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EXHIBIT B 
 

FARMSTEAD DEVELOPMENT PROJECT 
 

Vesting Tentative Map, Planned Development, and Park Master Plan 
Conditions of Approval 

File No. 18-131 

 
I. Standard Conditions of Approval: 

 
The Applicant (AJ Craig Development) shall comply with the applicable Standard 
Conditions of Approval.  In the event of a conflict between the Standard Conditions of 
Approval and these Conditions, these conditions shall prevail.   
 

II. Project-Specific Conditions: 
 
The Applicant (AJ Craig Development) shall comply with all General Plan & ECAS policies 
and General Plan & ECAS EIR mitigation measures identified in the Modified Initial Study 
(Draft EIR Appendix B) as reducing the environmental impacts associated with 
development and shall comply with the following Project-Specific Conditions: 
 

COMMUNITY DEVELOPMENT 
 
General Requirements 
 

1. This action approves the Farmstead Vesting Tentative Map.  The Vesting Tentative Map 
allows the subdivision of a 20-acre parcel for the purpose of creating individual parcels for 
single-family residential development and establishing associated public park, open space, 
and pedestrian/trail areas of approximately 5 acres total in accordance with the Farmstead 
Planned Development.  The Vesting Tentative Map shall allow the creation of 130 single 
family residential parcels.   
 

2. This action approves the Farmstead Planned Development with alternate development 
and design standards as identified in the Conditions of Approval (below). 

 
3. This action approves the Design Review for the Park Master Plan including design 

review approval for the public park within the Farmstead Planned Development.  The Park 
Master Plan is approved as the design approval for the park and open space lands within 
the project. 

 
4. The approvals of the Vesting Tentative Map, Planned Development, and Design Review of 

the Park Master Plan shall be effective upon the recordation of the annexation and the 
subsequent completion of the Cancellation of the Williamson Act Contract.  The approvals 
shall expire two years after the date of the cancellation of the Williamson Act Contract, 
unless a Final Map is recorded and Building Permits are issued and construction 
commenced and diligently pursued prior to the expiration date, or an application for a time 
extension is filed prior to the expiration date. 
 

5. Plans submitted for Building Permits or construction improvements shall be in substantial 
compliance with the Planned Development and with plans approved by this action and 
dated approved on __________, 2018,  except as modified by these conditions of 
approval.  Any modifications to the approved Vesting Tentative Map, development plan, 
project description, design standards or landscape plans, except as modified by these 



 

conditions of approval, shall be subject to review from the Planning Commission and 
approval from City Council. 
 

6. The Standard Conditions of Approval and the Project Specific Conditions set forth herein 
shall run with the land and shall apply to the Project Applicant and to all future owners of 
the property. (Cohn v. County Board of Supervisors (1955) 135 Cal. App. 2d 180, 184) 
 

7. Plans submitted for Final Map, Public Improvements and Building Permits shall include a 
cover letter identifying the sheet numbers that correspond to each condition of approval. 
 

8. The Applicant and Developer for each phase of construction in Farmstead shall comply 
with all measures noted in the Mitigation Monitoring and Reporting Plan for the Project 
Environmental Review, including those measures established by the General Plan Update 
EIR and deemed as adequately addressing the impacts of the proposed project.  Plans 
submitted for Building Permits and Improvement Plans shall confirm compliance with all 
applicable mitigation measures. 

 
9. Prior to approval of Improvement Plans, developers shall work with the Community 

Development Department to create a construction phasing plan, fencing plan, list of 
contacts, and noticing plan to provide the existing residents within a 300 ft. radius of the 
project site with progressive information during the construction of the project. 

 
10. The project shall comply with the following cultural resources protection requirements: 

 
a. A Tribal Cultural Monitor program shall be established for the excavation and 

trenching phases of the project.  Evidence of contractual obligations and 
procedures for monitoring of cultural resources shall be provided to the 
satisfaction of the Community Development Director prior to issuance of grading 
permits. 

b. The project shall provide pre-construction cultural resources sensitivity training to 
excavation contractor staff prior to commencement of grading activity.  The 
project developer shall provide evidence of such training program from the Yocha 
Dehe Cultural Resources Department prior to issuance of grading permits. 

c. Should archaeological remains, cultural or tribal artifacts be encountered during 
any phase of construction, all construction activity in the general vicinity of the 
find shall be halted and a qualified archaeologist and the Community 
Development Director shall be notified immediately.  Work on the project shall 
not be resumed until a mitigation plan with adequate measures for site protection 
is reviewed and approved by the Community Development Director. 

 
11. Section 14.09.072.150 (D) of the City of Vacaville Land Use and Development Code 

states: “A permit or entitlement may be revoked for reasons which include, but are not 
limited to, any of the following: (1) Failure to comply with the original approval or with one 
or more of the project conditions as originally approved; or the construction or development 
of the subject property is not in substantial conformance with the project as approved; (2) 
Upon a determination that the permit or entitlement was obtained or extended upon fraud 
or misrepresentation; and (3) Upon a determination that the project violates a provision of 
the Municipal Code or is not operating in conformance with the performance standards”. 
 

12. The Applicant and Developer shall comply with these conditions of approval and all 
applicable provisions of the Vacaville Municipal Code (Zoning, Subdivision, Building 
Codes, etc.), the Vacaville General Plan and any applicable policy plan or specific plan, as 
such provisions may be amended from time to time including, but not limited to, Vacaville 



 

Municipal Code Section 14.09.072.190, which requires, except as otherwise provided by 
law (e.g. Government Code 664.74.9) that the Applicant shall defend, indemnify, and hold 
harmless the City and its officials and employees in any action, claim or proceeding 
brought by any person or entity to overturn, set aside, or void any permit, entitlement, or 
approval issued or granted by the City to the Applicant.  The City shall promptly notify the 
Applicant of any such action, claim or proceeding and the City shall cooperate with 
Applicant in the defense thereof without contributing to the cost of such defense.  

 
13. The Applicant and Developer shall indemnify, defend and hold the City of Vacaville and its 

officers and employees harmless against all claims, suits or actions made against them 
arising out of or in connection with the ownership, occupancy, use or development of the 
project site, or any portion thereof, including the installation or construction of 
improvements thereon; however, this duty to indemnify and defend shall not extend to any 
claim, suit or action arising solely from the City or its officers or employees' negligence or 
misconduct. In addition, the Applicant shall comply with the requirements of Vacaville 
Municipal Code Section 14.09.072.190.  This duty to indemnify and defend shall continue 
through such time as the implementation of the project approvals is complete and all 
related warranty periods have expired. 

 
Vesting Tentative Map 

 
14. Construction Timing/Noise:  Construction Timing/Noise:  Hours of noise producing 

construction within 500 feet of an occupied residence shall be from 7:00 a.m. to 7:00 p.m. 
or dusk (one-half hour after sunset), whichever is earlier, Monday through Saturday.  
Construction activities shall conform to the following standards: 
 

a. There shall be no start-up of machines or equipment, no delivery of materials or 
equipment, no cleaning of machines or equipment and no servicing of equipment 
except during the permitted hours of construction;  

b. Radios played at high volume, loud talking and other forms of communication 
constituting a nuisance shall not be permitted; and  

c. There shall be no construction on Sundays or legal holidays.   
d. Exceptions to these time restrictions may be granted by the Director of 

Community Development for one of the following reasons:  (1) inclement weather 
affecting work; (2) emergency work; or (3) other work, if work and equipment will 
not create noise that may be unreasonably offensive to neighbors so as to 
constitute a nuisance.  The Director of Community Development must be notified 
and must approve the work in advance. 

 
15. CC&Rs (Conditions, Covenants and Restrictions): Prior to recording the Final Map, the 

CC&Rs (Conditions, Covenants and Restrictions) for the residential development shall be 
submitted for review and approval by the Directors of Community Development and Public 
Works.   The CC&Rs shall include the following: 
 

a. Storage of trash containers shall be out of view except on trash collection days.  
b. Accessory Structures, as defined by Section 14.02.014.020 (Terms – Definitions) of 

the Land Use and Development Code, shall not be permitted within the required side 
yards. 

c. No more than fifty (50) percent of the required front yard shall be paved with 
concrete, asphalt, pavers or other similar impervious materials. 

d. Trailers, boats or recreational vehicles may be parked on a Lot or parcel (rather 
than within a garage) provided that any such vehicle is parked in an enclosed 
area behind the side-yard fence, is maintained in a neat and clean manner, and 



 

is not visible from the public streets within the Property or from other Lots or 
parcels. 

 
16. Street Names: Proposed street names shall be submitted for review and approval by 

Community Development at the time of Final Map review.  Plans submitted for Final Map 
review shall include the street names as shown on the approved street name plan. 
 

17. Entry Monuments & Landscape: This action approves the conceptual design of entry 
monuments and public landscape features (landscaping, wall locations), subject to 
compliance with the designs adopted with the Planned Development.    Improvement Plans 
submitted to the Public Works Department shall depict the designs as they are shown in 
the project landscape plans, and shall be subject to the approval of the Directors of Public 
Works and Community Development.   

 
18. Improvement Plans & Public Spaces: Improvement Plans submitted to the Public Works 

Department shall include design details for all permanent and interim maintenance roads 
and/or non-vehicular pathways along the boundaries of the project site.  Plans shall depict 
the following improvements: 
 

a. Western Boundary – Orchard Avenue R.O.W. improvements as described in the 
Vesting Tentative Map. 

 
b. Southern Boundary – SID easement trail improvements as described in the Vesting 

Tentative Map. 
 

c. Eastern Boundary - Open Space Trail Area – Trail and landscaping as identified on 
the approved Park Master Plan and Vesting Tentative Map, including surfacing and 
width requirements subject to the approval of the Fire Department and Community 
Services Department.   
 

d. Northern Boundary, Fruitvale Avenue – Street improvements shall be extended to 
connect the project trails.   

 
19. Improvement Plans for Public Park Spaces:  Improvement plans for public park spaces 

shall be included with the Improvement Plans for the development as shown on the 
Vesting Tentative Map.  Improvement Plans shall show all design details as required by 
the Park Master Plan, subject to the review and approval of the Directors of Community 
Services, Public Works, and Community Development.   
 

20. Water Efficient Landscape: The Applicant and Developer shall prepare Private and 
Public Landscape Plans in accordance with the Planned Development and the City’s 
Water Efficient Landscape Requirements.  Landscape Plans submitted for Building Permits 
and Public Improvements shall include a Landscape Documentation Package depicting the 
information specified under Section 14.27.030.040 (Water Efficiency Landscaping – 
Elements of the Landscape Documentation Package) of the Land Use and Development 
Code, and shall include specific evaluation of water use standards and maintenance 
practices based on retention of the existing trees within the public landscape areas. 
 
Planned Development 
 

21. Single-Family Detached Homes:  The Planned Development approves the construction 
of 130 detached single-family homes in the Medium Density Residential (RM) zone district 
for the Farmstead project. 



 

 
22. Public Open Space & Park Areas:  The public park and trail areas for the Farmstead 

Planned Development shall consist of those park and open space areas shown on the 
project development plan, dated April 23, 2018.  These areas are required to ensure the 
project’s consistency with the General Plan and shall total approximately 5 acres in size 
and shall provide public landscaping, recreation facilities, and connecting trails within and 
around the perimeter of the project site.  The Applicant will be entitled to credits against the 
neighborhood park component of the Park and Recreation Development Impact Fee 
(34.5% of that fee) for the dedication of the land and cost of improvements to the public 
park, and shall enter into a fee credit agreement with the City in accordance with Municipal 
Code Section 12.174.060 B.1. 
 

23. Design Review Required for House Plans:  An application for Design Review shall be 
filed with the Community Development Department for review and approval of proposed 
house plans. 

 
a. Proposed house plan designs shall be subject to Design Review approval by the 

Community Development Director, subject to the Director’s finding that the proposed 
house plans comply with the City’s Residential Design Requirements and the 
requirements of the Planned Development. 
 

b. Residential house plans submitted for Design Review shall include all items required 
for a complete application to the City, and shall include the following materials:   

 A preliminary development plan for review by the decision-maker.  The 
development plan shall identify the house plan, elevation type, and minimum 
building setbacks as required by the Planned Development. 

 Architectural plans, including colors and materials exhibits, for all models 
proposed in the subdivision. 

 A preliminary front-yard landscape plan, including provision for street trees 
selected for the purpose of shading sidewalks and pathways. 

 
24. Residential Development Standards:  House plans for the Farmstead project shall 

comply with the following development standards: 
 

a. House Plans proposed for the subdivision shall conform to the development 
requirements of the Medium Density Residential (RM) zone district, except as 
modified by this Planned Development.  
 

b. 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. 
 

c. Elements such as porches, entry ways, featured windows, and recessed garages 
shall be incorporated into the design of front facades to help activate and provide 
visual detail facing the streetscape and the public park. 
 

d. Identical roof designs shall not be used on adjacent homes within the subdivision. 
 

e. The project shall include at least one model that incorporates/includes a design for 
an Accessory Dwelling Unit through either an internal floor plan revision or minor 
addition, subject to approval with the initial Design Review. Design Review approval 



 

would permit construction of the home with the Accessory Dwelling Unit or the later 
modification of the dwelling unit for the ADU subject to issuance of a building permit 
and compliance with the ADU standards incorporated in to State law. 

 
If an ADU is constructed on the ground floor with the construction of the new home, 
development standards may be: 

 FRONT: Minimum 15 ft. front setback to the living space.  Minimum 10 ft. to the 
front porch.  Minimum 20 ft. to the garage. 

 SIDES: Minimum 5 ft.  
 REAR:  Minimum 10 ft.  
 COVERAGE: must meet minimum setbacks.    

 
f. Property setbacks and lot coverage shall be as follows.  Any requests for variations 

shall require a modification approved by Planning Commission. 
 FRONT: Minimum 15 ft. front setback to the living space.  Minimum 10 ft. to the 

front porch.  Minimum 20 ft. to the garage. 
 SIDES: Minimum 5 ft.  
 REAR:  Minimum 15 ft.  
 COVERAGE: Maximum 45%.    

 
25. Plot Plans submitted for Building Permits shall include the following: 

 
a. Lot Coverage Percentage. 
b. Limitations on construction of accessory structures as detailed in the Planned 

Development. 
c. Landscape requirements, if any, as required by the Planned Development. 

 
26. Travis AFB Notification:  The project site is located within an “Airport Influence Area” for 

Travis AFB.  Prior to entering into any sale or lease of such land the property owner or 
developer shall provide the buyer or lessee with the following disclosure statement as 
required by Section 11010 of the Business and Professions Code and Sections 1102.6, 
1103.4 and  1353 of the Civil Code, related to aviation: 
 

“NOTICE OF AIRPORT IN THE VICINITY” 
 

“This property is presently located in the vicinity of an airport, within what is 
known as an airport influence area (Travis AFB). For that reason, the property 
may be subject to some of the annoyances or inconveniences associated with 
proximity to airport operations (for example: noise, vibration, or odors). Individual 
sensitivities to these annoyances can vary from person to person. You may wish 
to consider what airport annoyances, if any, are associated with the property 
before you complete your purchase and determine whether they are acceptable 
to you.” 

 
27. Avigation Easement for Travis AFB:  Prior to recordation of a Final Map, the developer 

shall record an Avigation Easement (Travis AFB) over the entire project site. 
 

28. Model Homes:  Model Home Complexes shall provide no less than one (1) off-street 
parking space for each model home on display.  Parking spaces shall be located within 
600 ft. of the model complexes.  All parking spaces for the model home complexes shall 
comply with Chapter 14.09.128 (Supplemental Standards, Off-Street Parking and Loading) 
of the Land Use and Development Code. Sales offices, signs and temporary improvements 
associated with the model complexes shall be removed prior to occupancy of the last 



 

dwelling unit constructed in the subdivision.  Sales offices located in an approved garage 
space shall be converted back into garage area. 
 

29. Model Home Signs: Plans submitted for Building Permits shall include a master sign plan 
for the subdivision during the initial sales phase.  Signage shall not be installed until and 
unless a Final Map has been recorded for the subdivision with the Solano County 
Recorder.  The master sign plan shall identify all proposed signs and shall comply with the 
following requirements: 
 

a. Two temporary signs not exceeding 32 sq. ft. in total area for each sign nor more 
than 6 ft. in height nor 10 ft. in horizontal length shall be allowed. 

b. The temporary signs shall be removed within 7 days of the sale of the final 
residential lot within the subdivision. 

c. No sign shall be located within 100 ft. of an occupied residence or building. 
   

Annexation Action 
 
30. Community Facilities District:  Prior to Final Map, the project shall join CFD 12.  

 
31. Provision of Public Park & Trail Facilities:  The approval and subsequent recordation of 

the first Final Map shall include the dedication of all public recreation and park facility lands 
to the City of Vacaville.  The Developer shall also enter into an agreement for the 
construction of park improvements with the following phasing:  

 
a. Rough grading permit shall include rough grading of the park site.  
b. Construction of the neighborhood park shall commence with the issuance of the 

85th residential building permit or prior to the start of the second phase of 
residential construction, whichever occurs first.   

c. Construction of the park shall be complete prior to the issuance of the 130th 
residential building permit.  

 
DEVELOPMENT ENGINEERING 

 
32. DE1. Tentative Map - Approval of the Final Map and Improvement Plans shall be 

consistent with the approved Tentative Map, prepared by Haddox Consulting Engineers 
dated April 25, 2018.  Unless otherwise stated in these conditions, the lots, streets, utilities, 
and grading shall generally be in conformance with the approved Tentative Map. 
 

33. DE2. Standard Conditions of Approval - The Developer shall comply with all applicable 
City of Vacaville Standard Conditions of Approval (Attachment A) for Tentative Maps.  In 
the event of a conflict between the Standard Conditions of Approval and these conditions, 
these conditions shall prevail.  

 
34. DE2. Project Improvement Plans and Grading Plans - Concurrent with the Final Map, 

the Developer shall submit Improvement and Grading Plans for review and approval of the 
City Engineer. The Development plans for this Tentative Map shall be prepared, designed, 
and signed by a Civil Engineer licensed in the State of California to the satisfaction of the 
Directors of Public Works and Community Development.  The plans shall be in accordance 
with the Ordinances, Standard Specifications, Policies, and requirements of the City of 
Vacaville.  

 
 

35. DE4. Final Map.  The Developer shall prepare Final Maps to create lots into the 



 

configuration; size and number of lots shown on the Tentative Parcel Map, in accordance 
with the requirements of the Subdivision Map Act and City of Vacaville Land Use and 
Development Code.  Final Maps shall be reviewed and approved by the City Surveyor and 
City Engineer.  Unless otherwise approved by the City Engineer, all dedications shall be 
completed as part of the Final Maps.  The Developer shall provide a copy of current title 
report and copies of all recorded deeds of parties having any recorded title interest in the 
property at the time of final map. 

 
36. DE5. City Standard Deviation - If a deviation to City Standards or other applicable 

roadway design standard is proposed, the deviation shall be submitted in writing to the City 
Engineer and a justification for each deviation shall be provided.  The Developer’s 
justification will be part of the project staff report.  Any deviation not approved as part of the 
project risks not being evaluated by Public Works and may require the project to go back 
through the approval process. 

 
Easements and Dedications  
 

37. DE7. Public Street Dedication - The Developer shall dedicate all necessary rights-of-way 
for public streets to correspond to the rights-of-way limits as shown on the Tentative Map.      
 

38. DE8. Public Utility Easement Dedications -  The Developer shall dedicate a minimum 
10-feet wide Public Utility Easement (PUE) behind the residential street right of way on 
each new public street, and over any other joint utility trench lines outside of this area that 
are needed to serve the project.  If utility companies request a PUE or if City utilities are 
located in areas where a PUE does not exist but are needed to serve the project, the 
Developer shall dedicate the requested PUE. 
 

39. DE9. Public Property Dedication – The Developer shall dedicate all necessary property 
along the 10 ft. walkway and park to correspond to the limits as shown on the Tentative 
Map.   
 

40. DE10. Solano Irrigation District (SID) – The following conditions shall apply to the SID 
property and canal: 

 
a. The Developer shall convey a 30ft wide drainage easement over the limits of the 

existing canal as shown on the tentative map as the 20ft wide and 10ft wide SID 
easements.  The Developer shall also ensure that the SID parcel owned in fee 
title that is adjacent to the canal is deeded to the City. 
 

b. Remove all debris and vegetation.  Also remove concrete with exposed re-bar, 
broken concrete that may be hazardous, randomly placed broken concrete and 
concrete determined by the Director of Public Work as rubbish.    It is not the 
City’s intent to remove concrete revetment to the extent that it disturbs the 
earthen bank. 
 

c. Install No. 2 rock slope protection along canal slopes at locations where needed 
to stabilize the bank as directed by the Director of Public Works.  Specifically, the 
eastern bank of the canal to protect the bank from further erosion into the 
existing wooden fences and the Laramie Way rear yards.   
 



 

d. Replace and repair the existing headwalls on the north and south ends of the 
canal with in-kind concreted rock slope protection utilizing No. 2 rock to the 
satisfaction of the Director of Public Works.   
 

e. Grade smooth a maintenance access road along the west side of the canal and 
remove all existing vegetation.  Road shall be graded to drain away from the 
canal.  Maintain a minimum of 10 feet from the top of canal to the new wrought 
iron fence.   

 
f. Install 8 6 ft. high wrought iron/tubular steel fence between the maintenance road 

and the 10 ft. pedestrian path.  Gates shall be installed at Fruitvale Avenue and 
Eldridge Avenue. Location of the fence shall be determined during the 
improvement plans process and shall be approved by the Director of Public 
Works. 

g. As shown on the Tentative Map, the top of slope for the west side of the existing 
SID canal shall not be higher than the existing top of slope for the Burton Ranch 
subdivision.  

 
Street and Path Improvements 
 

41. DE11. Orchard Avenue (Along Western Project Frontage) – The Developer shall 
construct the improvements for Orchard Avenue, as shown in the approved tentative map.  
Improvements shall include; 5-feet of roadway reconstruction, curb, gutter, sidewalk, 
utilities, landscaping and irrigation.  The Developer shall construct a 0.2 ft. grind and 
asphalt concrete overlay 3 ft. from the existing edge of pavement along the project 
frontage.  The Developer shall place a slurry seal from new edge of pavement to centerline 
over along the project frontage. 
 
The Developer shall submit an addition to the arborist report regarding the proposed 
improvements along Orchard Avenue and impacts to the trees along with required tree 
protection measures.  Tree protection measures shall be approved prior to approval of the 
improvement plans.  Prior to construction of any improvement along Orchard Avenue, the 
Developer shall hire the Arborist to monitor the improvements adjacent to the existing trees 
to verify any required tree protection measures. Any precautionary and preventative 
measures suggested by the Arborist shall be complied with the Developer to ensure the 
survival of trees to remain.  Protection measures shall be consistent with Attachment C of 
Appendix D – Arborist Report of the Initial Study for the Project.   

 
42. DE12. Fruitvale Avenue (Along Northern Project Frontage) – The Developer shall 

construct the improvements for Fruitvale Avenue, as shown in the approved tentative map. 
Improvements shall include, full roadway reconstruction and utilities, including curb, gutter, 
sidewalk, street lights, landscaping and irrigation on the south side of Fruitvale Avenue.  
 

43. DE13. Internal Streets - All streets shall have curb to curb width of either 34-feet or 36-
feet as shown on the Tentative Map.  The curb to curb width at the intersection of Street 
and A Street / A Court shall be 24-feet for the A Street / A Court portion, as shown on the 
tentative map.  All streets shall have sidewalks on both sides of the street.  Residential 
streets, that have proposed driveways located on the frontage, shall incorporate the City 
standard low profile curb and gutter with a continuous sidewalk.   

 
 



 

44. DE14. 10-Feet Wide Concrete Walkway – As shown on the approved tentative map, the 
Developer shall install a 10-feet wide concrete walkway along the northern, western, and 
eastern project limits. Southern walkway shall be asphalt concrete.  Bollards shall be 
placed at the path terminus with E Court, A Court, both connections at Eldridge Drive, both 
connections for D Circle and the eastern connection with Fruitvale Avenue.     

 
45. DE15. Connection 10-Feet Wide Concrete Walkway at Southwest Project Boundary – 

As shown on the approved tentative map, the Developer shall install a 5ft wide concrete 
path connecting the 10ft wide walkway to the southwest project boundary limit.  A City 
standard end of walk barricade shall be placed at the southern terminus of the 5ft wide 
concrete path.  The exact location of the 5ft path shall be approved by the City Engineer 
during the improvement plan process. 

 
46. DE16. Accessible Ramp Replacement at Southwest corner Orchard Ave / Fruitvale 

Road – The Developer shall replace the existing curb ramp at the southwest corner of the 
Orchard Avenue and Fruitvale Road intersection with a City standard and A.D.A. complaint 
accessible ramp.   

 
47. DE17.  Eldridge Drive – The sidewalk, curb and gutter shall be removed and replace with 

new 10ft wide sidewalk, curb and gutter. 
 

48. DE18.  Bike Path - The Developer shall install a bike trail connecting Stinson Avenue to 
Eldridge Avenue on the SID Parcel, APN 0125-344-010, and along the southern project 
boundary.  This will create a continuous bike path from the existing path from the east side 
of Stinson Ave to Orchard Ave.   

 
49. DE19.  Maximum Slopes of Driveways - The Developer shall show the location of all 

driveways on the improvement plans and show the slope of the driveway and drainage of 
each residential lot on final grading plans for each lot.  No driveway slopes shall exceed a 
14% slope unless approved by the City Engineer.   

 
50. DE20.  Sight Distance/Driveway Locations - City Standard Drawings 3-02B and 3-04A 

shall be utilized in the design of the project for driveway locations at expanded corners and 
for sight distance.   

 
51. DE21.  Accessible Ramps – All proposed accessible curb ramps shall be City standard 

Type B accessible ramps except the southern ramp at the A Street/ A Court and B Street 
Intersection.  At this intersection, the southern ramp shall be placed at the eastern leg 
rather than the western leg.    

 
52. DE22.  Signing and Striping - All signing and striping within right-of-way and City owned 

facilities shall be reviewed and approved by Public Works.  Signing and striping shall be 
included in the improvement plans.  The Developer shall install all appropriate signing and 
striping per the City’ standards and to the satisfaction of the Public Works.  The Developer 
shall install all appropriate signing and striping along Orchard Avenue and Fruitvale 
Avenue to the satisfaction of Public Works. 

 
Grading  

 
53. DE23.  Grading - The limits of work shown on each set of grading plans shall correspond 

with the proposed limits of each phased set of improvement plans.  The grading plans shall 
indicate all existing trees, and trees that are to be removed as a result of the proposed 
development.  If Farmstead is phased with separate final maps, grading may be conducted 



 

on just those individual phases of construction.   
 

54. DE24.  Geotechnical Investigation Report - The Developer shall submit a Geotechnical 
Investigation Report prepared by a Geotechnical Engineer licensed in the State of 
California to be used in the preparation of the Grading Plan.  

 
55. DE25.  Temporary Site Drainage - The grading plan shall include the method of draining 

the newly graded site during rain events until such time that permanent drainage facilities 
are installed.    The plan shall include drain pipes (temporary or permanent), temporary 
sediment basins, temporary swales and erosion control measures. 

 
56. DE26.  Lot Drainage - The Developer shall construct drainage swales so that the drainage 

from each lot will flow to the public street and not across property lines. 
 

57. DE27.  Grading Notes -  The following notes shall be included on the grading plans: 

a. “The Contractor shall not deviate in grading or any other component of 
construction without first obtaining approval of revised grading plans and/or 
project plans from the City Engineer.” 

b. “Upon completion of work and prior to the release of any bonds, the project 
Geotechnical Engineer shall provide a letter to the City Engineer that the grading 
and required compaction was completed in accordance with the final 
geotechnical report and the approved grading plans and/or project plans.” 

c. “Upon completion of work and prior to the release of any bonds, the project 
Design Engineer shall provide a letter to the City Engineer that each individual lot 
drains in accordance with the intent of the grading plans and/or project plans.” 

d. “Upon completion of work and prior to the release of bonds, and prior to the 
issuance of a building permit on any parcel or lot created by the Subdivision, the 
project Civil Engineer or Land Surveyor certify that the pad elevations are built in 
accordance with the approved Grading Plan and that the parcels on the grading 
plan are above the 100 year flood plain. 

 
58. DE28.  Cross Sections for Grading - No slopes are allowed steeper than 5:1 between 

the back of walk and the right-of-way line or between the back of curb and face of walk in 
areas with separated sidewalks.  The Developer shall install masonry retaining walls where 
the requirement for a 5:1 slope cannot be satisfied. 
 
Utilities 
 

59. DE29.  Storm Drainage Master Plan – A Storm Drain Master Plan shall be prepared for 
this project and evaluated by the City to ensure that the Plan adequately studied drainage 
within the Project limits.  Upon completion of the review of the Plan, the Developer shall 
make any necessary revisions or updates to the Plan prior to approval of the improvement 
plans.   
 

60. DE30.  Storm Drain Improvements - The Developer shall design and construct all on-site 
and off-site storm drains, structures, and drainage improvements needed to serve this 
subdivision per City Drainage Design requirements. Storm drainage improvements shall be 
installed along the east side of Orchard Avenue and south side of Fruitvale Drive as 
needed to ensure no ponding results from subdivision improvements.  



 

The storm drain system shall be designed such that there shall be a minimal amount of storm 
drains located within the park limits.  The 36” storm drain in the park shall be relocated 
outside of the park limits.  Add an additional storm drain structure so that the 18” storm drain 
at the northwest corner of the park is not within the park limits. 

 
61. DE31.  Storm Drain - Water Quality Structure – The water quality structure shall be 

located at on the west side of Eldridge Drive on the other side of the street from the 
connection to the existing 54in storm drains.  Maintenance of the water quality structure 
shall be included in the maintenance districts. 

 
62. DE32.  Storm Drain Structures – The Developer shall design the storm drain structure for 

the connection of the 36in storm drain to the existing 54in storm drain.  The design shall be 
included with the first submittal of improvement plans.  The Developer shall submit the 
design for the modification of the existing storm drain manhole to a catch basin at Lot 16 
with the first submittal of improvement plans.  The Developer shall submit designs for all 
storm drain structures that are larger than City Standard structures. 

 
63. DE33.  Overland Release - The Developer shall design the subdivision so that in the 

event that the storm drain pipe and inlet become plugged, or flows are above the capacity 
of the drainage system, that drainage will be able to release overland to the next available 
drainage inlet or public right way without impacting any building finished floors or existing 
buildings.  

 
64. DE34. Sanitary Sewer On-Site Mains - The Developer shall construct all on-site sewer 

lines needed to serve the project, or phases of the project, as shown on the approved 
Tentative Map.   

 
65. DE35.  Sewer System Hydraulic Calculations – The applicant shall submit hydraulic 

calculations for all additions to the sanitary sewer system. These calculations must include 
all items as required by Section DS 6-01E of the City of Vacaville Standard Specifications 
and Drawings. City approval of the calculations must be issued prior to review of the first 
Improvement Plans submittal. 

 
66. DE36.  Water Mains - The Developer shall construct all on-site and off-site water mains 

needed to serve the project as shown on the approved Tentative Map.   
 

67. DE37.  Water Quality Sampling Station – The developer shall install a water quality 
sampling station within the project. The station can be installed along the park frontage at a 
location approved by the City Engineer. The sampling station shall be constructed in 
accordance with City Standard Drawings 5-26, 5-27, and 5-28. 

 
68. DE38.  Water System Hydraulic Calculations - The applicant shall fund a hydraulic 

modeling study to be performed by the City’s design consultant for the development as 
required by City Standards and the current Water Master Plan. The project shall be 
hydraulically modeled to verify water main sizes and determine fire flow capacities in the 
area. These calculations shall be reviewed and approved by the Utilities Department prior 
to the first Improvement Plans submittal. The Utilities Department will not review any 
Improvement Plans without the necessary approved water modeling studies.  The cost for 
water modeling is $3,000 plus $10/lot.   

 
69. DE39.  Water and Sewer Stubs – The Developer shall provide water and sewer stubs to 

the residents along Fruitvale Avenue.  The stubs shall be placed outside of the roadway 
limits and shall remain within the City’s right of way.  End of service stubs shall be placed 



 

in a City standard utility box.   
 

70. DE40.  Street Lights - All public streets lights shall be City approved standard street lights 
in accordance with the City Standard Plans and Specifications except that all luminaries for 
shall be LED fixtures.  Contact Development Engineering for the updated approved street 
light fixture list. 

 
Street lighting along Orchard Avenue and Fruitvale Avenue shall be cobra head street 
lighting which matches existing street lighting.  Spacing of the cobra head street lighting 
along Orchard Avenue and Fruitvale Avenue shall match City standards.   
Internal residential street lighting shall be decorative post top street lighting.   

 
71. DE41.  Undergrounding Overhead Utilities - In accordance with Chapter 14.12.178 of 

the Land Use and Development Code, “Undergrounding of Utilities”, Developer shall 
underground all overhead utilities within the project subdivision boundary with no poles 
remaining.   
 

72. DE42.  Joint Trench - The Developer shall ensure that there are no conflicts between the 
Improvement Plans and the Joint Trench composite plans.  In the case of conflict between 
the two plans, the facilities shown on the Improvement Plans shall govern, and the joint 
trench facilities shall be revised and or relocated to the approval of the Director of Public 
Works.  

 
73. DE43.  Joint Trench Plans - The Developer shall submit Joint Trench composite plans 

with the second submittal of improvement plans.  The joint trench plans shall show a 
composite of the Joint Trench facilities and City & SID facilities in a plan view and shall 
include, at a minimum the following facilities: electrical boxes, vaults and transformers, 
communication boxes and vaults, street light pull boxes, street light electrolier, fire 
hydrants, air release valves, water meter, sewer clean outs, storm drain inlets and 
manholes, driveways and property lines.  The first submittal of the joint trench plans shall 
accompany the second submittal of the improvement plans. 

 
Landscaping 

 
74. DE44.  Final Plans - Plans and specifications for setback (right-of-way) and park 

landscaping shall be prepared by a Licensed Landscape Architect and approved by the 
Directors of Public Works and Community Development in conjunction with the Civil 
Improvement Plans. The landscape plans shall include setback (right-of-way) landscaping 
improvements along Orchard Avenue, Fruitvale Avenue, B Street, and the walkway along 
the eastern project limits.  The first submittal of the landscape and irrigation plans shall 
accompany the second submittal of the improvement plans.      
 

75. DE45.  Concrete Mow Strip - Where a public and private landscaping is not separated by 
a sound wall, the Developer shall install a concrete mow strip to demarcate the difference 
between publicly and privately maintained landscaping. 

 
76. DE46.  Root Barrier - Root barrier shall be located at locations where trees are planted 

adjacent to the street, sidewalks, paths or other paved surfaces. 
 
Community Facility and Lighting and Landscaping Districts 

 
77. DE47.  Community Facilities District   The Developer shall annex into Community 

Facility District #12 prior to recording the first final map.   



 

 
78. DE48.  Lighting, Landscaping and Park Maintenance Assessment District – The 

Developer shall create a lighting, setback landscaping and park maintenance district for 
the maintenance of public lighting, setback landscaping and park facilities installed with 
this project.  Establishment of the assessment district shall be completed prior to recording 
the first final map.  Maintenance for the storm water quality structure shall be included in 
the maintenance district. 
 
Miscellaneous 
 

79. DE49.  Subdivision Improvement Agreement - The Developer shall enter in to a 
Subdivision Improvement Agreement with the City of Vacaville for the construction of all 
the public improvements as shown on the approved Improvement Plans prior to or in 
conjunction with the Final Map.  The Developer shall secure and provide to the City 
Performance and Payment bonds along with the agreement.   
 

80. DE50.  Walls and Fencing.  The Developer shall construct masonry walls along property 
lines of residential parcels that share side and rear property lines with: 

 

 Orchard Avenue,  

 Fruitvale Avenue,  

 The 40-feet wide and 50-feet wide City property along the southern project 
limits, 

 Eastern property boundary of Lot 81 

 For public landscaping (35-feet wide and 25-feet) City property along the 
eastern project limits. 

 
Masonry walls shall be constructed on the City side of the property line, and fences shall be 
constructed on the private side of the property line.  The improvement plans shall include a 
wall plan showing the locations of walls and fences, and construction details for the masonry 
wall.  Masonry walls on side yards shall “step down” to 3ft high in front yards. 

 
81. DE51.  AutoCAD files - Developer shall submit an AutoCAD drawing file to City 

specifications that shows all proposed utilities and utility services, street curbs within the 
public streets and utility easements to the City to be used as part of the public records 
system prior to approval of improvement plans. 
 

82. DE52.  Internal Street Names - The Developer shall submit the proposed street names for 
all internal streets within the subdivision for review and approval by the City with the first 
submittal of the Final Map.  These approved street names shall be placed on the 
Subdivision Final Map and recorded prior to issuance of any building permits.   

 
83. DE53.  State Regional Water Quality Control Board - The Developer shall install and 

demonstrate to the City Engineer and Director of Public Works that this subdivision meets 
the permitting requirements of the State Regional Water Quality Control Board. The 
Developer shall submit to the City Engineer the WDID number for this project prior to start 
of grading activities.  

 
84. DE54.  Project Utility Phasing -  With the submittal of each Final Map, improvement 

drawings, or first project phase of improvement plans (whichever comes first) the 
Developer shall prepare a plan showing the phasing of the project with the ultimate 
infrastructure (utilities and paved access) that is needed to be constructed with the 



 

subdivision. Part of the phasing of construction of improvements is the review of all 
mitigations and needed improvements as outlined in the project CEQA document, traffic 
reports, and utility studies for the project and other specific infrastructure environmental 
documents.  The Developer shall identify each of the mitigation improvements, when each 
improvement will be constructed within each phase of development, and then reflect this 
sequencing of improvements on the phasing plan.  Each phase of new development and 
adjacent existing development shall have sufficient water, sewer, drainage and paved 
access in accordance with City requirements.  The phasing plan shall also address how 
the overall project area will be mapped showing the location of all temporary and 
permanent utility lines, easements and paved access easements to existing City roads and 
utilities prior to improvement plan approval.  In the event that certain phased improvements 
will benefit or impact the project, the plan shall show the area of impact and the possible 
alternatives if subsequent phased improvements are not constructed with project. 
 

85. DE55.  Phased Occupancy Plan - If construction of each development area is requested 
to occur in phases, then all access, utility and drainage improvements to each phase shall 
be included with the improvement plans for the phased development area.  Any phasing 
shall provide for adequate vehicular access and circulation to all parcels in each phase, 
and shall substantially conform to the intent and purpose of the approved vesting tentative 
map. 

 
86. DE56.  Relocation of Existing Improvements - Any relocation of any existing 

improvements or public utilities shall be accomplished under the direction of the governing 
agency, at no expense to the City. 

 
87. DE57.  Wells - Any water wells or exploratory borings that are known to exist or 

encountered during construction are to be abandoned in accordance with Solano County 
Department of Environmental Management Standards.   

 
88. DE58.  Septic Tanks - Developer shall remove any existing septic tanks and leach fields 

in accordance with the requirements of the Solano County Department of Environmental 
Management. 

 
89. DE59.  PGO Allocations - Per the City Planned Growth ordinance, the Developer shall not 

record the final map until he can show that he has PGO allocations for that year. 
 
Parks 
 
The following are comments from Development Engineering for the subject project based 
on the schematic plan for the community park which was received by the Planning Division 
April 26, 2018.  Additional comments will be provided once a detailed landscape/irrigation 
plan is submitted. 

 
90. DE60.  Park Furniture – Park furniture shall be cast iron metal as utilized by the City for 

the “memorial” benches located in the downtown. 
 

91. DE61.  Concrete Edging – Edging between the no mow grass and the decomposed 
granite shall be 8” wide portland cement concrete.  Edging shall be 6” deep placed on 4” 
aggregate base.  Reinforcing bars shall be utilized.  

 
92. DE62.  No-Mow Grass – Turf shall be a form of no-mow evergreen vegetation such as 

carex la pansa and as approved by the City Engineer. 
 



 

93. DE63.  Park Lighting – Lighting is not shown on the plans, but a minimum of 3 lights shall 
be located in the park.  Final location and type of lights shall be determined during the plan 
review process.  Lights shall be included in the civil improvement plans and shown for 
information only on the park plans.   

 
94. DE64.  Water Service for Irrigation – The Applicant shall calculate the size of the needed 

water service commensurate with the proposed demands.  The water meter and backflow 
device shall be located within the public rights of way or public utility easement and shall 
be installed perpendicular to the roadway.   

 
95. DE65.  Irrigation for No-Mow Grass – Overhead irrigation shall be used for the no-mow 

grass.  No drip irrigation due to maintenance vehicles needing to access trees. 
 

96. DE66.  Existing Tree Maintenance – Access for maintenance vehicles to existing trees 
will be addressed once landscape and irrigation construction plans are submitted for 
review. 

 
97. DE67.  Garbage Totter Pads – Totter pads shall be included in the park design.  Pads 

shall be located on the west, east and north sides of the park.  Exact locations shall be 
determined during landscape plan review. 

 
FIRE 

 
The Fire Department’s review is to ensure compliance with the minimum code requirements 
related to fire and life safety as set forth in the California Fire Code and the State Fire Marshal’s 
Regulations.  The review is not to be construed as encompassing the structural integrity of the 
facility or abrogating more restrictive requirements by other agencies having 
responsibility.  Final acceptance is subject to field inspection and necessary tests.  The 
conditions below shall be subject to the current codes and regulations when plans are submitted 
to the Building Department.  If you have any questions regarding these conditions, please 
contact Jill Childers at (707) 449-5482. 
 
98. Approved address numbers shall be provided for each home.  Such numbers shall contrast 

with their background and be readily visible from the street.  
 
99. All work shall be in conformance with California Fire Code Chapter 33, “Fire Safety During 

Construction and Demolition” and NFPA 241 “Safeguarding Construction, Alteration, and 
Demolition Operations”. 

 
100. All homes shall be required to have fire sprinklers per the California Fire Code, NFPA 

Standards and California Residential Code  
 
 
101. An approved on-site water supply capable of supplying the required fire flow for on-site fire 

protections shall be provided to all premises upon which buildings are constructed. Fire 
hydrants shall be installed consistent with City standard DS5-03B.  When any portion of 
the building is in excess of 150 feet from a water supply on a public street, as measured by 
an approved route around the exterior of the building, on-site fire hydrants and mains 
capable of supplying the fire required fire flow shall be provided when required by the Fire 
Marshal. 

 
102. Fire lanes shall be required and have signage where needed.  This will be required where 



 

the street narrows in front of the park. 
 

103. Provide a drawing that shows the Vacaville Fire Department’s turning radius can be met 
throughout the project. 

 
104. Fire flow shall meet the requirements of the CFC for the building type and size. 
 
105. An approved water supply and emergency vehicle access shall be completed prior to any 

combustible materials being allowed on the project site.  Please contact Jill Childers at 
(707) 449-5482 for a clearance letter prior to receiving any combustible materials at this 
site. 

  
106. Smoke alarms and carbon monoxide alarms are required in all homes per the CFC and 

CRC.   
 

107. Weed abatement shall be maintained per the City of Vacaville Fire Department’s 
amendment before and during construction of the project. 

  
108. Unless otherwise approved by the Fire Marshal, all private driveways shall meet the 

following criteria: 
 
a. Average grades shall not be more than 12.5% with no section greater than 14%.   
b. Sections of private driveways less than 100 feet in length may have grades of 15% if 

specifically approved by the Fire Marshal on a case-by-case basis.  
c. Private driveways greater than 100 feet in length shall have a minimum clear    width 

of 20 feet. 
d. Private driveways less than 100’ in length shall have a minimum width of 15’. 
e. Private driveways greater than 100 feet in length shall have a turn-around or turnout 

approved by the Fire Marshal every 100 feet and at the structure.  
  
Note: Plan Checks for Fire Department permits are a minimum four weeks out. 
  
109. The applicant shall submit three (3) complete sets of automatic fire sprinkler system plans, 

hydraulic calculations, and specifications to the Fire Department, conforming to NFPA 13, 
for review and approval prior to installation. 

 
110. Submit two (2) complete sets of underground private fire hydrant and fire service water 

main piping plans and specifications to the Fire Department, conforming to NFPA 24, 
for review and approval prior to installation.  Submittal shall include underground piping 
plan, underground trench detail showing depth of burial and type of backfill, construction 
installation drawing of PIV and FDC, manufacturer’s specifications of piping, valves, joints 
and fittings, and calculated size and locations of thrust blocks.  (1001.3) CFC 

 
111. At no time shall any work regulated by the Fire Code or State Fire Marshall Amendments to 

CCR Title 24 shall be allowed until adequate plans, specifications, and appropriate plan 
review fees are submitted and approved by the Fire Department.   

 
112. At no time shall the installation of any fire service main, fire hydrant, indicating control valve 

or fire department connection be allowed until adequate plans, specifications, and 
appropriate plan review fees are submitted and approved by the Fire Department.  

 
113. At no time shall the installation of any fire sprinkler pipe be allowed until adequate plans, 



 

specifications, and appropriate plan review fees are submitted and approved by the Fire 
Department.   

 
114. At no time shall the installation of any fire alarm devices or material be allowed until 

adequate plans, specifications, and appropriate plan review fees are submitted and 
approved by the Fire Department.   

 
115. The applicant shall contact the Fire Department at (707) 449-5482 (minimum two working-

days’ notice required) for required inspections. Final inspection will need to be scheduled 
with your Building Inspector.   
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