point where the Alamo/Fry
trunk sewer and the CSP-S trunk sewer are
combined under the DIF 54A project, beginning
at the proposed project’s point of connection.

Project applicant

TRAFF-1 At the Leisure Town Road (Jepson Parkway) /
Elmira Road intersection (#6), the Project shall install the
following improvements or pay in-lieu traffic fees to the
City:
 Widen the north leg to provide one additional
through lane; this includes widening the north leg of
the intersection to accommodate the second
northbound through receiving lane.

Project applicant

WW-1
WW-2

Prior to issuance of
building permits.

City of Vacaville Community
Development, Utilities, and
Public Works Departments

The City shall ensure the
project applicant pays
the required connection
fees and fees to fund
construction of the trunk
sewer.
The City shall ensure
design of sewer
improvements meet
requirements established
by conditions of project
approval.

City of Vacaville Community
Development and Public Works
Departments

The City shall ensure the
required in-lieu traffic
fees have been paid in
order to make the
required improvements
to Leisure Town
Road/Elmira Road

Prior to approval of
improvement plans
for phases requiring
sewer
improvements.

TRANSPORTATION AND CIRCULATION
Prior to issuance of
building permits

The City shall implement these improvements or shall
apply the in-lieu fee towards implementation of the Jepson
Parkway Improvement Project. At this intersection, the
Jepson Parkway Improvement Project will provide:
 Northbound approach - two left-turn lanes, one
through lane and one shared through-right turn lane
 Southbound approach - one left turn lane, two
through lanes and one right-turn lane
 Eastbound approach - two left-turn lanes, one through
lane and one right-turn lane
 Westbound approach - one left-turn lane, one through

Roberts’ Ranch Specific Plan Project
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Implementation
Timing

Agency Responsible for
Reviewing/Monitoring

Monitoring Action

Project applicant

As part of
subdivision
improvement
construction and/or
prior to issuance of
building permits

City of Vacaville Community
Development and Public Works
Departments

TRAFF-2b Widen Leisure Town Road (Jepson Parkway)
to provide two lanes in the southbound direction between
Ulatis Road and Elmira Road.

City of Vacaville

Per capital
improvement
program.

City of Vacaville Public Works
Department

TRAFF-3 Roundabouts and traffic circles shall be
designed to accommodate fire trucks and other large
vehicles to travel through the intersection at an appropriate
speed for emergency response. On-street parking shall be
prohibited near the traffic circles to ensure clear passage.
All traffic calming devices shall be designed in accordance
with City standards and be approved by the City.
TRAFF-4 The project-level site plan shall be submitted for
each phase of the project development for review and
approval by the City to ensure safe and direct facilities for
pedestrians, bicyclists, and transit riders are provided and
the design does not conflict with adopted plans, policies,
and programs related to such facilities.

Project applicant

To be included on
the final
improvement plans

City of Vacaville Community
Development and Public Works
Departments

Project applicant

To be include on the
final improvement
plans for each
project phase.

City of Vacaville Community
Development and Public Works
Departments

TRAFF-5 The City of Vacaville shall implement the
following improvements to mitigate operations at the six
impacted intersections. The project shall pay in-lieu traffic
fees to the City.

Project applicant & City of
Vacaville

Prior to issuance of
building permits &
during annual
monitoring on
intersection
operation.

City of Vacaville Community
Development and Public Works
Departments

TRAFF- 5a At the Leisure Town Road (Jepson Parkway) /

City of Vacaville

As part of annual

City of Vacaville Public Works

The City shall ensure the
required in-lieu traffic
fees have been paid and
that any project-required
street improvements are
included on construction
plans.
The City shall continue
construction planning for
the Jepson Parkway and
incorporate this segment
into future roadway
plans.
The City shall ensure the
final improvement plans
have been designed to
City and fire standards to
address fire truck access
and traffic calming
elements.
The City shall ensure the
site/improvement plans
include safe access for
pedestrians, bicyclists
and transit riders and
does not conflict with city
policies.
The City shall ensure the
required traffic in-lieu
fees are paid. The
intersections shall be
included in the City’s
annual monitoring for
CIP planning purposes.
The City shall include

Mitigation Measure
lane and one right-turn lane
TRAFF-2a The project shall install the following
improvements or pay in-lieu traffic fees to the City:
 Widen Leisure Town Road (Jepson Parkway) to
two lanes in each direction between Marshall
Road and Elmira Road and between Elmira
Road and Ulatis Road.

Roberts’ Ranch Specific Plan Project
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Implementation
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Mitigation Measure

Party Responsible for
Implementation

Agency Responsible for
Reviewing/Monitoring

CIP budgeting and
planning activities.

Department

this phase of the Jepson
Parkway in its CIP
annual planning and
continue to pursue full
implementation of the
Jepson Parkway.

City of Vacaville Public Works
Department

As part of Jepson
Parkway
construction.

City of Vacaville Community
Development and Public Works
Departments

The City shall ensure a
traffic signal is included
in the Jepson Parkway
plans and installed at the
Leisure Town Rd/Ulatis
Road intersection as part
of that phase of the
Jepson Parkway project.

City of Vacaville Public Works
Department

As part of Jepson
Parkway Phase 1
construction.

City of Vacaville Community
Development and Public Works
Departments

The City shall ensure
they have constructed
the improvements at
Leisure Town Road and
Elmira Road as part of
the Jepson Parkway
project.

Sequoia-White Pine Street (#4) intersection, the City shall
implement the following improvements:
 Add a through lane on southbound Leisure Town
Road to provide one left-turn lane, one through
lane and one shared through-right lane on the
southbound approach.

Widen the south leg of the intersection
to provide a corresponding receiving
lane.
This mitigation is consistent with the ultimate configuration
of Jepson Parkway, but is not part of the Jepson Parkway
Road Widening Project which the City is currently
implementing. This is a temporary impact until the ultimate
Jepson Parkway is constructed. With the mitigation the
intersection would operate at LOS B or better during both
peak hours.
TRAFF-5b At the Leisure Town Road (Jepson Parkway) /
Ulatis Road (#5) intersection, the City shall implement the
following improvements:

Install a traffic signal.
This mitigation is consistent with the ultimate configuration of
Leisure Town Road (Jepson Parkway) which the City is
currently implementing. The Jepson Parkway Improvement
Project will provide a traffic signal at this location with two
through lanes in the northbound and southbound directions.
Implementation of the mitigation would improve the
intersection operations to LOS B or better in both peak hours.
TRAFF-5c At the Leisure Town Road (Jepson Parkway) /
Elmira Road (#6) intersection, the City shall implement
the following improvements: Northbound – add a second
left-turn lane and a second through lane.
 Southbound – add a second through lane to
provide one left-turn, two through and one rightturn lane.
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Monitoring Action

Implementation
Timing
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Mitigation Measure

Implementation
Timing

Agency Responsible for
Reviewing/Monitoring

Monitoring Action

Project applicant

Prior to approval of
improvement plans,
and
Prior to completion
of improvements to
the associated
phase of project
construction.

City of Vacaville Community
Development and Public Works
Departments

City of Vacaville Public Works
Department

Prepare plans prior
to approval of
improvement plans
and construct as
part of project or
Jepson Parkway
project.

City of Vacaville Community
Development and Public Works
Departments

The City shall ensure the
applicant has designed
the intersection, if not
already constructed by
the City, and that the
project installs a traffic
signal at the Leisure
Town Road/Marshall
Road intersection and
the City completes
roadway improvements
to this intersection.
The City shall ensure
improvements have been
made to the Leisure
Town Road/Alamo Drive
intersection.

City of Vacaville, Public Works
Department

During annual CIP
project planning.

City of Vacaville Public Works.

Party Responsible for
Implementation



Eastbound – add two left-turn lanes in addition to
the existing through lane and right-turn lane.
 Westbound – add a left-turn lane and a right-turn lane
to the existing through lane.
TRAFF-5d At the Leisure Town Road (Jepson Parkway) /
Marshall Road (#7) intersection, the project shall install a
traffic signal and the City shall implement the following
improvements:
 Northbound – add a second through lane.
 Southbound – add a second through lane.
This mitigation is consistent with the ultimate configuration
of Leisure Town Road (Jepson Parkway) which the City is
currently implementing. Implementation of the mitigation
would improve the intersection operations to LOS D or
better during both peak hours.
TRAFF-5e At the Leisure Town Road (Jepson Parkway) /
Alamo Drive (#8) intersection, the City shall implement the
following improvements:

Northbound – add a second through lane.

Southbound – add a second through lane.
This mitigation is consistent with the ultimate configuration of
Leisure Town Road (Jepson Parkway) which the City is
currently implementing. Implementation of the mitigation would
improve the intersection operations to LOS D or better during
both peak hours.
The Jepson Parkway Improvement Project would also add
a southbound right-turn lane and a westbound right-turn
lane to provide one left-turn, one through lane and one
right-turn lane on the eastbound and westbound
approaches.
TRAFF-5f At the Elmira Road / Nut Tree Road (#17)
intersection, the City shall implement the following
improvements:
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The City shall evaluate
the feasibility of installing
the improvements as part
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Mitigation Measure


Party Responsible for
Implementation

Implementation
Timing

Agency Responsible for
Reviewing/Monitoring

Monitoring Action
of annual CIP prioritizing
based on monitoring of
the intersection
operation.

Southbound – restripe the inside southbound
through lane to an exclusive left-turn lane,
providing two left-turn lanes, one through lane
and one shared through-right lane.

Implementation of the changes in lane striping would
improve the intersection operations to LOS D or better
during both peak hours. However, the proposed
geometrics may not be feasible for operational reasons.
This intersection was identified as operating unacceptably
in the General Plan EIR.
TRAFF-6 The City of Vacaville shall implement the
following improvements to mitigate operations at the
impacted intersection. The project shall pay in-lieu traffic
fees to the City.
Implementation of the mitigation would improve the
intersection operations to LOS D or better during both
peak hours. However, the proposed geometrics may not
be feasible for operational and safety reasons. Additional
right-of-way would not be available to provide additional
lanes in a different configuration.
TRAFF-7a Widen Leisure Town Road (Jepson Parkway)
to two through lanes in each direction between south of the
Vanden Road and Elmira Road intersections.
This mitigation is consistent with the ultimate configuration
of Leisure Town Road (Jepson Parkway) currently being
implemented by the City. The mitigation would increase
the road capacity and allow the traffic volumes to be at
LOS C or better during the AM and PM peak hours.
TRAFF-7b Widen Leisure Town Road (Jepson Parkway)
to provide two lanes in each direction between Ulatis Road
and Orange Drive.
This mitigation is consistent with the ultimate configuration
of the Jepson Parkway Concept Plan but is not part of the
Jepson Parkway Road Widening Project which the City is
Roberts’ Ranch Specific Plan Project
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City of Vacaville Public Works
Department

As part of City CIP
construction
program.

City of Vacaville, Department of
Public Works

Ensure that final
construction plans reflect
the required design for
the Jepson Parkway.

City of Vacaville, Public Works
Department

As part of City CIP
construction
program.

City of Vacaville, Public Works
Department

Continue preparation of
Phase 2 for the Jepson
Parkway and ensure that
construction plans
incorporate the required
lanes.
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Mitigation Measure
currently implementing. The mitigation would increase the
road capacity and allow the traffic volumes to be at LOS C
or better during the AM and PM peak hours.
TRAFF-8 The City shall implement the following
improvements and the project shall pay in-lieu fees to the
City for the acquisition of necessary right-of-way and
installation of the improvements:
 Widen Leisure Town Road (Jepson Parkway) to
two through lanes in each direction south of the
Vanden Road/Leisure Town Road intersection.
This mitigation is consistent with the ultimate configuration
of Leisure Town Road (Jepson Parkway) currently being
implemented by the City.
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Party Responsible for
Implementation

Project applicant/ City of
Vacaville Public Works
Department

Implementation
Timing

Agency Responsible for
Reviewing/Monitoring

Monitoring Action

Payment of in-lieu
fees prior to
issuance of building
permits.
City timing for
construction per
Jepson Parkway
Phase 1
improvement plans.

City of Vacaville Community
Development and Public Works
Departments

The City shall ensure the
applicant has paid the
required fees and the
City implements the
required improvements
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