DIXON CITY COUNCIL

RESOLUTION NO. 25-006

A RESOLUTION OF THE DIXON CITY COUNCIL ADOPTING AMENDMENTS TO
THE NORTHEAST QUADRANT SPECIFIC PLAN RELATED TO 37.5 ACRES OF
INDUSTRIAL GENERAL LANDS LOCATED ON THE WEST SIDE OF PEDRICK
ROAD, 1,000 FEET SOUTH OF ITS INTERSECTION WITH INTERSTATE 80
(APN: 0111-010-080)

* Ak k ok d ok ok kR ok ok ok ok ok ok ok ok ok ok hk ok ok ok

WHEREAS, as part of the original action adopting the NQSP, the City Council
certified an Environmental Impact Report (EIR) pursuant to the California
Environmental Quality Act (CEQA), State Clearinghouse No. 92113073. This action
included required CEQA findings, adoption of a Mitigation Monitoring and Reporting
Program (“MMRP”), and adopted a Statement of Overriding Consideration for the
NQSP project; and

WHEREAS, on May 18, 2021, the City of Dixon adopted Dixon General Plan
2040, a comprehensive update to the City’s General Plan. Through the updated
General Plan, the land use designation for the subject 37.5-acre site in the NQSP was
changed from “Employment” to “Industrial’; and

WHEREAS, on May 7, 2024, as an implementation action of the General Plan
update, the City of Dixon adopted a comprehensive update to the Zoning Ordinance
and Zoning Map. One of the numerous updates to the Zoning Ordinance and Map was
to change the zoning for this subject site from “Highway Commercial” to "General
Industrial -Northeast Quad Specific Plan overlay” (IG-NQSP). The rezoning aligned the
Zoning to match the updated General Plan land use designation; and

WHEREAS, the recent updates to the Geneal Plan and Zoning Ordinance/Map
have resulted in an inconsistency of the Specific Plan designation and standards with
the updated General Plan and Zoning Ordinance; and

WHEREAS, the applicant, Buzz Oates Construction, Inc., has proposed a series
of amendments to the NQSP focused on 37.5 acres zoned Industrial General - NQSP
Qverlay, (the “project”) to revise the Specific Plan to be in conformance with the
General Plan land use designhation and Zoning designation assigned to this site,
through the recent updates to the Dixon General Plan and Comprehensive Update to
the Zoning Ordinance; and

WHEREAS, on January 2, 2024 the City initiated requests to all potentially
affected tribes for SB 18 tribal consultations, and on May 16, 2024, the City conducted
a consultation with the Yoche Dehe Tribe (YD-09132022-02) and received a letter
dated May 16, 2024 citing their request for mitigation measures to be included in the
Addendum. These measures have been incorporated into the Addendum to the EIR;
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and

WHEREAS, on November 27, 2024, the City published the Initial Study/
Addendum to the Northeast Quadrant Specific Plan EIR for public review and provided
notice of the availability of the document through mailed public notice and notice in the
local newspaper; and

WHEREAS, on December 10, 2024, following notification in the prescribed
manner, the Dixon Planning Commission conducted a public hearing, at which the
Planning Commission received a staff report, considered the Project, including the
Addendum fo the Initia! Study/Addendum to EIR, and received public testimony and
evidence; and

WHEREAS, on December 10, 2024, following the public hearing, the Dixon
Planning Commission unanimously voted (6-0) to adopt the following Resolutions
recommending approval of the project to the City Council:

e Resolution No. 2024-011 recommending to the City Council adoption of an
Addendum to the Addendum to the Northeast Quadrant Specific Plan EIR (SCH
# 2022010090); and

¢ Resolution No. 2023-012 recommending to the City Council approval of the
proposed amendments to the Northeast Quadrant Specific Plan

WHEREAS, on January 7, 2025, the City Council held a duly noticed public
hearing to consider adoption of the proposed amendments to the Northeast Quadrant
Specific Plan; and

WHEREAS, on January 7, 2025, the Dixon City Council held a duly noticed
public hearing, to consider the merits of the project, and hear testimony in favor of and
in opposition to the project. The Community Development Department provided public
notice identifying the applicant, describing the project and its location, and the date of
the public hearing prior to the hearing. This notice, including the notice of intent to
adopt the Addendum to the NEQ Specific Plan EIR and consider the proposed amendments
to the Northeast Quad Specific Plan, was mailed to all property owners within 500 feet of
the subject property and published in the Dixon Independent Voice newspaper on
December 27, 2024; and

WHEREAS, on January 7, 2025, the Dixon City Council, by adoption of a
separate Ordinance adopted Resolution, adopting the Addendum to the Northeast
Quadrant Specific Plan EIR; and

WHEREAS, the custodian of documents which constitute the record of
proceedings upon which this decision is based is the Community Development
Department.

NOW, THEREFORE, BE IT RESOLVED that by the City Council of the City

of Dixon that:® - by e i
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1. The above recitals are true and represent the City Council’s findings
regarding the adoption of the proposed amendment to the NESP.

2. The proposed amendment to the NQSP Specific Plan would make the
Specific Plan designation for the subject site with the current General
Plan land use designation and Zoning designation for the site of
Industrial and incorporate land use and development standards for the
Industrial designation.

3. The proposed amendments to the NQSP, attached hereto as Exhibit
A, with the addition of the two following changes, are hereby approved by
the City Council.

»  Modify Page 2-12 of Exhibit A by adding the following "(subject to
provisions for warehousing, storage, freight/trucking terminals and
distribution facilities as established by Dixon Zoning Ordinance)" after the
words "without a tax revenue generating component” in the Paragraph
with the heading of General Industrial (1G)

»  Modify Page 7-1 of Exhibit A by adding the following "(subject to
provisions for warehousing, storage, freight/trucking terminals and
distribution facilities as established by Dixon Zoning Ordinance)” after the
words "without a tax revenue generating component” in the 2" new
paragraph, in Section 7.1,

4. The prior changes required by the City Council, as listed above, have
been incorporated into Exhibit A.

ADOPTED at a regular meeting of the City Council of the City of Dixon, State of
California, on the 7% day of January, 2025:

AYES: Bogue, Ernest, Hendershot, Johnson, Bird
NOES: None

ABSENT: None
ABSTAIN: None /_5

STEVE BIRD MAYOR -
DIXON CITY COUNCIL

Aﬂ%u@)i@/m
) IN M. JANISCH (
EL CTED CITY CLERK
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RESOLUTION NO.:

NORTHEAST QUADRANT SPECIFIC PLAN

DATE:

ADOPTED May 9, 1995
(RESOLUTION 95-63)

April 3, 1995

AMENDED January 14, 2003
(RESOLUTION NO. 03-007}
AMENDED September 7, 2007
(RESOLUTION NO. 07-151)
AMENDED January 22, 2008
{RESOLUTION NO. 08-020)
AMENDED October 28, 2008
(RESOLUTION NO. 08-190)
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(RESOLUTION NO. 08-196)
CORRECTED June 9, 2009

(RESOLUTION 09-096)
Updated November 15, 2024
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1.0 BACKGROUND AND PLAN ORGANIZATION

SECTION ONE
BACKGROUND AND PLAN ORGANIZATION

1.1 PURPOSE

The Dixon Northeast Quadrant Specific Plan (NQSP) establishes a land use and circulation plan, policies
and guidelines for the ultimate development of 643 acres in the northeast portion of the City of Dixon.
The specific plan defines the land use and development concepts to be applied in the plan area and is
intended to implement the objectives and pelicies of the City of Dixon General Plan. The specific plan s
a policy document that establishes general criteria for development to be implemented through a Planned
Unat Development {PLID} or equivalent regulatory mechanism,

Several factors resulied in the City of Dixon's decision to prepare the NQSP, At the time of Specific Plan
initiation, the NQSP Area was outside the city limits. As part of the 1993 Dixon General Plan Update, the
City had designated the 643-acre area for development by amending the land use from agrniculture to
Employment Center (E} and Highway Commercial (HC) use. The City had received three separate
requests for annexation from properties within the plan area. Further, a major commercial truck service
station had been proposed at the Pedrick Road/I-80 interchange, which would create a commercial node
within the City's Sphere of Influence but outside of the city limits. It was, therefore, concluded that the
timing was appropriate for developing specific planning standards to direct the future development and
annexation of this area.

The purpose of the NQSP is to implement the goals, policies and objectives defined by the General Plan
and to further develop the specific land use classifications and development guidehnes for the plan area
Specifically, this involves defining future land use categories for commercial, light industnal and,
professional administrative office development. It also involves defining the specific development
requirements to: establish a scenic gateway to the community; provide for efficient vehicular and
pedestrian circulation; facilitate transportation choices; establish an open space system for habitat
management, drainage and agricultural buffer; and to ensure that all development in the plan area is
integrated with the City's provision of infrastructure and service.

Subsequent 1o 115 adoption, the NQSP was amended in February 2003 relative to the signage regulations
for the 140-acre parcel at the corner of N. First Street and Dorset Drive (File No. SPA 02-01)

1.2 CONSISTENCY WITH THE GENERAL PLAN

The land use patiern outlined in the General Plan is designed to accommodate additional population and
employment growth within the Dixon Planning area through the year 2010 and beyond. Although the
magnitude of future population growth cannot be predicted with certainty, the General Plan has been
developed on the assumption that the population of Dixon will continue to grow at a rate similar to thal
expenienced since the passage of Measure "B" in 1986

Under Measure “B", the residential growth to be permitted 1n the City in a given year is limited to a
number of dwelling units equal to three percent or less of the total number of housing units exisung in
Dixon on December 31 of the previcus year. This rate of residential development would result in a total
of approximately 6,775 units in the Dixon area by 2010, or an estimated population of approximately
20,325, based on an average of three persons per household. This level of population growth represents
nearly a doubling in the number of people living in Dixon between 990 and 20/0.

Citv of Dexon Northeast (eadrant April 3, 1995
Specific Plan 1
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1.0 BACKGROUND AND PLAN ORGANIZATION

The General Plan contains specific policies to ensure that Dixon maintains i#s "small town character”
while accommodating growth and building a strong economic base. This includes:

The City shall actively pursue o balanced community comprising industrial, commercial and
residential development

To achieve this goal, the General Plan has designated specific areas for future industrial, office,
commercial and other development, including the Northeast Specific Plan area. This area contains the
following two land use designations:

1.3

Employment Center (E} - This designation is applicable only in those areas for which a specific
plan is to be prepared for future adoption by the City, and represents an 'umbrella’ designation
pending the submission of more detailed patterns of specific land uses. [t includes only uses
consistent with the types included under the Planned Business/Industnal (PI), the
Professional/Administrative Office (0). and the Highway Commercial (HC} designations.

Highway Commercial (HC) - These uses cater primarily to the traffic passing Dixon on [-80.
Examples of establishments which provide services 1o tourists and travelers include motels, fast
food and other restaurants, and gas stations. The areas indicated for Highway Commercial uses lie
in proximity to (and primarily on the east side of} I-80 and its access ramps where they are easily
accessible by car and highly visible from the roadway,

LOCATION

The Dixon Northeast Quadrant Specific Plan is gencrally defined by North First Street to the west,
Pedrick Road to the east, the [-80 corndor to the north and Vaughn Road to the south (Figures 1-1 and |-

2).
.;:h"'
bivaerr i
FIGURE 1-1 :
REGIONAL LOCATION MAP
Citv of Dixon Northeast Quadrant o Aprid 3.1 995
Specific Plan I-2
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1.0 BACKGROUND AND PLAN ORGANIZATION
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1.0 BACKGROUND AND PLAN ORGANIZATION

1.4 SPECIFIC PLAN APPLICATION

The Dixon Northeast Quadrant Specific Plan policies add detail to the Cuity of Dixon General Plan
pelicies or establish policies applicable only to the plan area. All general plan policies which apply within
the specific plan area are incorporated by reference. The specific plan map provides greater detail of uses
within the plan area but is consistent with the general plan.

All subsequent subdivision and development, public works projects and zoning regulations within the
plan area must be consistent with the specific plan. Both the specific plan and general plan are adopted by
resolution of the Dixon City Council. Amendment of one plan may not require amendment of the other to
maintain consistency

1.5 SPECIFIC PLAN ORGANIZATION

The specific plan is orgamzed in elements and sections that generally correspond to the elements in the
Dixon General Plan

SECTION ONE: BACKGROUND AND PLAN ORGANIZATION

This section provides an overview of the structure and content of the specific plan, and a summary of the
factors that influence the character and purpose of the plan.

SECTION TWO: LAND USE ELEMENT

The Land Use Element describes the basic concept and organization of the land uses proposed in the plan
area,

SECTION THREE: FORM AND DESIGN ELEMENT

The Form and Design Element contains the policies which will guide specific development within the
plan area and thus will establish the distinctive features that will be associated with the plan area.

SECTION FOUR: CIRCULATION ELEMENT

The Circulation Element summarizes the circulation facilities including roadways, pedestrian and bicycle
systems, public transit and future transportation system management measures.

SECTION FIVE: RESOURCE MANAGEMENT ELEMENT

The Resource Management Element describes the nature of the plan area and the manner in which
resources are incorporated into the proposed urban patiern.

SECTION S1X: PUBLIC FACILITIES AND SERVICES ELEMENT

The Public Facilities and Services Element summarizes the basic infrastructure, utilities, and other
facilities and services required for the plan area.
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1.0 BACKGROUND AND PLAN ORGANIZATION

SECTION SEVEN: INDUSTRIAL CENTER SECTION

The Industrial Center Section_briefly defines the overall vision for the parcels with _the IG/General
Industnial zoning designation. It further outlines the uses allowed and performuance standards for vanous
development ¢lements to ensure consistency while also allowing flexibility throughout the plan arca as
the parcels are under multiple owpership

SECTION 43N EIGHT: IMPLEMENTATION SECTION

The Implementation Section briefly outlines public and private land use regulations, proposed methods of
maintaining certain public and private areas, infrastructure sequencing, and a description of public facility
and infrastructure financing mechanisms.

L6 LEGAL AUTHORITY

The City of Dixon adopts this specific plan by a procedure consistent with the provisions of Article 8,
Sections 65450-65457 of Title 7 Planning and Land Use Law, California Government Code. Subsequent
projects including subdivisions, public works projects and zoning regulations must be consistent with the
specific plan.

1.7 RELATED DOCUMENTS

The specific plan is implemented by the City of Dixon by a number of measures including the supporting
documents listed below, These decuments are to be used in conjunction with the specific plan to ensure
full implementation of City of Dixon General Plan goals and policies

DEVELOPMENT AGREEMENT

The property owners, subject to the provisions of the specific plan, will execute project development
agreements with the City of Dixon. The project development agreements set forth needed infrastructure
improvements, the timing and method for financing improvements and other specific performance
obligations of the property owners and the City of Dixon as it relates to the development of the plan area.

ENVIRONMENTAL IMPACT REPORT

The Northeast Quadrant Specific Plan Environmental Impact Report (EIR) was certified prior to adoption
of the specific plan. The EIR examines the environmnental impacts of the proposed plan and focuses on
changes in the environment that would result from implementation of the plan. A second EIR, the Dixon
Downs Horse Racetrack and Entertainment Center Project (DDHR & EC), was subsequently prepared to
examine Specific Plan amendments and other land use entitlements associated with the DDHR & EC
Project. While that project was not adopted the EIR fully analyzed the text and policy amendments to
reflected in new version of the NQSP. Hence no additional environmental analysis 1s needed. Additional
environmental analysis may need to be prepared if subsequent changes to the plan are proposed. or other
circumstances change, which create impacts not considered in the existing environmental analyses,

1.8 FACTORS THAT INFLUENCE LAND USE
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1.0 BACKGROUND AND PLAN ORGANIZATION

The pattern of land use for the specific plan is influenced by conditions within and surreunding the plan
area. These establish the character and potentials of the plan area and consequently demand unique
responses in terms of land use and circulation concepts. Key conditions which are significant in
determining the shape and character of the plan include:

accessibility by streets, highways and rail

prominent visibility from major roadways

existing and adjacent land uses

surrounding noise environment

topography and storm drainage

Figure 1-3 is a constraints and opportunity diagram showing how the key conditions affect the
development of the area, A detailed discussion of these issues is included as follows. This discussion
reflects the conditions and associated influences as they existed at the time of Specific Plan approval
{1995), updated to reflect subsequent significant changes.

1.8.1 ACCESSIBILITY

The NQSP is uniquely situated adjacent 1o two freeway interchanges that provide regional access by way
of a primarily internalized NQSP roadway network that moves non-local vehicular trips in and out of the
Specific Plan area with relatively little impact on local-serving roadways to the south of the NQSP. This
circulation feature of the NQSP was one of the primary factors influencing the plan area conversion to
urban uses.

The plan area fronts on the southeast side of Interstate 80, The westem boundary is defined by North First
Street/State Highway 113, the southern boundary by Vaughn Road and, other than a 60-acre parcel
adjoining the east side of Pedrick Road near the 1-80 interchange, the eastern boundary is defined by
Pedrick Road. Both North First Street and Pedrick Road link with 1-80 to provide two interchanges at the
northern corners of the project. I-80 traverses the project area on a southwest/northeast alignment in
contrast to the north/south and east/west alignments of the other roads defining the project area. This
Juxtaposition of ahgnments creates a skewed interchange configuration and a triangular interface where
the freeway alignment intercepts the north/south road layout.

The Union Pacific Railroad (UPRR), formerly the Southern Pacific Railroad, right-of-way diagonally
crosses the southeast comer of the plan area near the intersection of Pedrick and Vaughn Roads. A
passenger station stop is planned in downtown Dixon. Given the anticipated employment center and
commercial‘office uses, a shuttle link from the NQSP to the downtown passenger station is envisioned.

The diagonal alignment of the railroad relative to Pedrick Road and Vaughn Road requires a
reconfiguration of these roads to ensure that they will continue to serve at an acceptable level as future
development increases. This reconfiguration affects the land use in the southeast

corner of the plan area.

1.8.2 PROMINENT VISIBILITY

The plan area 15 highly visible along 1-80, Pedrick Road and North First Street, because of the flat
topography and lack of major stands of trees. Consequently, the plan area may attract businesses which
are secking "showcase” locations for business or services. Such businesses typically include highway
commercial, consumer goods retail, services, and a variety of manufaciuring or office uses that may
benefit from name recognition by placing a signature building or complex along the highway.
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1.0 BACKGROUND AND PLAN ORGANIZATION
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1.0 BACKGROUND AND PLAN ORGANIZATION

183 EXISTING AND ADJACENT LAND USES

Land uses surrounding the specific plan area at the ime of NQSP approval are shown on Figure 1-4,
Aerial Photograph, and Figure 1-5, Existing Uses Map

In its undeveloped state, the site consisted of topography that is essentially flat, with vertical variations of
approximately twenty-five feet between the lowest and highest portions within the 643-acre site. There
are several visually distinctive man-made boundaries of the site including Interstate 80 to the north,
Vaughn Road to the south, Pedrick Road and agricultural land to the east, and North First Street to the
west.

Historically, the site has been intensively cultivated to grow field and orchard crops. At the time of
Specific Plan approval, approximately 580 acres of the site was used for field and row crops, and the
remainder of the project site contained 2 livestock auction facility, Christmas tree farm (vacant), a
trucking and maintenance operation, industrial fabrication/storage facility, a farm and eleven residential
structures. The project site provides a substantial area of visual open space because of the predominantly
agricultural vses and is valuable as visual open space because of its location adjacent to 1-80. Since
adoption of the NQSP, a Wal-Matt center has been constructed on a Highway Commercial site along
North First Street.

Surrounding undeveloped areas are visually similar to the project site, characterized by relatively flat
topography and either used for agricultural preduction or vacant. Urban development is located adjacent
to the site's west, south and cast boundaries. I-80 traverses the northern portion of the project site and
further north there are several farms, a building supply facility, and a produce stand. South of Vaughn
Road lies the Kragen Auto Distribution Center and other large industrial buildings. East of Pedrick Road
lie several storage tanks, a trucking facility, the Dixon Canning facility, a farm, and agricultural uses.
West of the project site and North First Street lie the Farm Credit Bureau and Cattlemen's Restaurant. All
development on and adjacent to the project site is fairly visible from all portions of the subject site and
from roadways in the vicinity, including I-80, North First Street, Vaughn Road. and Pedrick Road.

The NQSP is located within the Dixon city limits and within the Dixon Sphere of Influence. The project
site is also partially located within the North First Street Assessment District (NFSAD).

The eastern boundary of the site adjoins county lands zoned for agricultural use. The southem and
western boundaries adjoin lands which are primarily undeveloped, but designated for Highway
Commercial (HC), Services (SC) and Planned Business/Industrial (PI} use. The Kragen Distribution
Center south of Vaughn Road is typical of the industrial-type facility. A pocket of Highway Commercial
land use 1s located on the west side of the North First Street/[-80 interchange.

The agricultural lands cast of Pedrick Road were under Williamson Act contract until 2005-06. These
lands will hikely remain as agricultural in the immediate future. Plan areas adjoining these intensive
agricultural uses introduce potential conflicts between agricultural practices and propesed
commercial'industrial development.
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1.0 BACKGROUND AND PLAN ORGANIZATION
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1.0 BACKGROUND AND PLAN ORGANIZATION
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FIGURE 1-5
EXISTING USES MAP (1995)

1.8.4 SURROUNDING NOISE ENVIRONMENT

Three noise-generating sources are in the immediate site vicinity: 1) Interstate 80 to the northwest; 2) the
UPRR tracks 1o the southeast, and 3) Highway 113 (North First Street) to the west as shown in Figure 1-5
Existing and Projected Noise Contours, Although existing high levels of noise are a potential constraint
for most types of land uses, the proposed NQSP land uses are generally less noise sensitive. According to
the State of California General Plan Guidelines (1987), noise levels of 60 DNL {day/night average noise
level in decibels) and lower are normally acceptable for residential uses. Levels between 60 to 70 DNL
are conditionally acceptable, levels between 70-75 DNL are typically unacceptable, and noise levels
greater than 75 DNL are unacceptable for residential uses.

Other uses, such as business parks and industrial uses may be conditionally acceptable within noise
environments up to 80 DNL. However, levels greater than 80 DNL are considered either normally
unacceptable, or without exception, unacceptable for the specific plan proposed land uses.
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1.0 BACKGROUND AND PLAN ORGANIZATION
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FIGURE 1-6
EXISTING AND PROJECTED NOISE CONTOQURS (1995)

According to noise projection studies (forecast to the year 2010}, approximately 80% of the project site
lies in an area with noise levels measuring greater than 60 DNL. The remaining twenty percent (20%) of
the site 1s within the 60 DNL contour, which is well within an acceptable naise level for the proposed land
uses. Highest noise levels are located immediately adjacent to noise sources of [-80, Highway 113 and the
Union Pacific Railroad. In general, the noise projections place a majority of the project site in a noise
environment measuring 65 DNL or greater.

Since noise sources are permanent and expected to at least maintain or increase intensity over time, the
noise environment s a significant factor for all types of development proposed for this site. Although
noise factors could be minigated to accommodate residential uses throughout most of the plan area, the

proposed non-residential uses are not constrained and are a more appropriate land use in this area p
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1.0 BACKGROUND AND PLAN ORGANIZATION

1.8.5 TOPOGRAPHY AND STORM DRAINAGE

The plan area encompasses a flat alluvial fan formed by Putah Creek shghtly sloping to the southeast.
Although the plan area is not within a defined 100-year flood channel, localized flooding is typical during
peak rainfall periods because of the flat topography of the site.

Conversion of agricultural lands to urban uses will dimunish the existing water-absorbing capacity of the
site area. Existing downstream capacity is limited and storm water will have to be handled through
improved storm drainage systems on and off-site. The dramage system may incorporate dispersed on-site
detention basins and/or off-site improvements to the regional drainage facilities.
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2.0 LAND USE ELEMENT

SECTION TWO
LAND USE ELEMENT

The specific plan provides a mix of land uses in conformance with the City of Dixon General Plan. This
includes highway commercial, community commercial, planned lLight industrial, and professicnal and
administrative office uses. The primary function of the specific plan land uses are to provide a variety of
employment site opportunities and to provide a retail, and service center for the residents of Dixon, the
employees in the area and the travelers on 1-80. The primary land uses incorporate and are defined by
landscape frontage treatments, agricultural buffers, wetland mitigation areas, pedestrian ways and storm
detention and drainage areas,

The plan area is a prominent gateway to the City and will be designed to establish an image of quality and
coordinated planning. The character and umage of the plan is expressed in the type and character of land
use, landscaping and building design.

2.1 LAND USE GOALS

1. Provide the City of Dixon with a major employment center.

2. Provide shopping and services for City residents, employees n the plan area and travelers on 1-80

3. Establish a gateway statement for the City of Dixon.

4. Provide for efficient vehicular circulation and facilitate and encourage pedestrian and altemative
transportation choices.

5. Provide for the potentsal shurtle linkage with future rail transportation serving the Dixon area.

Provide a clear, understandable physical form with clearly defined and enhanced edges

Integrate proposed drainage areas, landscape frontage treatments and agricultural buffers as parts of a
plan-wide open space system

22 LAND USE CONCEPT

The land use concept is to provide a mix of compatible land uses interwoven with an open space system
that incorporates pedestrian ways, recreation, drainage areas, public ant, and landscape amenities. The
proposed land use patterns are distnbuted to correlate the land use function with the opportunities for
access and visibility, and compatibility with neighboring uses (see Figure 2-1).

The land uses that require high visibility and/or access are located along the freeway and artenal streets.
This includes the highway commercial uses, which are oriented to attract freeway users. The business
professional uses are positioned in the west-central section of the plan area, with a portion adjacent to the
freeway. The business professional uses do not typically require a great deal of visibility, although some
office users do desire high profile locations. Light industrial uses are clustered in the southern portion of
the plan area along Vaughn Road, across from other existing and planned business/industrial uses, to
allow for efficient access for trucks
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2.0 LAND USE ELEMENT
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2.0 LAND USE ELEMENT
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2.0 LAND USE ELEMENT

Community commercial uses are located along the southern periphery of the NQSP, adjacent to Vaughn
Road, where they will be readily accessible to Dixon residents. The community corumercial use on the
southeast corner of the plan area, adjacent to the UPRR rail line, is intended to form a "village center" for
the workers in the surrounding industrial and office uses. The center will provide restaurants, personal
services, banking and other conveniences. The actual boundary configuration of this community
commercial village center will be determined based in part upon the design of the future Vaughn
Road/Pedrick Read connector. As a result, the boundaries of the neighborhood commercial land uses
shown adjacent to the Vaughn Road/Pedrick Road connector on Figures 2-2 and 2-3 are
conceptual/illustrative in character only.

The vehicular circulation system is supplemented by a pedestrian network with sidewalks in the landscape
corridors abutting the specific plan roadways and integrated with the various land uses. The pedestrian

system provides a distinct feature that ties together the entire plan area.

The land uses are distributed on the site as illustrated in Figure 2-2, the Land Use Map. The associated
zoning districts for the land use plan are illustrated on Figure 2-3, the Zoning Map.
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2.0 LAND USE ELEMENT
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2.0 LAND USE ELEMENT
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2.0 LAND USE ELEMENT
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2.0 LAND USE ELEMENT
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2.0 LAND USE ELEMENT
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2.0 LAND USE ELEMENT

23 LAND USE SUMMARY

The plan area encompasses a total of 643 acres allocated to commercial, business-professional, industrial,
and ancillary uses. The acreage allocated to each future zoning designation 1s summanzed in Table 2-1.

TABLE2-1
Dix0ON NORTHEAST QUADRANT SPECIFIC PLAN LAND USE
SUMMARY - i
A rFormatbed: Indent: Left: 0"
LAND USE CATEGORIES ACRES
CH-Highway Commercial 1863 = [ Formatted: Right: 0.04"
148 7
CC-Community Commercial o
PAO-Professional and Administrative 105.4
Office
ML-Light Industnal 219.5 - i
- | Formatted Table
Major Roads, Drainage
Easements and Open Space 129.1
Gieneral Industrial 176 b Formatted: Justified, Right: 0", Pattem: Clear
: | Formatted: Indent: Lef 0"
Total G 1.0 ol :.Forma_nshec_l:_ Indent: LeR: 07, First line: 0" =
- I.Formathe;l:-Space Before: 9.6 pt, Pattern: Clear (Wh
24 LAND USE CLASSIFICATIONS | Tab stops: 4.5", Left

The following is a summary of land uses within the plan area. These basic land use districts will use the
Planned Unut Development (PUD), or equivalent regulatory mechanism, to allow for greater discretion in
the permitted uses, development standards and design of individual projects.

HIGHWAY COMMERCIAL (CH)

Highway Commercial uses accommodate commercial goods and services in places conveniently and
safely accessible from the freeway, while discouraging those uses that are unrelated to the needs of
frecway users. Permitted uses would be consistent with provisions and requirements described in the
Highway Commercial {CH) District section of the Dixon Zoming Ordinance. Permitied uses typically
include, but are not limited to, auto sales and services, gasoline service stations, auto and trailer sales,
service and supply stores, restaurants, hotels, and motels. The PLD, or equivalent mechanism, adopted for

a specific development plan will further define the uses in this zone p — -
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2.0 LAND USE ELEMENT

Highway Commercial sites are proposed to be located adjacent to the east and west sides of the south side
of the Pedrick Road/1-80 interchange, at the northeast corner of North First Street and Vaughn Road, and
on the east side of the North First Street/I-80 interchange. These sites total approximately +86-149 acres.
These sites afford a high level of visibility and direct vehicular access from 1-80. Afier adoption of the
NQSP, a pottion of this site was developed with a Wal-Mart center.

COMMUNITY COMMERCIAL (CC)

A new land use category, Community Commercial {(CC), is proposed to provide retail and commercial
services for City residents and workers in the plan area. Uses should be generally consistent with
provisions and requirements as described in the Neighborhood Commercial (CN) District section of the
Dixon Zoning Ordinance. Typical uses may include, but are not limited to, banks, office and business
machine stores, art and hobby stores, bakeries, gift shops, health clubs, and gyms. The PUD, or equivalent
mechanism adopted for a specific development plan will further define the uses in this zone.

An approximately 44-acre commercial shopping center site is located in the southwest comer of the
project site at the intersection of Vaughn Road and North First Street. The commercial use would be
highlighted by signature landscape and architectural treatment to establish a city "gateway" feature.
Pedestrian linkage from other land use areas within the specific plan as well as from other adjoining
developed areas will be incorporated into specific facility design.

An approximately 10-acre Light Industrial {ML) site would also be located in the southeast comer of the
project site near the Vaughn/Pedrick Road intersection. This site could be developed with commercial
uses which are essentially ancillary to and supporting of other employment generating uses. Such uses
may include restaurants, banks, personal services, shops, and recreational facilities. The site is located
adjacent to the UPRR rail line.

PROFESSIONAL AND ADMINISTRATIVE OFFICE

Business-professional, administrative office, and mixed office uses are provided consistent with
provisions of the Professional and Administrative Office (PAO) district in the Dixon Zoning Ordinance.
Other permitted uses may include, but are not limited to, health and legal services and clinics, advertising
and management agencies, and membership organizations. The business-professional land use aiso
permits limited amounts of service commercial and retail activities provided for the convenience of
employees within the area. The PUD, or equivalent mechanism, adopted for a specific development plan
will further define the uses in this zone.

The specific plan provides approximately 124 acres of commercial service/ professional/administrative-
offices/light industrial land use in the west-central portion of the Plan Area, some of it along the frontage
of Interstate 80. The acreage along the freeway frontage provides an excellent opportunity for office park
type uses serving businesses desiring high visibility sites. The professional/administrative office land uses
will be combined in a Planned Unit Development (PUID}) zoning district to allow for mixed use business
professional projects. Common recreation/open space, landscaping, dining, and meeting facilities are
amenity features which are encouraged within these business-professional developments.

LIGHT INDUSTRIAL (ML)

Light Industrial (P1) uses provided for in the NQSP are consistent with provisions of the Light Industrial [ Formatted: Right, Tab stops: 0", LeR + 3.75, Cent

(ML) district in the Dixon Zoning Otdinance. Permitted uses may include, but are not limited to, | 6.5", Right
City of Dixon Northeast Quadrant April 3, 1995
Specific Plun 2.1

RESOLUTION NO.: 25-006
DATE: _ JAN 07 2025

Exhibit A Page 29



2.0 LAND USE ELEMENT

spectalized hight manufacturing uses, research institutions, back office uses, and administrative facilities,
all of a non-nuisance type. Commercial support uses would be permitted where appropriate, and there
would be no functional conflict with industrial uses, Commercial support uses would not exceed 10
percent of the total gross floor area in any defined light industrial parcel. These uses would generally be
located within light industrial building complexes, and not as freestanding structures. Conventence-
related commercial uses would be intended to serve employees in the light industrial area and thereby
provide a service amenity to the working environment. It is anticipated that such uses would reduce the
need for extended travel for goods and services needed by employees in the course of a normal workday.
The PUD, or equivalent mechanism, adopted for a specific development plan will further define the uses
in this zone.

A total of 220 acres of the site have been designated for light industrial use. The parcels are bordered by
Pedrick Road and portions of Vaughn Road. The light industrial land uses proposed for the project site
have been located to provide easy access for truck and employee traffic while maintaining continuity with
the contiguous existing and proposed industrial land uses south of Vaughn Road.

GENERAL INDUSTRIAL {1G})

The General Industrial land wse designation provides for large and small scale industnial, manufaciunng,
heavy commercial uses such as food processing, fabricating, motor vehicle service and repair, truck vards
and terminals, warchousing, distribution and slorage wses without 3 G revenie generaling compenent
(subyect to provisions for warchousing, storage, freight/trucking terminals and distinibution facilitgs as
gatablished by Dixon Zomng Ordinanced, wholesale uses, construction supplics, bwilding matenal
facihities, offices, contractor’'s yards and the like would provide spage for these critical uses to grow
within Dixon,

A total of 37.6 acres of the site have been designated for general ndustrial use. The parcel is bordered by
Pedrick Road on the east. The general industnal land use proposed for the project site has been lecated to
provide easy access for truck and employee traffic while maintaining continuily with_the existing light
industrial land uses to the south

OPEN SPACE

Open space is an integral part of the project that helps to define and complement the other land uses. The
open space will include drainage areas, recreation facilities, pedestrian comidors, setbacks from major
roads, aesthetic amenities, separations from active agricultural areas, and preservation and enhancement
of natural features. 1n some instances an open space corridor may serve several purposes simultaneously.
For example, open space corridors may include some combination of the following uses: pedestrian
walkways, an informal jogging path, a pathway for open drainage swales that are landscaped as a visual
amenity, and/or a site for cleansing urban runoff before being discharged to a natural water course.
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20 LAND USE ELEMENT

FIGURE 2-4
OPEN SPACE CORRIDOR/SETBACK

It is intended that the open space areas be incorporated in the individual site development plans where
applicable throughout the specific plan area. This would make the most effective use of open space on the
site and would provide linkages for pedestrians to travel freely to the commercial and service sites. Public
open space must be a separate parcel or an easement granted 1o a public agency to be maintained by a
lighting and landscape district or a Mello-Roos services district. Privately owned open space should be
maintained with funding by the property owner or a property owners association.

2.5 INTENSITY OF DEVELOPMENT AND EMPLOYMENT POTENTIAL

The proposed land use is intended to provide a substantial employment base for the Dixon area. It is
estimated that all uses would provide over 8,000 jobs in a variety of industries. Table 2-2 summanzes the
employment potential by land use based on an assumption that the uses will employ between 13 and 34
employees per acre. These are averages that may be exceeded in some instances.

Most plan area land uses will have a floor area ratio (FAR) of between 0.3 to 0.6 to allow for two-story
buildings covering thirty percent {(30%) of the site. Land uses may be combined, at the discretion of the
City, through a PUD or equivalent mechanism, which will affect land use floor area ratios.
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2.0 LAND USE ELEMENT

TABLE 2-2 - r.l;rﬂat_ted: Rig_ht: o, gpaceaofe: 0 pt, Line spac.i;'
- Exactly 12 pt, No widow/erphan control, Keep with next
DIXON NORTHEAST QUADRANT SPECIFIC PLAN EMPLOYMENT | Don't adjust space between Latin and Asian text, Don't
PROJECTION | space between Asian text and numbers, Pattem: Clear
LAND USE NET ACRES* EMPLOYEES PROJECTED
PER ACRE NUMBER OF
EMPLOYEES
Highway Commerecial 25
03115 34932788
Community Commercial 20 25 50
Subtotal Commercial 1417
35432838
Professional/ Admin. Offices 791 34 2,688
Light Industrial 164.6 13 2,088
General Industrial 8.2 1. . 119
Subtotal O, 16 and ML 2437 4776 5,115
Total C'O/ML 38543854 £3197,953
*Net Acres equals .75 times gross acreage
e | Formatted: Centered N

" Formatted: Right, Tab stops: 0", Left + 375", Cent
657 Right

Cirv of Dixon Northeast (uadrant April 3, 1995
Specific Plan 2:14
Correeiod Sipg 2008 Updigen! Novemfyr 18, 20l

Exhibit A Page 32



3.0 COMMUNITY FORM AND DESIGN ELEMENT

SECTION THREE
COMMUNITY FORM AND DESIGN ELEMENT

kR PURPOSE AND OBJECTIVES

The Form and Design Element establishes standards and guidelines to serve as an aid to project
developers, design professionals, city staff, Planning Commussion and City Council in the design and
review of individual developments within the plan area. The intent s to establish standards and general
guidelines which will ensure consistent quality while supporting design flexibility for all development
projects which require design review by the City. The Dixon Zoning Ordinance takes precedent for the
specific plan area. Development projects in the specific plan area shall be reviewed under the PUD
procedure specified in the Dixon Zoning Ordinance, or equivalent mechanism as provided for by the PD
district specified in the Zoning Ordinance. The guidelines and standards established in this specific plan
are intended to guide the subsequent review. Through the PUD, or equivalent mechanism, the design
policies presented herein will be further detailed and may be refined or modified if determined by the City
to support the overall form and design objectives and the ntent to ensure consistent quality and
compatibility,

Design policies presented in this section relate directly to the land use concepts presented in the Land Use
Element {Section 2). Emphasis in Section 2 is on the overall relationship of land uses and plan
organization. Emphasis in the Form and Design Element is on specific charactenstics of individual land
uses. This section overlaps with plan policies relating to circulation described in the Circulation Element
(Section 4},

This section is intended to help establish a sense of identity for the plan area by defiming character and
quality of the individual elements within the plan. The principal purpose is to create a consistent level of
quality for various land use categories within the plan area while enabling compatibility with the Dixon
community.

The Form and Design objectives of the specific plan are to:

l. Provide for a blending of the built environment with landscaped open space to enhance work
envircnments and enrich the overall image of the plan area.

2. Apply state-of-the-art energy conservation methods and systems responsive to local climatic
conditions 1o building and landscape design, building siting and onentation.

3. Enable superior quality development that integrates architectural style. landscaping. public
art, signage, lighting, circulation, and street furmture to produce an environment that is
aesthetically pleasing n form, scale, texture, color and variety.

4. Ensure safety and convenience for all plan area users.
32 GENERAL DESIGN GUIDELINES

The General Design Guidelines of the specific plan focus on the themes and design features that will be

used throughout the plan area. Guidelines are included which detail the treatment of common elements or

issues found in a number of different land uwse types, A focus of the design guidelines 1s on the interface
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3.0 COMMUNITY FORM AND DESIGN ELEMENT

of the development, and individuals that will work on site and use the pedestrian access throughout the
plan area. These design features include:

- project site design

- pedestrian circulation

- architecture

- land sculpture {grading)
- landscaping

- public art

- screening/fencing

- lighting

- signage

- street furniture

32,1 PROJECT SITE DESIGN
The following design guidelines are applicable to all land uses within the plan area:

1. Each increment of a phased project shall be designed to be complete in its function, circulation,
drainage, infrastructure, landscaping, and visual aspects.

2. Projects adjacent to open space areas and corridors should incorporate such comdors into project
design.

3. Buildings should incotporate, to the extent feasible, adjacent open space as a visual amenity. A
minimum twenty foot (20°) building setback shall be provided from the edge of the open space areas.
Such setback shall be landscaped and may mclude berms and swales 1o create a boundary and control
drainage. Fencing between commercial and open space use is discouraged. When necessary. such
fencing should be open type to allow for continuous view to the open space area, except where
screening is desired. Building design shall consider views from the adjacent open space areas. In
general, architectural treatment and materials for those frontages visible from adjacent open space
areas shall be the same as those wtilized on the main frontages of the buildings.

4. Buildings shall be sited with regard to the physical features of each project parcel and adjacent
parcels. Such features shall be considered as primary design determinants.

5. Projects located adjoining or within noise impact areas that exceed 70 dBA should incorporate noise
mitigation measures. These may include, but are not limited to, orientation and massing of facilities
and sound reducing materials and structures such as double glazed windows, sound walls and berms.

6. Site design and architecture shall consider solar access, wind protection, shade, and seasonal
considerations, to enhance the quality of outdoor space.

7. Public art shall be considered at prominent locations along pedesirian paths, adjacent to buildings,
and at key observation points.

8. Bicycle racks, lockers, and showers for employees are generally encouraged to be placed within
projects 1o promote walking and cycling to work. Bicycle parking should be provided n haghly
visible and convenient locations. Within the PUD review process or equivalent mechanism, the
parking required for a development project may be reduced in-lieu of such facilities.

9. The concept of shared parking should be encouraged and parking should be located 1o the rear or side "Formatted: Right, Tab stops: 07, Left + 3.75", Cent
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3.0 COMMUNITY FORM AND DESIGN ELEMENT

of buildings where practical.
The following design guidelines are applicable specifically to commercial land uses within the plan arca:

10. Building site design should consider alternatives to the standard "L" shape or stnip building
configuration. In order 1o strengthen the streetscape, pad sites or a portion of the main building should
be located at the street frontage.

11. Large single-user freestanding retail commercial buildings which are not integrated 1n an overall
pedestrian oriented site design, are generally discouraged, and should not be the dominant form of
commercial use on any parcel. Architectural design measures should be incorporated to visually
reduce the bulk and large frontages often associated with such uses.

12. Each commercial area shall be accessibie from at least one major collector or arterial street, with
sufficient design capacity to accommodate traffic generated by the businesses as well as other local
traffic.

13, Commercial areas shall be accessible by public transportation, and from pedestrian sidewalks and
bicycle routes. Consideration shall be given at the design review stage to on-site transit stops,
including but not limited to bus stops.

14. Commercial uses shall have a comprehensive parking plan designed to maximize shared parking
facilities, establish efficient circulation, promote the visual quality of the site, and accommodate
pedestrian circulation. Angled parking with one-way circulation is to be utilized whenever feasible.

15. Commercial buildings shall be set back a sufficient distance and be designed to minimize visual
impacts on adjacent uses to the extent practicable. The setback will vary depending upon building
height and bulk, and type of use.

3.22 PEDESTRIAN CIRCULATION

The provision of convenient pedestrian access and circulation throughout the plan area is a principal goal
in the organization of this plan. In order to achieve a comprehensive and convenient pedestrian/bicycle
system, continuity and integration is required between plan wide pedestrian ways and the individual
facility accommodations for pedestrian users. The following guidelines address the specific requirements
for achieving this continuity

1. Land uses shall be easily accessible by public transportation, pedestrian, and bicycle routes.

2. All land uses shall be designed to facilitate pedestrian cross-connections to adjacent uses and access
to the area-wide pedestrian path system.

3. Pedestnan walkways in landscape corridors, as shown in Figure 3-1, Landscape Corridors, shall
provide access from sidewalks into projects separate from major vehicular driveways and circulation.
Connections between private and public pathways shall be the responsibility of the project developer.
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3.0 COMMUNITY FORM AND DESIGN ELEMENT

——4— 22' Landscape Corridor —f—

Il/ 7' Bu
planting | pedestrian |7 ROW _j«. .
bicyde | pianting | street
" pathway strip
\)
P A
4 Ve

y.-

| ’

L
\- 1 7,
l -
L
FIGURE 3-1
LANDSCAPE CORRIDOR

4. To ensure pedestrian access within the plan area, clear connections should be provided between
facilities and public pathways. Pedestrian pathway access should occur at the perimeter of a project.
Such access should typically occur at a maximum interval of 300 linear feet unless security, access
control or other restrictions/considerations exist as defined by the project PUD or equivalent
mechanism. The location of pedestrian access should coincide with transit stop locations to facilitate
the use of public transit as shown in Figure 3-2, Pedestrian Pathway Through Parking Lot. Pedestrian
cohnections between public pathways and buildings will be the responsibility of the project
developer.

5 To ensure pedestrian safety, public pathways shall be well lit and located in areas of view from
adjacent buildings and public spaces. Locations where pedestnan paths cross roadways shall be
specially accented with paving maitenials to specifically denote a pedestrian crossing and to alent
passing vehicular traffic. All pedestrian crossings shall be appropnately it

6. The main pedestnan paths should be constructed of concrete. However, smaller paths and jogging
trails may utilize other matenals, such as asphalt or crushed granite, providing there 1s a mechanism
to ensure trail mamntenance and upkeep.
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3.0 COMMUNITY FORM AND DESIGN ELEMENT

Min. Min.

FIGURE 3-2
PEDESTRIAN PATHWAY THROUGH PARKING LOT

323 GENERAL ARCHITECTURAL GUIDELINES (BUILDING FORM AND STYLE)

It 1s not within the scope of this specific plan to define the range of architectural styles permissible in the
plan area. Design standards that would specify standardized materials and forms over the entire plan area
would be unnecessarily restrictive. However, it is desirable to ensure consistency in the architectural
treatment within individual projects or complexes and to create visual centinuity between separate
projects. The PUD review process or equivalent mechanism, will address the specific design of a
development project. To ensure overall compatibility, the following architectural design guidelines are
suggested:

1. Primary building and project eniries should be well-defined by accent treatments including, but not
limited to, special textures, forms, materials, colors, and landscaping in order to provide a sense of
entry and facilitate orientation for users.

2. All exterior architectural materials and sysiems should be selected to withstand local chimate related
conditions including peak intensities and duration of precipitation, maximum diurnal and seasonal
temperature extremes and predictable UV exposures.

3. Untextured, untreated concrete slab tilt-up buildings lacking detail and architectural style and form
are discouraged.

4. All ancillary structures such as walls, detached storage structures and debns enclosures should be
treated as an integral part of the building design and should not appear as unrelated to the primary
structure. All accessory structures should be compatible in material, color and texture with the
primary structure

5. Buildings visible from North Fiest Street and Interstate 80 (1-80) should be distinctive in form,
lighting, and detailing to establish a strong identity for these regional routes and pnmary entries into
the City.

6. For all uses other than hghway commercial, trademark buildings typical of chain or franchise

businesses are generally discouraged Formatted: Right, Tab stops: 0", Left + 3.757, Cent:
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3.0 COMMUNITY FORM AND DESIGN ELEMENT

7. Where the rear or side of a structure is visible from a public thoroughfare or public space such as with
properties adjoining [-80, such elevations should be treated with materials, detailing and color
compatible with the primary frontage.

324 LANDSCULPTURE

The plan area will be highly visible from passing vehicles on 1-80 and will function as a principal entry or
gateway 1o the City via North First Street, Vaughn Road and Pedrick Road. There will, therefore, need to
be special treatments of these corridors. The provision of varying setbacks and providing landforms that
sculpt the land, or "land sculptures,” is one method that can be used to provide visual diversity and add
interest. Land sculptures can also be used to create noise abatement berms, screen parking and hide
unaesthetic features such as satellite dishes, trash receptacles and HVAC infrastructure. Land sculptures
may be integrated with landscaping to create a uniform treatment of the project site's key visual corridors,

If utilized, land sculptures could take one of two possible design approaches. The first approach could be
to utilize nature and natural landforms as a visual screen. This would create a more natural setting,
including rolling hills, streams, meandering paths, and a natural woodland visual treatment. Structures
would be screened from view behind the land sculpture and landseaping. The second approach could be
to utilize landforms in a more architectural sense. These land sculpied land shapes would be more
geometric and whimsical, using the land and landscaping more like sculpture. Landforms may take
recognizable shape and topiary landscaping could be planned. Structures would be integrated into the
landforms so that natural and architectural forms join as a cohesive design.

The following guidelines address the corridors where land sculpting may be considered. Variations and
alternatives to the land sculpture and variable setback approach may be considered through the project
PUD, or other regulatory mechanism, if determined by the City to achieve the intent of creating visual
diversity and continuity.

INTERSTATE 80 CORRIDOR

The 1-80 frontage of the plan will be the most visible aspect of the project. The existing unobstructed
views of agricultural land will be changed to a view of Highway Commercial and
Professional/ Administrative Office Development.

To soften the visual image of the project, an iregular setback pattern may be established from 1-80,
providing sufficient setback to accommodate land sculpture and landscaping that will viswally integrate
development into the natural setting. (Figure 3-3 provides a conceptual schematic). The site design,
setback and landscape treatiment of individual development projects will be addressed in the PUD design
review process, or egquivalent mechamsm
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FIGURE 3-3
CONCEPTUAL SCHEMATIC OF POTENTIAL LAND SCULPTURE ALONG 1-80

The following design element features are therefore recommended; as may be modified by project PUD
or equivalent mechanism:

I An irregular "sawtooth” setback line may be established along the project’s [-80 frontage, varying
between a minimum of 35 feet from the property's edge, to a2 maximum of 200 feet.

2. A coordinated land sculpture or altemative landscape plan should be considered for the plan area's
entire 1-80 frontage. The land sculpture plan should consider the use of earth mounding, berms,
retaining walls, and revetments to create visual diversily; screen structures and parking area create
noise attenuation and provide visual interest to travelers in passing vehicles.

3. Where incorporated. land sculptures should be integrated with landscaping to provide intermittent
vantages into the plan area from adjoining roadways.

NORTH FIRST STREET

North First Street parallels the west side of the plan area. This road is one of the main accesses to Dixon
and therefore serves as a gateway to the community. To achieve a gateway characteristic, the following
land sculpture design guidelines are recommended, as may be modified by project PUD or equivalent

mechanism.

4, A setback line of 25 feet will be established along the plan's frontage of North First Street [ Formatted: Right, Tab stops: 0", LeRt + 375", Cente
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3.0 COMMUNITY FORM AND DESIGN ELEMENT

5. A coordinated land sculpture or alternative landscape plan should be considered for the plan's Nerth
First Street frontage. The land sculpture plan should consider the use of earth mounding, berms,
retaining walls and revetments to create visual diversity, screen structures and parking areas. create
noise atienuation, and provide visual interest to travelers in passing vehicles

6. Where incorporated, land sculpture should be integrated with landscaping to define a gateway entry
node at the plan area's intersection of East Dorset Drive and North First Streel.

VAUGHN ROAD

Vaughn Road parallels the south side of the plan area and will be very visible from passing vehicles. The
following land sculpture design guidelines are recommended. as may be modified by project PUD or
equivalent mechanism:

7. A setback line of 25 feet will be established along the plan's frontage of Vaughn Road.

8. A coordinated land sculptuire or altermative landscape plan should be considered for the plan's
Vaughn Road frontage. The land sculpture plan should consider the use of earth mounding, berus,
retaining walls and revetments to create visual diversity, screen structures and parking areas, create
noise attenuation, and provide visual interest to travelers in passing vehicles.

9. Where incorporated, land sculpture should be integrated with landscaping to define an entry node at
the plan area’s intersection of Professional Drive and Vaughn Road.

PEDRICK ROAD

Pedrick Road parallels the east side of the plan area. This road is one of the main access roads to Dixon
The following land sculpture design guidelines are recommended to help develop this road, as may be
modified by project PUD or equivalent mechanism:

10. A setback line of 25 feet will be established along the plan frontage of Pedrick Road.

11. A coordinated land sculpture or alternative landscape plan should be considered for the plan's Pedrick
Road frontage. The land sculpture plan should consider the use of earth-mounds, berms, retaining
walls and revelmenis to create visval diversity, screen structures and parking areas, create noise
attenuation and provide visual interest to travelers in passing vehicles.

12, Where incorporated, land sculpture should be integrated with landscaping to define a gateway entry
node at the plan's intersections of Pedrick Road and Professional Dnive.

325 STREETSCAPE LANDSCAPE GUIDELINES

As the plan area will function as a principal entry or gateway to the City of Dixon, the special landscape
enhancement along the frontage area of 1-80, North First Street and Pedrick Road serves the dual purpose
of complementing the adjoining land uses while accentualing the gateway environment to the City Scenic
Roadway Landscape Treatment. Special landscape provisions are required-for areas along the 1-80, North
First Street and Pedrick Road rights-of-way.
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3.0 COMMUNITY FORM AND DESIGN ELEMENT

The intended landscape treatment of these frontage areas will enable intermittent vaniages into the plan
arca from the adjoining thoroughfares while visually screening structures and integrating development
into the seiting. Through the massing of clustered groupings of trees, frequent view "windows" into the
plan area will be allowed over a foreground and middle ground of low growing shrubs. Irregular setbacks
will provide “pocket” planting areas for the planting clusters. Linked to the landscaped frontage area are
additional view corridors which are oriented perpendtcular to the frontage area.

Landscaping will provide edge definition and accent and visual buffering along the designated scenic
corridors and will help reinforce a common identity and image for the Dixon Northeast Quadrant Specific
Plan area. To ensure aesthetic and functional land use buffering and edge definition, the following
landscape design guidelines are suggested:

I, Street trees shall typically be located at 30 feet on center along major thoroughfares to provide shade
and foliage, soften the hard streetscape, and help define the public space and pedestrian scale. Tree
spacing may vary dependent upon the charactenstics of the selected street tree. Altermative spacing
may be approved by the City through the project PUD, or equivalent mechanism, if determined to be
consistent with the above intent.

2. Landscaping may nclude landsculpting or alternative features as a method of adding visual interest
and providing sufficient soil for mature plant growth. The intent is to avold an unbroken visual plane
along the roadway corndors. Such berms may not nterfere with traffic visibility or drammage to
natural features.

3. Accent planting shall be used at project entries. The maintenance of ground covers and shrubs within
the planter strips shall be the responsibility of the adjacent property owners. Some planting areas may
be maintained by the City through the establishment of a lighting and landscape district,

4. Parking lot design should require fifty percent (50%) shading within a period of 15 years, or an
equivalent as approved by the City through the project PUD, or equivalent mechanism,

5. Landscaping materials shall be selected with consideration for water requirements over the lifetime of
the plants. The use of materials with low water requirements, particularly plants that are considered
drought tolerant, and the use of efficient imigation systems 15 strongly recommended and may be
required.

6. Standards for landscape installations should comply with the Energy and Water Conservation
Regulations specified in of the Ciy Zoning Ordinance, as well as any and all applicable water
efficient landscape ordinances

326 LANDSCAPING ADJACENT TO NATURAL OPEN SPACE'DRAINAGE AREAS

The natral landscape is relatively sparse and the natural drainage areas, which may remain as a network
of permanent open space provides an excellent opportunity to blend the natural landscape with the urban
landscape.

The objective of the open space landscape guidelines is to ensure the environmental integrity of the
natural habitat, provide the continuity of view corridors through the plan area, and provide a subtle
transition between natural and created environments. The following general policies apply 1o landscaping
adjacent to natural open space areas:
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3.0 COMMUNITY FORM AND DESIGN ELEMENT

1. Formal landscaping adjacent to the natural open space areas will require erosion and water quality
control techniques to avoid polluted run-off into the open space drainage comdor areas. Of particular
concern is run-off camrying herbicides, pesticides, fertilizers, and eroded seils. Such control measures
need to be integrated with the overall landscape design for the proposed project.

2. Where feasible, the formal landscaping of adjacent land uses should provide a visual transition to the
informal landscape character of the open space area. Landscaping adjacent to open space shall be
typified by low shrubs and groundcover, with the exception of trees compatible with the street trees
used in the adjacent streets or adjacent ptivate landscaping.

3. Landscape materials within planting areas adjacent to the natural drainage corridor areas shall be non-
invasive species compatible with the natural habitat of the preserve areas.

4. Earth bermis and/or swales may be used to separate and delineate the natural open space from the
formal urban landscaping in order to mamtain the security and privacy of the adjacent land use,
Visual and pedestrian connections between the use and the open space should be maintained where
feasible.

5. The project owners' associations, 1f any, and City shall take whatever steps are necessary to prohibit
the disposal of lawn clippings, rubbish, or any other foreign material in open space areas. A landscape
and lighting district or Mello-Roos services district will be established to maintain public open space
areas. Private open space will be maintained by the property owner or a business owners assoctation.

32.7 PUBLIC ART

Public art adds visual interest, focal points and character to the urban landscape. As part of the plan's
pedestrian system and scenic corridors, public art will be provided. In general, public art will be included
at gateways entry nodes and within pedestrian paths to define community character, to provide visual
interest, and to visually lead the observer from one point to another. The character of the public art to be
incorporated in a particular project may be further defined through the project PUD or equivalent
mechanism._ The following guidelines address the specific recommendations for public art.

1. Public art should be considered at promuinent visual locations such as at gateway entry nodes, along
pedestrian paths, adjacent to buildings and at key focal points.

2. Public art should consider incorporating themes that retlect community character

3, Public art should be located in areas where it will be enjoyed by the greatest number of people.

32.8 SCREENING AND FENCING GUIDELINES

Walls and fencing within the plan area are intended to screen facilities, and to provide sound barriers,
privacy, and security. To a significantly lesser extent they may be utilized to buffer land use boundaries.
Policies relating to the interface between uses are addressed in the appropriate use specific guideline
discussions. In general, the walls are to be kept to a minimum to avoid blocking views or creating a sense

of fragmentation among the land uses in the plan area. The following guidelines shall apply:

1. No outside, unscreened storage 1s permitied. Loading, service, equipment, and trash enclosure areas
shall be fully screened by a combination of fencing, masonry walls, grade separation, and/or dense
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2. Mechanical equipment, satellite dishes, antennas, and other similar structures shall be ground-
mounted when feasible. If not ground-mounted, such equipment shall be screened from the view of
sireets, adjacent properties. and areas open to the general public through the use of parapet walls, roof
wells, ar other means incorporated as an integral part of building design.

3. All screening and fencing should be consistent with the City of Dixon Zoning Ordinance
4, Masonry wall design should be compatible with materials used on buildings.
329 LIGHTING GUIDELINES

Exterior lighting within the plan area is intended to provide for safety and security, as well as to enhance
building design and landscaping. It is intended that the intense commercial areas will be brightly lit in a
manner that complements the architecture and level of activity anticipated. The following lighting
guidelines are designed to encourage creative use of lighting while avoiding nuisances and minimizing
energy demands.

1. Project lighting shall be designed to mininize glare for project occupants or neighboring properties.

2. The design of exterior lighting shall, in all cases. consider the long-term energy demand of the
lighting program.

3. Light fixtures used on major artenal streets, collector streets, in parking areas, and along public
sidewalks shall be selected to improve energy efficiency and reduce glare impacts. Lighting of
pedestrian pathways on development projects shall be reviewed in the PUD design review process, or
equivalent mechanism

4. The style and design of Lighting fixtures shall be compatible with building design and consistent
within individual projects

3.2.10 SIGNAGE

Signage within individual projects should be consistent througheut the plan area. To ensure that exterior
signs for each facility contribute to the overall integrity of the plan area, the following guidelines are
suggested Specific details relating to signage shall be addressed in the project PUD, or equivalent
mechanism

GENERAL STANDARDS

1. A Planned Sign Permit Program is required as a part of the planned development submittals. The
program should contain sufficiently detailed renderings to show sizes and placements of proposed
signs. proposed materials and color sample boards, and preliminary details of sign construction.

2. Building signs shall not exceed the building height or extend above the building parapet or eaves.
Free-standing signs shall not exceed six (6) feet in height, unless otherwise approved by the City

through the project PUD, or equivalent mechanism.

3. Signs shall be restricted to tenant identification only, either wall-mounted or free-standing. unless
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4. No signs or any other contrivances shall be devised or constructed so as to rotate, gyrate, blink, move
or appear to move in any fashion unless otherwise approved by the City through the project PUD, or
equivalent mechamsm. Inset letters, back lit letters or other similarly permanent letters on solid
materials are preferred. Neon lighting is typically discouraged for signage.

5. Administrative sign permits will be 1ssued up to the maximum amount of signage authorized by the
Planning Commission

32.11 STREET FURNITURE

All strect fumniture including trash receptacles, benches, bus shelters, signage and highting shall utilize a
standard or complementary design theme
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4.0 CIRCULATION ELEMENT

SECTION FOUR
CIRCULATION ELEMENT

The specific plan circulation system provides a range of transportation modes for the safe and efficient
movement of people and matenals. Circulation includes public transit, public streets, pedestnan paths,
bikeways, and potential future public transit connections to commuter rail service. Most notably, the plan
incorporates a system of bicycle and pedestrian paths which provides direct access to supporting land uses
in order to facilitate a reduction of vehicular traffic.

All of the major streets in the plan area will include pedestrian pathways set back from the curb on both
sides of the strect. This pathway sysiem is directly linked to the various land uses and transit stops in
accordance with policies in this section and in the Land Use Element (Section 2). The plan area is
surrounded by an established road network including Interstate 80, North First Street, Pedrick Road and
Vaughn Road which will provide direct and convenient access to the plan area as shown in Figure 4-1,
Plan Area Circulation.

4.1 CIRCULATION OBJECTIVES
The circulation system is designed to achieve the following objectives:

= Provide safe and efficient vehicular, pedestrian and bicycle circulation systems.

*  Enhance the aesthetic environment for public circulation.

Meet the City's General Plan Level of Service (LOS) pelicies for roadway linkages and
intersections at arterial and collector streets,

Reduce impacts on regional air quality.

Facilitate alternative transportation modes

Ensure access to future public transit services such as rail transit.

Accommodate regional traffic and special events while minimizing adverse impacts to local
traffic.

= Provide alternative routes for through truck traffic to avoid conflicts with the downtown arca.

4.2 EXISTING STREET SYSTEM

North First Street begins at [-80 and continues south into the City of Dixon. At the time of Specific Plan
approval, this road, which serves as State Route 113, carried approximately 7,500 daily vehicle trips north
of Vaughn Road and 8,800 daily trips north of Stratford Avenue. Pedrick Road is also a north-south road
which provides access 1o the eastern portion of the City. This street begins as County Road 98 north of
Woaodland. in Yolo County, and runs south becoming Pedrick Road at the Solano County line. The road
then crosses 1-80, passing by the specific plan area, and continues south ending at Main Prairic Read
south of Dixon. At the time of Specific Plan approval, the traffic on Pedrick Road ranged from 1.500 to
2,000 daily trips near the plan area. Vaughn Road is an east-west road which begins just west of North
First Street and ends at Runge Road to the east. At the time of Specific Plan approval, it carried
approximately 650 daily wrips. All plan area roadways operated at LOS “C” or better when the Specific
Plan was approved,

North First Street/1-80 is a "skewed” interchange with a “fly-over® ramp from westbound 1-80 to
southbound Nonth First Street. The Pedrick Road/[-80 interchange is a diamond interchange with four-
way stop contrelled intersections at the ramp termini. These interchanges are impacted by city-wide
traffic since both North First Strect and Pedrick Road serve as major city arteries.
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4.0 CIRCULATION ELEMENT
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4.0 CIRCULATION ELEMENT
43 PLANNED STREETS

Street size and function in the specific plan is scaled to accommodate anticipated intensity of vehicular
use associated with proposed land uses. The configuration of streets is assigned to enable convenient
internal routes. Plan area circulation 1s compnsed of artenal and collector streets. In general, the pattern
of local streets is designed and organized to facilitate easy access within the plan area. Plan area
circulation 1s tllustrated 1n Figure 4-2, Circulation Master Plan.

The ROW for alt streets shown on the Circulation Master Plan within the project area will be established
pursuant to this specific plan. The actual construction of the roads will be determined for specific
development applications in the PUD review process, or equivalent mechanism.

43.1 ARTERIAL STREETS

The primary function of the major arterial streets is to move traffic to, from and through the plan area to
the adjoining major arterials and the freeway. Travelers from the 1-80 corridor and employees from
nearby residential areas will travel by or through the plan area to the employment centers in the North
Dixon and NQSP areas. It is also anticipated that shoppers and others coming from the 1-80 corridor and
local community will travel on arterial streets to the plan area shopping centers.

Arterial streets within the specific plan area are designed to City standards that incorporate four travel
lanes with standing curb and gutter and on-street bike lanes and landscaped median as illustrated m Figure
4-3, Typical Arterial. On-street parking will be prohibited. Arterial streets in the plan area will include
landscape corridor easements on each side of the roadway with an eight-foot wide pedestrian walkway
separated from the street by a landscape planter strip. The landscape corridor on artenal roadways s
measured from the back of ultimate curb.

North First Street, Pedrick Road. and Vaughn Road are perimeter streets designated as arterials. North
First Street is a major four-lane arterial connecting Dixon wath [-80. 1t includes four travel lanes. Pedrick
Road will be a limited access roadway with minimal cross traffic and tuming movements. Vaughn Road
will serve as an east-west artenal linking the Dixon Northeast Quadrant Specific Plan area with
residential areas to the west. Four lane artenal streets within the plan area are 1dentified as: Professional
Drive and East Dorset Drive. (see Figure 4-5)

432 COMMERCIAL COLLECTOR

Commercial collectors are designed to link arerials to local streets and serve as primary circulation
within the plan. Commercial collector streets in the plan area are designed to City standards to include
two lanes of auto traffic, on-street parking, bike lanes and curb and gutter as illustrated in Figure 44,
Typical Commercial Collector. Outside the right-of-way within a designated landscape easement 15 a
pedestrian pathway separated from the curb by a minimum seven-foot planter strip. Landscape corridor
widths along collectors are measured from the back of curb. Although initially striped for two lanes, the
collector street may be restriped to accommodate [our lanes.
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4.0 CIRCULATION ELEMENT
44 LEVEL OF SERVICE

One goal of the plan area circulation network is to meet the City’s General Plan level of service (LOS)
standards. This goal can be achieved by a combination of the following measures:

¢ land use planning proporticned and distributed to reduce vehicular trips;
¢ signalization controls and appropriate design of intersections to optimize flow of traffic; and

s use of Transportation System Management (TSM) programs, including support of altemative
transportation modes.

4.5 BIKEWAYS/PEDESTRIAN PATHWAYS

Bicycling and walking are alternatives to driving that people will use regularly for short trips if the
distance is sufficiently short and relatively safe. The strategic placement of land uses will reduce the
travel distance between employment centers, services and shopping. Convenient access will be facilutated
by providing an extensive network of walking and cycling paths.

The plan features pathway systems that serve cyclists and pedestrians. Sidewalks will be provided on all
streets within the project area to serve pedestrian traffic. Bikeways will be provided on plan area arterial
and coliector streets. Bike paths along the arterial and collector streets consist of slightly undulating,
eight-foot wide paved paths, separated from the streets within the landscape corridors. Pathways are
designed to accommodate both pedestrians and cyclists. Since the bikeways are intended to provide a safe
and convenient route for commuting cyclists at a reasonable speed, the alignment of the routes will not
meander too greatly to impede the safe and convenient movement of cycle traffic.

Within commercial areas, pedestrian comridors will extend from buildings through parking areas to
connect with plan arterials or other major roads and bus stops. The pedesirian corridors will be
landscaped walkways of sufficient width to allow groups of people to walk and to sit. Pathway
landscaping will provide a shade canopy and will buffer pedestrians from adjacent parking. The comidor
will include rest islands at the center medians, special lighting and paving and markings to facilitate
pedestrian direction

4.6 PUBLIC TRANSPORTATION

4.6.1 BUSSERVICE

The City of Dixon is served by regional routes connection to Vallejo and Sacramento and the Dixon Redi-
Ride, which provides demand-responsive, curb-to-curb transit service. The Redi-Ride system will be
expanded to the plan area as demand for these services occurs.

46.2 RAIL SERVICE

The Union Pacific Railroad (LUPRR) crosses the southeast corner of the plan arca. A transit station along

the UPRR line 1s planned in downtown Dixon. A station for that purpose was completed in 2006. [f the
station becomes a transit stop a transitshuttle may be operated to link the NQSP area with this rail

service.
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4.0 CIRCULATION ELEMENT

47 PARK AND RIDE & RIDESHARING

Park and nide lots will be located within the plan area to provide convenient places for commuter car
pooling. Park and ride facilities are intended for commuters in the Dixon area who may utilize the plan
arca as a parking or meeting point to commute outside of the plan area. The park and ride lots will
typically include approximately 25 to 50 spaces and be incorporated in the parking for commercial,
business-professional or light industrial uses, Where park and ride lots are within a business parking area,
they should be lacated so as not to interfere with business operations. The park and ride spaces may be
included as part of the normal parking requirement for the planned business or commercial use 1 peak use
of the park and nde does not coincide with peak use of the business or commercial use and if approved by
the City. Park and ride spaces will be clearly marked through pavement markings and directional
signage. Spaces are reserved exclusively for park and ride on Monday through Friday from 6:30 am. to
6:30 p.m.

438 TRANSPORTATION SYSTEM MANAGEMENT (TSM)

Traffic impacts on Dixon streets may be reduced through Transportation Systems Management (TSM)
measures which encourage employees to rideshare and to use non-peak hours for travel. Congestion
Management Programs will reduce commute trips. The following TSM measures will promote a

reduction tn vehicle commuting within plan area employment centers:

*  Distribution of information on alternative modes of travel (buses, bicycles, etc.) to employees within
the specific plan

s Carpool and vanpool matching services to assist employees with similar origins, destination, and
schedules in finding other employees with whom to share a ride.

»  Showers and lockers at employment locations to encourage pedestrian and bicycle commuting.
= Ridesharing facilities to promote altematives to the use of automobiles for commuting to work.
Ridesharing facilities consist of preferential parking or specialized facilities for vanpools, carpools or

commuter buses.

® Designation of an on-site employment TSM coordinator to assist in disseminating information and
monttoring the status of any transportation management activities

= Parking requirements may be reduced where other TSM measures are offered as a further inducement
to reduce automobile use.

49 CIRCULATION POLICIES

The following policies may be refined and further defined as approved by the city through the PLUD, or
equivalent mechanism, for specific projects.

49.1 STREET SYSTEM AND LAYOUT

l. Right-of-way locations for landscape corridors and pathways for all arterial and collector roadways
are as indicated on Typical Artenal and Typical Collector Street sections as shown in Figures 4-3, 4-

4, and 4-5, :
! Formatted: Right, Tab stops: 0", Left + 3.75", Cent
. 6.57, Right
City of Dixon Northeast {duadrant Aprit i, 1995
Specific Plan FAY

Correctes Jue 8 209 Upglated Noveurher 1K 0744

950086
JAN 07 2025

RESOLUTION NO.:_
DATE:

Exhibit A Page 55



4.0 CIRCULATION ELEMENT

2. Landscape corridors should be granted as landscape easements over private property. All landscape
corridors are 1o be landscaped consistent with the provisions of the Form and Design Section (Section
3).

3. Driveways along primary plan arterials should be limited and restricted to points approved by the
City. Parking on all artenal streets should be prolubited by posting

4. Intersections of collector streets with arterial streets should be kept to a mimmum. Collector strects
should not intersect with a major artenal street closer than 300 feet from another collector/arterial
intersection.

492 LEVEL OF SERVICE

1. Level of service at plan arca roadways and intersections shall maintain the Level of Service (LOS)
standards contained in the City of Dxon General Plan

493 BIKEWAYS/PEDESTRIAN PATHWAYS

1. Bicycle and pedestnan circulation systems should be designed to mimimize conflicts with the
vehicular circulation system. Separation of the cyclist/pedestnan from the automobile should be
provided to the extent feasible.

2. Bike paths doubling as pedestrian walks should be a munimum of eight feet wide and should be
constructed of concrete or asphalt. Bikeways should not vary from a straight line by more than eight
feet in 100 feet of length. Landscaping and berming where feasible should be used to separate
pedestrian/bicycle paths from streets. All pedestrian sidewalks must be handicap accessible with curb
cuts at all intersections.

3. All highted intersections along arterial roadways should incorporate enhanced pedestnan crossing
points. The crossings may include paving treatment, mcreased distance between the crosswalk and
vehicle limit line, and where applicable, widened median rest areas.

494 PUBLIC TRANSPORTATION

1. Altematives to the automobile as the primary means of transportation shall be encouraged. Public
transportation services, such as those provided by Dixon Redi-Ride, shall be accommodated in the
arterial and collector street system. Consider expanding Dixon Redi-Ride to the plan area as demand
for these services increases.

2. Bus turnouts and shelters should be located consistent with City improvement standards. Tumouts
should be provided at the time of roadway installation. Shelters and benches should be provided by
adjacent projects at the time of construction unless otherwise required by the City.

3. The plan area shall participate in efforts to promote future shuttle linkage with the downtown rail
transit station.

495 PARK AND RIDE & RIDESHARING

1. [n all cases, park and ride spaces are 1o be clearly marked through pavement markings and directional
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4.0 CIRCULATION ELEMENT

6:30 a.m. to 6:30 p.m.

2. A portion of the park and ride spaces may be included in the normal parking required for a planned
business or commercial use if the peak use of the park and ride does not ceincide with peak use of the
business and commercial use and if approved by the City.

3. Plan area employers shall provide ridesharing facilities to encourage aliernatives to automobile
commuting including vanpool and carpool parking.

496 TRANSPORTATION SYSTEM MANAGEMENT

1. Employers should be encouraged to participate in the Transportation System Management Program
Projects within the plan area will need to achieve future rip reduction levels.

2. Bike racks, storage facilities, lockers, and showers serving employee shall be provided by all plan
area land uses.

3. Applications for all PUDs should include a transportation plan, or other mechanism, detailing tnip
reduction measures to implement TSM.

49.7 PEDESTRIAN SAFETY

1. To ensure pedestrian safety, public pathways shall be well lit and located 1n areas of view from
adjacent buildings and public spaces. Locations where pedestrian paths cross roadways shall be
denoted with special accent material to specifically denote a pedestrian crossing and to alert passing
vehicular traffic, All pedestrian crossings shall be appropriately lit,

2. The main pedestrian paths should be constructed of concrete. However, smaller paths and jogging
trails may utilize other materials such as asphalt or decomposed granite, providing there is a
mechanism fo ensure trail maintenance and upkeep
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5.0 RESOURCE MANAGEMENT ELEMENT

SECTION FIVE
RESOURCE MANAGEMENT ELEMENT

Urban development will ireversibly modify the existing environment of the specific plan area. However,
with appropriste planning and design the plan area may provide an attractive setting which complements
both the proposed urban uses and the adjoining rural land uses. The resources addressed in this plan
include:

- Wetlands

- Sensitive Species

- Trees and Orchards

- Soil Protection and Grading

- Water Quality

- Energy Conscrvation

- Air Quality

- Historical and Cultural Resources

The specific plan will mitigate, to the extent possible, impacts associated with development in the plan
area The central focus of the resource management effort is to facilitate the transition from rural to urban
uses by minimizing physical and visual degradation of the site. Resource management related principles
and policies are embedded in other sections of this specific plan and incorporated in the land use pattern.

The following sections describe each of the resource categories. the concept for their use and protection.
and policies for implementation. The resource management information and policies contained herein
may be refined and further defined as approved by the City through a project PUD, or equivalent
mechanism, and associated environmental review.

5.1 WETLANDS

At the time of NQSP approval, the plan area was generally devoid of any natural seasonal wetlands. The
essentially flat topography had been modified by decades of agricultural activity. Furthermere, freeway
construction and carly flood control measures had significantly eliminated the historical drainage features
in the area. However, a freshwater seasonal wetland encompassing approximately 5.3 acres occurred near
the location of a former livestock auction facility. This wetland was believed to result from borrowing soil
to construct the adjacent 1-80/North First Street interchange.

Wetlands, as defined by the 11.S. Ammy Corps of Engineers, are "areas that are inundated or saturated by
surface or groundwater at a frequency and duration sufficient to support, and that under normal
circumstances do support, a prevalence of vegetation typically adapted for life in saturated soil
conditions”. Seasonally wet swales within drainage floodplains are classified as wetlands because they are
poorly drained and remain saturated during wet winter months.

At the time of NQSP approval, the wetland identified in the plan area was geographically restricted to a
relatively small compact area. Where practicable, the wetland area was avoided through land use
planning. I the degradation or total destruction of the seasonal wetland area will be unavoidable as a
result of the project, it may be required that the impacted wetland be mitigated at a 1:] ratio, or other ratio
determuned by the US. Army Corps of Engineers, so that no net loss of wetland habitat occurs.
Determination of the need 10 avoid or mitigate for the degradation or filling of this wetland will be
required by the U.S. Army Corps of Engineers prior 1o construction within the area of the seasonal
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5.0 RESOURCE MANAGEMENT ELEMENT

52 SENSITIVE SPECIES

The plan area has been utilized for agnculture and related activity for many decades and consequently,
the natural wildlife habitat is severely disturbed. Although no sensitive wildlife species had been observed
on-site at the time of NQSP approval, the suitability of the habitat 1o support Swainson's Hawk and the
California Tiger Salamander indicate the need for precautionary investigation prior to development of the
site.

52.1 SWAINSON'S HAWK

Putah creek, approximately four miles north of the plan area, supports a large population of Swainson's
Hawks (Buteo swainsonii). At the time of NQSP approval the area included a minimum of twelve nest
(12) sites along Putah Creek and up to twenty-five (25) nests within a ten-mile radius of the plan area.

The proposed specific plan could convert 460 acres of potential foraging area of the Swainson's Hawk
and other resident raptors. Because the project site is located within a 10-mile radius of the Swainson's
hawk nest sites, the DFG may consider construction within the project area a significant impact to
Swainson's hawk foraging habitat. The DFG considers foraging habitat "necessary to maintain the
reproduction effort” and its destruction may be classified as a “take" under the California Endangered
Species Act (CESA). Project proponents may be required to participate in a County-Wide Habitat
Conservation Plan when adopted.

522 CALIFORNIA TIGER SALAMANDER

California Tiger salamander is a Category 2 candidate for federal listing as a threatened or endangered
species. Tiger salamanders are found in grassland habitats within one to two miles of water. They use
ground burrows duning their summer dormancy period but require a water source for breeding. At the
time of NQSP approval, no indication of salamander habitation had been observed in the plan area.

53 TREES AND ORCHARDS

Existing trees within the plan area at the time of NQSP approval included remnant farm site trees, wind
row trees along 1-80 and orchards located along the southern beoundary of the plan area adjacent to
Vaughn Road. Both walnut and almond groves occurred within the plan area. Existing trees do not
include any unusual or sensitive species, however, the trees assume an important aesthetic value and
significant role in defining the character of the plan area. Consequently, existing trees are a desirable
feature that provide a valuable asset for the plan area in the future.

54 SOIL PROTECTION AND GRADING

Soils within the plan area generally consist of nearly level, well-drained soils deposited in alluvial fans.
Soils found within the plan area fall within Class 1 and Class II capability units and are considered prime
agricultural soils. The Yolo-Brentwoed soil association, found within the plan area, 1s most suited for
development since it possesses the lowest potential for shrinkage and swelling. The remaining soil
associations have relatively higher potentials for shrink/well, corrosivity and surface run-off. Plan area
soils are shown in Figure 5-1.
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55 WATER QUALITY

Development within the plan area will increase impervious surfaces thereby increasing the rate and
volume of stormwater run-off. Shont term detention ponds are proposed to contain excess run-off during
peak storm and saturation periods to alleviate downstream portions of the regional storm drain system
Ultimately, storm drainage is conveyed from the plan area to downstream destinations of Haas and Cache
Sloughs by an integrated storm drainage system.

The intent of the NQSP is that project flows will be detained on-site in basins incorporated in the
landscape and parking areas surrounding each building or will be otherwise addressed through a storm
water management program as specified in the project PUD or equivalent mechamsm Given the
relatively low site coverage typical of the proposed land uses, the potential to accomplish on-site
detention is considered feasible, Specific design of the detention basins cannot be provided in the absence
of definitive building locations.

When a specific development project i1s submitted to the City, the project will be required to submit a
detailed drainage improvement plan. Projects will be required to provide funding for a master drainage
plan. The environmental effects of the dramage improvements will be evaluated at a later time.

5.6 ENERGY CONSERVATION

Energy will be required in the plan area for transportation, lighting, communications, and for water
heating and environmental control. Conservation of energy can be achieved primarily through reduction
of automobile use and by modifying the man-made environment to reduce heating and cooling
requirements. Reduction in auto use is addressed in the Circulation Element and Land Use Element.

Reduction of energy required for cooling 15 achieved by providing shade in parking areas, around
buildings and along-streets. Reduction of energy required for space heating is achieved by proper siting of
buildings 1o enhance selar heating and by building designs which utilize insulation, dual panel glazing,
weather stripping and other techniques designed to minimize heat loss. Development within the specific
plan shall give consideration to life cycle energy requirements in the design of individual building groups.

Electrical efficiency measures should be provided to ensure that the plan area is developed at an
efficiency fifteen percent (15%) greater than the federal appliance efficiency standards and the State of
California Title 24 Energy Conservation Measures. In addition, the Ferm and Design Element includes
landscape provisions to reduce solar gain in summer and allow solar gain in winter.

57 AIR QUALITY

Air quality in the Sacramento Valley is recognized as a significam environmental concem which
influences quality of life for all residents. Individual vehicle trips have been singled out as a major factor
in the deterioration of air quality in the region, The location of new employment areas, spatial layout of
communities, and innovaiive transportation solutions can contribute to maintaining air quality standards.

Provisions for air quality mitigation have been incorporated into plan development. A mix of retail goods
and commercial services are encouraged within the intensive employment generating uses for the
convenience of employees and to limit the length and number of daily trips required. In addition, the plan
provides for alternative transportation medes, including public transit. pedestrian corridors and bikeways.
Other mitigation measures include Transportation Systems Management (TSM) provisions which, when
implemented, reduce automobile related emissions.
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5.0 RESOURCE MANAGEMENT ELEMENT

Construction-related air pollution impacts in the plan area will result from dust generated by equipment
and vehicles. Construction-source dust results from both construction activity and wind erosion of
exposed soils. Clearing and general carthwork activities are the primary causes of construction-related
dust emissions with traffic and earth disturbance also contributing to dust emissions.

The specific plan encourages ndesharing and park and ride parking. Ridesharing parking will encourage
employees to carpool and use alternative transportation including vanpools and buses to commute,
thereby reducing vehicle trips. Park and ride lots within the plan provide location for employees to meet
to carpool to locations outside of the plan area, particularly along the 1-80 cormridor.

5.8 HISTORICAL AND CULTURAL RESOURCES

At the time of NQSP approval, there were no identified prehistoric or historic archaeological sites within
the plan area listed with the California Archaeological Records Inventory or visible during field survey
investigation (Northwest [nformation Center, Sonoma State University June, 1993). Two prehistonc
habitation sites were identified in the general project vicinity and in environmental settings sumtlar to that
of the plan area which indicates that there is a moderate possibility of prehistoric cultural resources
occurring on site.

Several siructures were shown within the project site boundaries in Dixon historical records, therefore, it
15 anticipated that archaeological deposits and/or structural remains reflecting setilement and early
commercial activities could exist within the project area.

5.9 RESOURCE MANAGEMENT POLICIES

The following policies may be refined and further defined as approved by the City through the PUD, or
equivalent mechanism, and associated environmental review for specific projects.

59.1 WETLANDS

I.  Any wetlands determined to be subject 1o state or federal regulation will be subject to review by the
appropriate responsible federal and state agencies. Requirements of any permit issued by state and
federal agencies will be fully implemented

2. Any enhancement/compensation program required pursuant to state or federal permits will be the
responsibility of the property owner(s). Where excavation is utilized 1o create or enhance wetlands,
excavated souls should be reshaped to form gentle contours and then planted with appropriate native
specics.

3. If the removal or total destruction of the wetland area is unavoidable as a result of the project, after
examination of all feasible avoidance altemmatives, it may be required that the impacted wetland be
miligated at a 1:1 ratio so that no net loss of wetland habitat occurs. On-site mitigation is preferable,
although off-site mitigation may be allowed. The Community Development Director in consultation
with the California Department of Fish & Game (CDFG) shall define a set of conditions applicable to
wetland mitigation for approval on any affected development within the plan area.

4. Implementation of both a short-term and long-term monitoring program to ensure the success of the
required appropriate permits and EIR mitigation measures is required. The property owner(s) will be
responsible for required monitoring.
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3.0 RESOURCE MANAGEMENT ELEMENT

5. If publicly accessible, wetland areas should be limited to passive recreation activities compatible with
the primary purpose of wetland habitat restoration. In general access should be controlled or
restricted.

6. Prior 1o construction {including roadway construction, grading, and the movement of matenal or
machinery and equipment} approval of improvement plans, or the issuance of any permits for
adjacent property a chain link fence, or acceptable altermative, shall be installed along the wetland
area. The fencing should not be removed until the completion of construction activity. Written release
from the Comumunity Development Department must be received prior to the removal of any fencing.

7. Proposed detention/retention facilities located within or adjacent 10 wetland preserve areas should be
in compliance with appropriate permil requirements.

592 SENSITIVE SPECIES

1. Proponents of development applications within the specific plan area shall consult with DFG
regarding the take of an endangered species or its habitat pursuant to the Califorma Endangered
Species Act (CESA) and DFG codes.

2. A breeding survey should be conducted between April and July, prior to construction, to determine if
the species nest on-site, if further impacts are a possibility, and to develop appropriate mutigation
strategies.

3. The Dixon Comrnunity Development Director in consultation with DFG shall define a set of
conditions for approval on any development within the plan area consistent with the County Habitat
Conservation Plan, if such a plan is in effect at that time. Such conditions shall be applied by the
Planning Commission and City Council, in the City review and entitlement process. Such conditions
shall be enforced by the Community Development Depariment and the Engineenng Department,
during the review and approval of any land use or improvement plans pursuant to the land use
entitlement.

5.9.3 TREES AND ORCHARDS

1. Development plans shall identify the location, species, size and general condition of all existing trees
on site, except trees within an orchard. Existing trees should be incorporated in the development plan
where feasible.

2. Signs, ropes, cables, or other similar appendages should not be attached to trees designated for
preservation unless specifically required by a certified arborist,

3. Mo tree identified for preservation in approved plans may be removed or significantly altered without
approval by the Dixon Community Development Depariment.

4. Tree preservation and site development policies set forth herein should be incorporated into
Covenants, Conditions and Restrictions (CC&Rs) for all projects within the plan area to ensure that
subsequent property owners are aware of their obligation 1o protect any trees designated for

preservation.
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5.0 RESOURCE MANAGEMENT ELEMENT

5. All development projects should be designed so as to avoid:
- compaction of the tree root zone,
- discharge of concentrated run-off to the rool zone of trees,
- placement of parking or walkways across the root zone, and
- heat damage or scorching of trees from highly reflective building materials or paving.

594 SOIL PROTECTION AND GRADING

1. All development plans submitted for City review and approval shall provide an erosion and sediment
control plan in compliance with the City's grading control ordinance. Required measures witl include,
seeding of graded areas and watering during grading activities to reduce wind erosion.

2. If created, slopes should be rounded at top and bottom. Steep slopes (greater than 3:1) and large
retaining walls (higher than five feet) should be avoided.

3. Soil exposed during grading which will be left exposed and will not be under active construction
during the rainy season (assumed to occur between QOctober 15 and April 15) should be promptly
replanted with native compatible, drought-resistant vegetation.

4. Prior to the development of any individual project area, a master conceptual grading plan should be
submutted which identifies the overall grading concept for the project area

5. Drainage problems resulting from poor soil permeability should be reduced through development of
gravel subdrains and the creation of swales and channels to convey runoff,

595 WATER QUALITY

I. Paved parking areas should be designed to provide the minimum amount of paving area necessary to
meet required parking standards. Permeable paving materials may be considered where feasible.

2. Best Management Practices (BMP) such as sediment traps, evaporation basins, flow reduction
devices. and other methods to treat pollutants draining from parking areas and streets shall be

installed in the storm drain system for individual projects within the plan area in accordance with City
standards.

3. Plan proposed detention ponds shall incorporate similar BMP devices and metheds in accordance
with City standards.

4. Design of storm detention facilities should be consistent with the City's retention/detention system
design standards. In general, allowable storage capacity shall be determined by the city engineer. Low
growing ground cover is recommended around the periphery of the pond. Other aesthetic
enhancements may be allowed with approval from the city engineer

59.6 ENERGY CONSERVATION
1. As a method of reducing solar gain, which may increase interior air conditioning requirements, trees
should be planted and maintained i all parking areas to ensure that, within 15 years of planting, at

least fifty percent (50%:) of parking areas are shaded at mid-day during the summer season.
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3.0 RESOURCE MANAGEMENT ELEMENT

2. Deciduous trees, which aid summer cooling and allow solar gain for winter heating, should be
appropriately sited throughout the plan area

3. All habitable structures should be designed and oriented to maximize the potential for energy
conservation wherever feasible. Such measures should include, but are not limited to, utilization of
both passive and active solar systems.

4. Individual projects should be required to incorporate in design cost-effective energy conservation and

peak usage reduction measures consistent with local codes and PG&E standards for energy
efficiency.

59.7 AIR QUALITY

. Commercial and business uses may be required to implement rideshare measures as means of
reducing plan attributed traffic.

2. Park and ride lots shall be located near 1-80 as described in the Circulation Element.

3. Park and ride lots and ridesharing parking areas will be located to encourage the use of aliernative
transportation.

4. A local area shuttle system will be considered as an ancillary service 1o connect with the passenger
rail station proposed in downtown Dixon.

59.8 HISTORICAL AND CULTURAL RESOURCES
1. In the event any previously unidentified historic surface or subsurface archacological features or
deposits are uncovered during construction, work in that immediate vicinity should cease immediately

and a qualified archaeologist should be contacted immediately for determunation of resource
significance. In addition, the Siate Office of Historic Preservation should be notitied.
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6.0 PUBLIC FACILITIES AND SERVICES ELEMENT

SECTION SIX
PUBLIC FACILITIES AND SERVICES ELEMENT

The Dixon Northeast Quadrant Specific Plan includes a variety of public services and facilities to support
and serve the needs of specific plan employees and others. Services include: water, sewer, drainage, solid
waste disposal, fire protection, police protection, schools, parks and recreation, and utilities. Table 6-1
summarizes service provided in the specific plan area

TABLE 6-1
SERVICE PROVIDERS

Water Dixon-Solano Municipal Water Service
Califorma Water Service Company

Sewer City of Dixon

Drainage City of Dixon'Regional Drainage JPA

Solid Waste Disposal Dixon Sanitary Service

Fire Protection City of Dixon

Police Protection City of Dixon

Schools Dixon Unified School District

Parks and Recreation City of Dixon

Electric Service Pacific Gas & Electric Company
Natural Gas Pacific Gas & Electric Company
Telephone ATT

Cable Wave Communications

The plan area street system i1s described separately in the Circulation Element (Section 4). A brief
discussion of possible methods for financing and phasing of improvements and facilities is contained in
the Implementation Section (Section 7).

6.1 WATER

The NQSP is within the service area of the Dixon-Solano Municipal Water Service (DSMWS). The
DSMWS is operated through a Joint Exercise of Powers Agreement between the City of Dixon and the
Solano Irrigation District. The DSMWS 15 intended to serve all new developing areas within the City

The DSMWS currently has two water storage tanks with the combined capacity of 2.3 million gallons.
Six new 1,000,000 gallon water storage tanks are presently being designed and should be constructed by
2007. When completed, the available storage capacity will be 8.3 million gallons. Present expansion plans
also include the construction of three high capacity wells. Upon completion, overall projection capacity of
the system 1s expected to be 13,400 gallons per minute {gpm) or 19.3 million gallons per day (mgd)
which will be reached at projected buildout date of 2007-08

Based on the proposed mix of land uses, average water demand associated with the plan area's
development is estimated to be around 1,370 gpm. The total water demand at General Plan buildout will
be around (4,535 gpm). Ultimate development of the specific plan area may account for approximately
thirty percent of total City-wide demand.

Domestic water will be distributed throughout the plan through a new pipe system The conceptual design
of the water distribution system is shown in Fagure 6-1.
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6.0 PUBLIC FACILITIES AND SERVICES ELEMENT
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6.0 PUBLIC FACILITIES AND SERVICES ELEMENT
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6.0 PUBLIC FACILITIES AND SERVICES ELEMENT

6.2 SEWER

The City of Dixon will provide wastewater collection and treatment for the plan area at the wastewater
treatment plant located approximately three miles south of the City. The City will provide system capacity
to serve the anticipated increase in sewer requirements resulting from new development. The capacity of
the existing system is approximately 1.6 million gallons per day {mgd). The average dry weather
wastewater flow is currently approximately 1.4 mgd. The average wet weather flow is approximately 1.6
mgd.

Planned improvements to the City's wastewater system will be accomplished in phases to increase
treatment capacity to 2.5 mgd.

Although increased flow from the NEQSP may exceed the curreni capacity of the treatment plant,
planned plant expansion would accommodate flows from development in the plan as well as other
planned growth in the city and adjoining areas. The plan area is part of the North First Street Assessment
District which facilitated extension of sewer service to the area.

Wastewater will be collected throughout the plan area in a collection system as shown 1n Figure 6-3.
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6.0 PUBLIC FACILITIES AND SERVICES ELEMENT
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6.0 PUBLIC FACILITIES AND SERVICES ELEMENT
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6.0 PUBLIC FACILITIES AND SERVICES ELEMENT
6.3 DRAINAGE

Stormwater in Dixon is discharged through a system of channels and ditches constructed to alleviate
fleoding on farm lands. The downstream system is primarily maintained and operated by the Dixon
Resource Conservation District (DRCD) and Reclamation District (RD) 2068. Existing storm drainage
infrastructure is inadequate to handle current peak flow conditions resulting in increased flooding in
downstream areas. Presently there is a maximum flow of 77.5 cubic feet per second (cfs} from the City 1o
the DRCD system. Additionally, because of generally flat topography and lack of a well defined dratnage
network on-site ponding is a frequent condition during the storm season.,

The City of Dixon in cooperation with Downstream Districts, is implementing city-wide and regional
improvements to the storm drainage detention and conveyance system. All infrastructure requirements
and associated costs, both on-site and off-site will be shared by development.

The Regional Drainage Joint Powers Authority and City of Dixon plans include construction of detention
basins and a new channel paralleling Pedrick Road to empty into Haas Slough.

The City is integrating all new projects with the city-wide drainage system. Lands within the North First
Street Assessment district are in part factored into the city-wide Drainage System. Lands within the plan
area have been included in the Eastside Drain Plan, The Dixon Northeast Quadrant Specific Plan proposes
that the principal stormwater system will consist of a series of detention basins linked to the new Eastside
Drain. Other alternative stormwater control measures may be considered in the PUD, or equivalent
mechanism, review process for development projects. On-site detention ponds will be incorporated as
amenity features in individual land uses. A typical landscape pond is illusirated in Figure 6-4, Detention
Pond Section. Figure 6-5 illustrates the conceptual drainage plan for the northeast quadrant. The actual
design, configuration, dimensions, sizing and location of the drainage features will be addressed on a
project-specific basis through the PUD process.
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6.0 PUBLIC FACILITIES AND SERVICES ELEMENT

The actual amount of containment area required for the detention ponds will be determined in the design
of individual development projects.
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6.0 PUBLIC FACILITIES AND SERVICES ELEMENT
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6.0 PUBLIC FACILITIES AND SERVICES ELEMENT

Current refuse collection and disposal services for the City of Dixon arc provided by the Dixon Sanitary
Service. The landfill site is located nine miles south of Dixon on Hay Road, off State Highway 113. The
landfill site 15 estimated to have sufficient capacity for 65 years, through year 2070. The landfill operator
owns an additional 160 acres of land adjacent to the existing site which will be developed when service
demands require grealer capacity. Dixen Sanitary currently provides recycle and green wasle services to
its Dixon customers.

Some plan area employers may require hazardous waste refuse collection services. The nearest Class |
disposal sites are located within a 2.5-hour round trip hawl distance,

6.5 FIRE PROTECTION

Fire protection and suppression services are provided by the City of Dixon Fire Department. The
department responds 1o fires, hazardous spills and other emergencies within the Dixon area. It also
provides contract services to the Dixon Fire Protection District.

Through its contract with the Dixon Fire Protection District, the Fire Department serves a 300-square-
mile rural area extending from Winters to Rio Vista in Solano County. The department operates one
station, utthzing a variety of equipment staffed by paid, full-time and volunteer firefighters. The main
station is located on Ford Way in central Dixon. Fire service is provided to the plan area by the Ford Way
station with approximately a four minute response time. The Department provides ALS level medical
service. A planned fire station located in Southwest Dixon will provide additional service

6.6 POLICE PROTECTION

The Dixon Police Department provides police protection services to the City from a central facility on
West A Street. It is anticipated that the creation of additional beats would be required to adequately
service the plan area, This would include the addition of new officers and vehicles to cover the plan area
on a 24-hour basis. The need for new on-site facilities or expansion of existing facilities is not anticipated
since the existing central facility has been designed to accommodate future development needs

6.7 SCHOOLS

The plan area is within the Dixon Unified School District. The specific plan area does not inchude
residential land use which would require school facthties, Commercial, industrial, and other users within
the plan area will be required to pay applicable school development fees.

6.8 PARKS AND RECREATION

The City of Dixon provides recreation and park services to the City of Dixon and to the plan area.
Proposed land uses for the Specific Plan area do not include any residential uses which require park land.
However, because of the anticipated concentration of on-site employees the specific plan has made
provisions for features intended to provide recreational benefit to future users. Plan area recreational
facilities include:

= Pedestrian/bikeway easements along major roads;

®= Detention ponds developed as aesthetic open space with pedesirian and jogging paths
incorporated into the design.
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6.0 PUBLIC FACILITIES AND SERVICES ELEMENT

= Recreation commercial land uses specifically oriented to employee recreational needs, and
s Exterior pedestrian spaces developed as a part of facility designs.

69 GAS AND ELECTRICITY

Natural gas and electricity will be supplied to the specific plan area by the Pacific Gas and Electric
Company {PG&E). No accessible gas distribution facilities are currently available. A electric transmission
line is located along North First Street,

6.10 TELEPHONE

Telephone service will be provided to the plan area. An existing telephone line runs from Vaughn Road
ta the north side of Interstate 80 along North First Street. Development within this existing telephone line
casement is prohibited. New telephone facibities will be necessary to service the plan area.

6.11  PUBLIC FACILITIES AND SERVICES POLICIES

The following policies may be refined and further defined as approved by the City through the PUD, or
equivalent mechanism, for specific projects.

6.11.1 GENERAL POLICIES

1. Dedication requirements for ail public facilities and easements including detenuion ponds, drainage
channels, and other public facilities and utilities should be set forth in the PUD, or equivalent
mechanism.

2. All public uses should be designed and landscaped in a manner that complements adjacent non-public
uses and should incorporate landscaping, setbacks and siting standards similar to those required in
adjacent land uses.

3 All public facilities which are open to the general public should provide pedestrian access to adjacent
uses and to the plan area pedestrian system, where feasible.

4. Project proponents shall contnibute their fair share to on- and off-site improvements required to
develop the specific plan.

6.11.2 WATER

1. Efficient plumbing fixtures, irrigation systems, drought-tolerant landscape materials, and other
methods should be utilized to reduce overall water consumption. Requirements for landscaping
materials with low irrigation requirements are described in the Form and Design Element (Section 3).

6,113 SEWER

. Strict implementation of all conditions and requirements of the City of Dixon Policies and
Ordinances, as applicable 1o wastewater collection and disposal, will be enforced.
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6.0 PUBLIC FACILITIES AND SERVICES ELEMENT

6.11.4 DRAINAGE

Urban run-off shall be directed to the proposed city-wide drainage conveyances and shall meet
standards for peak run-off period flows. However, each application for a PUD, or equivalent
mechanism pursuant to this Specific Plan will be required to demonstrate the on-site capacity to
assure that the post-project runoff is no greater than the pre-project condition unless a comprehensive
storm drainage system is available to serve the proposed project. Available means that the system is at
least conditionally approved by the City. and has an approved funding mechanism in which the
proposed project 1s a participant or is made a participant as a condition of approval of the PUD or
another equivalent mechanism.

The Dixon Engineering Department shall review all drainage facilities prior to improvement and
approval of individual project plans.

Overall stormwater volumes generated from the plan area will be mitigated through plan area
participation in a regional drainage project, funded in part by methods as determined by the City,

6.11.5 SOLID WASTE

Recycling cotlection is permitted in all plan area uses in accordance with the City Zoning Ordtnance.
Property owners within the plan area may participate in any recycling program adopted on a city-
wide basis by the City of Dixon.

Waste generated by plan area facilities should be suitable for Class IIT disposal. Generated wastes
other than the Class llI category must be approved by appropriate city agencies or representatives.

The following measures to reduce the amount of solid wastes attributable to plan development should
be considered:

s Establishment of commercial recycling programs

® Provisions for an on-site recycling center

= Development of a transfer station within the specific plan area

All allowed light industrial uses and accessory activities shall be conducied wholly within a
completely enclosed building with the exception of off-street parking spaces, off-street loading
facilities, open storage areas, and employee recreational facilities. Activities shall minimize noise,
fumes, smoke, dust, or other environmental pollutants.

Incidental open storage of materials, goods, parts and equipment, including company owned or
operated trucks and other motor vehicles, is permitted provided that all such activities shall be
sereened by a solid fence or masonry wall no less than six feet in height and by landscaping and earth
berms. No stored materials, goods, parts or equipment should be visible from any adjacent public
streets or highways, wetland preserve areas, or adjacent residential properties,

No noise may be generated that exceeds 60 dba at the edge of the light industrial parcels. Outside
phone and paging systems are prohibited.

The use of toxic or hazardous materials requiring the filing of a business plan for emergency response
pursuant to Section 25503.5 of the California Health and Safety Code or materials identified in
Section 5194, Title 8 of the California Code of Regulations, shall be critically analyzed by the City
when considering any use and shall be subject to the approval of a conditional use permit.
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6.0 PUBLIC FACILITIES AND SERVICES ELEMENT

6.11.6 FIRE PROTECTION
1. All development projects in the plan area should be reviewed by the City of Dixon Fire Department
for the inclusion of fire prevention measures and access requirements Coordination with the fire

depariment early in the project design stage is encouraged.

2. Each PUD, or equivalent mechanism, including an industrial use shall prepare detailed caleulations to
determine fire protection water needs as based on specific facility design requirements.

6.11.7 POLICE PROTECTION

1. Police departiment review of all development proposals will be required in the project review process
Coordination with the police department early in the project design stage is encouraged.

2. Private security features such as alarm systems, security lighting and quality door and window
hardware are encouraged.

6.11.8 UTILITIES

1. Easements through all proposed land uses shall be provided for existing and proposed electrical
transmission lines and natural gas lines and other utilitics as nceded to accommodate utility
capabilities. Utility easements to serve specific parcels will be designated at the time of project review
to provide services as required.

2. All electrical, telephone, and cable communication utility services should be placed underground.

3. Public utilities, such as transformers, terminal boxes, meters, fire risers, backflow preventers and
other similar facilities, should be screened and oriented away from public view to the extent feasible
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SECTION SEVEN

INDUSTRIAL CENTER ELEMENT

7.1 INTRODLICTION AND PLIRPOSE

Chapter 7 of the Northeast Quadrant Specific Plan (NECQSP} defines the pverall vision for parcels with thes
16/ General Industral zoning designation. Industrial development charagteristically requirgs large parcels

of land with #ood truck and/or rail access. Due to the nature of their operation, uses in this designation
require a degree of separation from residential, retail, restaurant, hotel and other sensitive uses.

The Northeast Quadrant 1s envisioned 1o prow as an important new mixed use employment area and
gatewav to Dixon. The General Indusinal land use designation provides for large and small scale
industrial, manufacturing, heavy commercial uses such as food processing, fabricating, motor vehicle
service and repair, truck yards and terminals, warchousing, distnibution and storage uses without a tax
revenue generaling component {subject to provisions for warehousing, storage, freight/trucking terminals
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approximately 376 acres over multiple phases. 1t is anticipated that these high demand industral uses
will generate addifional employment opportunities for the city and surrounding region

This chapter outlines the General Industrial uses allowed, conditionally allowed, and development and
performance standards for building heights, setbacks, parking requirements. signage, and FAR. It also
mnctudes design guidelines and imagery to cnsure consistency while_also_allowing for flexibility
throughout the project.

The General Industnial development site is in the northem-most portion of the Northeast {uwadrant
Specific Plan adjacent o 1-80 and the Pedrick Road interchange, sec Figure 7-1. As described above, the
General Industrial development spans 37.6-acres and will allow for a variety of large and small scale
industrial, warehouse, and distribution_uses. Approximately milhion sguare feet of industrial
building could be developed uulizing a zoning floor area ratio of 45% as proposed in the development
standards.

1.2 LOCATION AND PROJECT DESCRIPTION

The General Industnal development is unigquelyv tocated adjacent to the [-80 services comidor and two+ .

freeway interchanges, The Highway 113/Dixon Curry Road nterchange is located 1o the south and the
Pediick Road interchange to the north These interchanges provide access 1o the site 1n both the gast and
west bound 1-80 directions. The commidor 15 one of the main circulation networks providing the moeventent
of goods and services between the Bay Area and the Sacramento region. Industrial development will be
designed to complement the Campus Plan district as desenbed in Chapler 7 by providing additional uses
and a broader range of employment opportumities in logistics, techoology, and speciahized manufacturing

uses
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The Cieneral Industnial zoning designation identifies the fallowing project goals:

¥ _Entitle and construct new General Industnial commerce centers consisting of varied building sizes# Formatted: Bulleted + Level: 1 + Aligned at: 0.25" +
to_accommadate technology, specialized manufacturing, and logistics uses that require ground- Indentat- 0.5
level shipping and receiving truck facilities.

¥ Efficicntly manufacture, ship, receive, store, and distribute local and regional merchandise to
conserve resources and reduce emissions.

¥ Locate logistics, technolowy, and specialized manufacturing uses in proximity to and with access
to a regional roadway network,

¥ Gienerate new employment opporiumties and construction jobs within_the City of Dixon, thus
improving the local jobshousing balance.

¥ _Ensure that the industrial area along the 1-80 corridor, Pedrick Road, Professional Drive, Dorset
Drive, and Vaughn Road is developed in a visually pleasing manner.

¥ Ingrease the City's tax base

1.3 OVERALL DESIGN CONCEPT

Individual appheations will be submutted for each proposed building within the Northeast (Quadrant
Specific Plan area. The generalized concept envisions a variety of large- and small- scale industrial
buldings and uses, with smaller buildings along the perimeter_and_adjacent 1o the public streets, and
larger buildings at mid and interior pontions of the site. Office functions and employee parking will
eenerally be located parallel and adjacent to Dorsetl Drive, Vaughn Road, Pedrick Road, and Professional
Drive, and near the emplovee entrances to each building. Extended building corners may be incorporated

additional screening. Fencing and shiding gates may be used in the truck and trailer courts to provide
additional security for each building.

74 ROAD/PEDESTRIAN CIRCULATION

. | Formatted: indent: Lelt: 0, First line; 0", Tab stops
74.1  ROAD CIRCULATION |at 025"

As mentioned above, two treeway interchanges from 1-80 provide access to the industrial Parcels: the
Highway 113/Dixon Curry Read iterchange to the south and the Pedrick Road interchange to the north
Dorsel Road and Pedrick Road will provide the main points of access to the sile from the freeway. It is
anticipated that multiple points of access will oceur from Dorset Drive, Vaughn Road, Professional Drive,
and Pednick Road, see Figure 7-2. As part of each individual application for development, private internal
circulation will extend from the public streel netwark to provide internal vehicle and truck circulation,
and adcqguate fire access.
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FIGURE 7-2: ROAD CIRCULATION

; Formatted: Right, Tab stops: 0", Left + 3.75%, Ce;t-
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742 PEDESTRIAN CIRCULATION

The General Industrial development will include a pedestrian network of separaled sidewalks along the
public _streets. Sidewalk improvements will provide connectivity _between the General Industrial
development and the adjacent projects in the Northeast Quadrant Specific flan, see Figure 7-3. With each
individual application for development, private sidewalks will extend from the public roadways to
provide building access, pedestrian circulation, and connectivity with adjacent development.

FIGURE 7-3: PEDESTRIAN CIRCULATION

IIF_orrnaEd Centered

.5 LAND USE REGULATICNS

731  LANDUSE

Per Table 7-1, the General Indusirial zomng will allow for industrial land wses such as manufacturing,
frod processing, fabricating, molor vehicle services, truck vards and terminals, warehousing, distribution
and storage, whulesale, construction supplies, building material facilities, olfices, contractors” yards, and
many others
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Below are the permitted and conditionally permitted types of warehouse and distribution facilities that are
typically in demand by potential businesses The definitions are from the [TE waffic manual and are
ingluded to further define and provide clarity 10 the types of [ndusirial uses that may occur within the
project presented 1n Table 7-1. The definitions will assist in the entittement of individual development
applications so_that traffic_impgcts can_be properly studied to determine impacts and_provide the
necessary information for project approvals. In the case of conflict between the provisions of this Specific

Plan and the City of Dixon Zoning ordinance, the provisions hercin shall take precedence

152 STORAGE, WARFHOUSING, AMD WHOLESALING- TRANSLOAD FACILITY

Products stored on-site for more than a month, and the disinbution of pallet loads {or larger) of
manufacturers, wholesalers, or retailers. This includes short storage duration, high throughput, and high
efficiency.

7.5.3 SHORT TERM STORAGE

Warchousing distribution operaled at high efficiency with custom features incorpapted into the stnicture
for movement of large volumes of freight,

754 CONSOLIDATION WAREHOUSE

Storage facility where small stupments arg combined into larger and mwre economical delivery trucks

bound for similar destinations.,

755 FULFILLMENT CENTER

Srorage and direct distribution of e-commerce products to end users and shipping of smaller packages and
quantities. Often includes multiple mezzanine levels for product storage and reirieval.

156  AUTOMATED SORTING CENTER

Conschdation and distribution of pallet leads {or larger) from manufacturers, wholesalers, or retailers.
Short storage dyration, high throughput and merchandise movement is performed in_pan or_in full by
machines or robotics.

757 COLD STORAGLE WAREHOUSE

Regional and local freight-forwarder facility handling time-sensitive_shipments using asr_freight and
ground via UPS/Fedkx. Sitg development may include truck maintenance, vehicle wash, and fueling
lacility,

7.5.8 PARCEL HUB

Regional and local fretght-forwarder facility handling time-sensinve shipments using air_freight and
ground via UPS/FedEx. Site development may include truck mantenance, vehele wash, and fughng
facility,

7.5.9 LAST-MILE FULFILLMENT CENTER

Facility focused on the movement of goods from a transportation hub to the final delivery destination.

The final delivery destination is typically a personal residence or a local busingss. The focus of last mile [ Formatted: Right, Tab stops: 0", Left + 3.75", Cent
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670 PUBLICFACHATIES ANDSERVICES BLEMENTINDUSTRIAL CENTER ELEMENT

togistics is to deliver items to the end user as fast as possible. Such a center ofien involves extensive
storage of local delivery vehicles.

75,10 TRAILER STORAGE

Includes _empty traglers as well as trailers loaded with finished goods for ultimate distnibution to
busingsses and consumers or containing commaodities to facilitate just-in-time delivery to manufacturers.

75,11 COMMERCIAL OFFICE

A location where affairs of business, commercial or industrial organizations, or professional persons of
firms are conducted. Uses may include but are not limited to professional services, Insurance companies
mvestment brokers, a banking institution, and/or a restaurant or cafeteria and other food functions

15,12 RESEARCH AND DEVELOPMENT

A lacility or group of facihities devoted almost exclusively to research and development activities. The
ranite of specific types of businesses contained 1n this land use category varies significantly. Research and
develupment centers may sontun offices and lght fabrication argas,

1513 COMMLERCIAL-RETAIL SALLES

An integrated group of commercial establishments that ts planned, developed, owned. and managed as a
unit, Fach study site in this land use has less than 40,00{ squarc feet of gross leasable area (GLA).

[_ Formatted: Right,_‘l:a_l_:g stops: 0", Left + 3.75-",_(2ent¢
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L LAND USE

LAND USE REGULATIONS - GENERAL INDUSTRIAL DISTRICT
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| Formatted: Centered

s Use; “A"= A

Use Permit

g

d; =

Ct { Use Permit required; *-* = use not oliowed

Land Uise Classification

I

L

[additionat Regulasions

puldmualmu

Caretakar Unit

Public/Semi-Public Uses

[Cotleges and Trade Schools

Emmncy Shelfters

Jses $18.19.080, Emergency SheRers

(Government Offices

Public Safaty Facilities

jCommerdal Uses

JAdult-Oriented Businesses

11.02 Adult-Oriented Businesses

See §13.19.050, Adult Oriented Businesses and DMIC Chapter

Automobile/Vehicle Sales and Services

Automobite/Vehicle Service and Repair, Minor

Automobile/Vehicie Repalr, Mojor

-

losge Vehicle ond Equipmen Sales, Service, and
Rental

Towing and Impound

Washing

Busl Services

wlw|n

Cannabis Business

e}
=

Se¢ DMC Chapter 6.12 Cannabis Business Pilot Program

Commercial Entertainment and Recreation

Qutdoor Recreation

~

[Eating and Drinking Estabishments

Restouront

Food Preparation

Otfices

|Repair and Maintenance Services

o|v|w|w®

Retail Sales

Bufiding Materials Stores

Food and Beveroge Soles

Generol Retoif

Nurieries

w|®w|=|®
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|.. Formatted: Centered

f f Use, ditionof Lse Permit required; *-* x use not ollowed
hﬂw [
[Construction and Material Yards P
[Contracior Shogy
[Custom Manufacturing
Food and Beverage Manulacturing,
Smuall Scale P
Large Scole A
[General industrial A
Juight ndustriat P
[#esearch and Developmant P
[satvage and Wrecking [
[storage, Warehousing. snd Whalessling
Indoor P See §13 19,110, Warehouse, Storage, Freight/Trucking
Terminals, and Distribution Fagilites
Outdoor C
Personal Storoge A
Vehicke Storage A
ramaportation, Communication, and Utiity Uses
JAirports and Heliposts C L
Dtstribution Facilities and Freight/Trucking Ferminals, [] See §18.19.110, Warehouse, Storage, Freight/Trucking
|£snhan 150,000 square feet in size | Terminals, and Distribwution Facilities
Distribution Facilities and Freight/Trucking Terminals, [3 [Sex §18.19.110, Warehouse, Storage, Freight/Trucking
150,000 square feet or mose in size Terminals, and Distribution Facilities
Light Fleet Based Services P
Public Works and Utilities A
Recycling Facility
Recyching Collection Focility, Smalt [4
Recyciing Collection Facility, Lorge C
Recyching Processing Focility C
[Transit Statlons and Terminals P
Telecommunication Facilities See Section 18.19.15), Telecommunicatlon Facilities
jother Uses
JAccessory Uses, Activities, and Structures. See Section 18.19.030, Acceisory Uses and Activities and Section
18.11.020, Atcassony Stnctures
Alcohotic Beverage Sales (OH-Sale) See Section 18 19,0560, Alcoholic Beverage Sates (Off-Sale)
[NonconTorming Uses [e¢ Section 18.15, Nonconforming Uses, 5 and Lots
[Outdoor Dining and Seating Se# Sectinn15.19.130, Outdoor Dining and Sealing
[Temporary Uses kee Section 18.19.160, Tamporary Uses
Notes:

1 Must be located a minimum of 600 feet from a school providing instruction in kindargarten or any grades 1 through 12, day care
center, or youlh center, as those terms are defined in Chapter 6.12 DMC, and 3 minimum of 300 feet from any residential use.

76 LAND USE SUMMARY

The Mortheast Quadram Specific Plan_is_intended to allow for Mexibaliny in development. Table 7-2
presents the approximate acres within the General Industnial zoning designation and the approximate
butlding square footage envisioned for buildout. The zoning district 15 in conformance with the General
Industrial Gieneral Plan designation, It 1s envisioned that the General Industrial development will aitract a

wide variety of uses, senerate jobs, and provide for business development needs over the project buildout,
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TABLE 7-2; LAND USE SUMMARY

Land L'se Summary:

Parcel Use Giross Acreage Max FAR Total Building SF
Project 1G 37.6 acres 60% 982,713
Total 37.6 acres 982,713
NOTL; Sce Figure 7-1 SITE LOCATION PLAN for parcel location +  [Formatted: Contered

77 DEVELOPMENT SETBACKS

Building setbacks will be achieved through perimeter landscaping and vehicle parking lots and truck
courts (that mav include truck trailer parkineg} and circulation space. Side vards between industnal
buildings and the property lines could vary depending on the site lavout and configuration of the truck
courts.

Development standards have bgen prepared to guide the improvements within the General Industnal use
zone outhned in Section 7-5 above, Table 7-3 presents the standards for development, which include
minimum_setback reogu t aximurn building heights, fleor area ratio (FAR) All developments
shall be created with size or dimensions that meet the land use, public utilities, and development standards
idenufied herein

7.8 DESIGN GUIDLLINES

TABLE 7-3: DEVELOPMENT STANDARDS

Development Standards . Formatted: Centered

Building Coverage [Floor Area Ratio %)}

Building Helght
Maximum Freestanding Light Pole Height

25"
10'/None
Rear Yard - street/non-street 10°/None |

Maxfmum Lot Coverage {% of site) 60%

| Formatted: Right, Tab stops: 07, Left + 3.75%, Cenl
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The design guidelines are intended to establish an
overall quality for development and  deliver
environmentally responsible  design solutions _that
contribute to the economic vitality of the surrounding
region. The guidelines are to be used in conjunction
with the Development Standards in_Section 5, which
provides _standards for buillding and landscape
setbacks, buwibding height, intensity of development,
and permitted and conditionally permitted uses. These
guidelines will be psed to evaluate the developmemt
applications for project entitlement approvals.

Typicalindustrial Flex The objective of these yuidetines 1s to_find solutions
that. . -
E) | Formatted: Indent: Left: 3.13"

» Establish consistency with the use of . { Formatted: Left, Indent: Left: 338, Hanging: 0.13"
architectural design themes, sile design : Sl e
elements, use of materials and colors, and
landscape design

+ Guide site planning and building onentation 1o
capitalize on the unigqee opportunities of each
indevidual site.

+ Creale a landscape program that creates
contimaty between individual projects and the
adjacent street cormidors.

» Provide flexibility to allow for a variety ol
development options and to promote
compatibility with the surrounding Specific Plan
development. : s

Typical Office/Resesrch . Il Formatted: Indent: Left: 3.13
The following sections lusttate the information that | Formatted: Left = »
will be used in preparing submittals for individual g = i
projects bo the City for entitlement approval: | e - i
% : Formatted: Indent: Left: :“31...

a. Site planning and layout 5 | Formatted: Lo, Indent: Lef: 33

b. Building arclutecture design and detailing T T

¢ Sireetscape/Landscape design and detailing

d. Signage

¢. Lighting

f_Fencing

& Sustainability

h. Transportation

i. Solid Waste

1._Trash enclosure and utility screening

k. Water  Formatted: [ndent: LeR: 3.31°

1. Biological Resources = {Formatbed: Left, Indent: Lef: 2.88°

-

Provide Additicnal Detailing to Dencte Office ° { Formatted: Indent: Lef: 3.13"

a. Site Planning and Lavout =
Uses _ | Formatted: Font: Not Bold
i i
The General Indusirial development site  concept® ( Formatted: Indent: Left: 3.13", No bullets or numbs
anticipates  a  varlety of large- and small-seale [Formatted: Indent: Left: 3.13"
industrial _buildings, with _smaller buildings at the [Fon-natted: Right, Tab stops: 0", Left + 3.75", Cent
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perimeter and larger buildings at the interior of the

site. Office functions of the buldings should face the

street, with warchouse/industrial lunctions oriented for

the greatest screening abilitv, Views of loading docks

and service doors shall be minmmized from view from

public street corridors by either facing loading docks

inwards toward the interior of the project, or by using

landscaping, berming, andfor screen wall methods.

Building orientation and architecture will play a large

role in the overall stte concept and will be important to

creatc a  welcoming streetscape experience. The

following guidelines will assist_with the site layout 1
design process; | Formatted: Font: Bold

Office Area of Industrial Facilities Should Face

Street = Office areas of indusirial buildings should face = I':F';:rmatted: Left
and be accessible from the primary street frontage,

. rFormatted: Left, [ndent: Left: 3,38, No bullets or
+ Provide pedestnan connections between the street # |_numbering
amad the office function ol the warehouse buildings, !}Fpn_‘na'_.iie_t_l_:_Left ;
- Formatted: List Paragraph, Indent: LeR: 3,06, Hang
¢+ Larger butldings should include private employee | 0.44%, No bullets or numbering
break arga spaces ;
+ | Farmatted: Left, No bullets or numbering
+ Site planning and parking lot design should
consider view corridors from the public sireets for
the placement, scale, and lucation of building
architectural design features
. | Formatted: Left, Indent: Left: 3.38°, No bullets or
» Main velicle access drives shall be oriented to _numbering
provide visitors with gasy acgess to byjlding
entrances. 5 ;
" | Formatted: Lef, [ndent: Left: 3.38", No bullets or
+ Truck traflic should be separated from employes |_numbering
- and vistlor circulation, A cleay travel route should
Provide Pedestriian Connections Between the be provided between the street and the truck
Street and Offices courts. )
4 | Formatted: Left, Indent: Left: 3.38", No bullets or
+ Sue ingress and egress for trucks and vehicles will | umbering

be allowed from Dorsgt Dnve, Vaughn Road, Kids
Wavy, and Professional Drive for the southern
parcels and from Pedrick Road and Professional
Dnive to aeegss the northen parcels )
| Formatted: List Paragraph, No bufiets or numbering

Trucks and vehicle access from the adjacent street

network may include secure access points to

manage security of the site. :
bl | Formatted: List Paragraph, Mo bullets or numbering

Provide adeguate truck and vehicle stacking leneth }

at main entries from adjacent public streets,

Utllize Landscaped Drlve Aisles to Provide Clear .  Formatted: List Paragraph, No bullets or aumbering
Separation Between Truck/Vehicle Circulation | Fermatted: Right, Tab stops: 07, Left + 3.757, Cent
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+ Provide for efficient vehicular circulation by . | Formatted: Left, Indent: Left: 3.257, Hanging: 0.13"
creating landscaped drive aisles that divide ' A
parking fields from truck circulation roules.

Provide vehicular parking in front of buildings and

along street frontages that will assist with

inergased streel presence

-

* " Formatted: Indent: Left: 3.38", No bullets or numbet
+_Building onentation shall be designed so that
grade level doors and loading docks oppose gach
other to mininiize views of the dock doors from
the public sireets, ] |
- [_Formatted: Llst Pamgraqh, No bullets or numbering )

Provide Vehicular Parking In Front of Buildings

Automobile vehicle parking areas shall include
planting istands within the parking field to achieve
the 50% shading as required by Cal Green

1 | Formatted: List_Paragra_ph, No bullets or m.lmben.r;g
+ Include ample landscaping at entrances to truck
courts to screen views of the loading docks, truck
trailer parking, and service dock doors from public
streets. - -
. | Formatted: Lef, Indent: Left: 3.38", No bullets ar
* Parking, when in front of buildings, shall be numbering
screencd by the use of landscaping or berming
from the public right of way,
- Formatted: List Paragraph, No bullets or numbering
+ Where possible, provide separate entrances for
automobiles and Irucks that are clearly marked to
promate safe site circulation. .
. [ _Formatted: List Paragraph, No bullets or nu_rnbering

| ®

Parking areas for trucks and trailers shall be
allowed to face public streeis but should be
scrgened from the public view, Methods to provide
screening may include but not be limited to any

" — combination of screen walls, fencing, landscaping,
Screen Parking and Dock Doors from Public View and berming
with Landscaping .

Sites that incorporate security guard shacks to
control access shall also incorporate
driveways/lanes with adequate truck staging.

f Formatted: List Paragraph, No bullets or numbering

' | Formatted: List Paragraph, No bullets or numbering
+ Create a clear visual entry to the project using
well-designed signage, entry walls, hardscape,
paving and accent landscape clements :
u : Formatted: LeRt, Indent: Left: 3.38", No bullets or
+ Large parking areas should inchude lapdscaped |_numbering
drive aisles that divide parking lields to improve
circulation and access to parking adjacent lo
buildings - i
- . Formatted: Indent: Left: 3.38", No bullets or numbe
Divide Large Parking Areas with Landscaping * Tree planting in parking areas should create ] _- Y _
shading and sofien the appearance of the parking [ Formatted: Right, Tab stops: 0, LeR + 3,757, Cents
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lot, At least 50% of the paved area shall be shaded
at tree matunty per Cal Gireen.

- r Formatted: List Paragraph, No bullets or numbering
Stormwater treatment Improvements may consist * | Formatted: Left, [ndent: Left: 3,257, Hanging: 0.13"
of either a project wide solution, or individual on- = =
sit¢ treatment impravements within the parking lot
and landscape areas of each parcel. Storm water
control shall be designed in gecordimee with
adopted City standards.

Ll Formatted: Indent: Left: 3.13", No bullets or number
b. Building Architecture Design and Detailing  + Formatted: Font- Not Bold

(
e
lFormatmd: Indent: Left: 3.13%, Hanging: 0.38", Num
(
(

The feneral Tndustrial development will employ a* + Level: 1 + Numbering Style: a, b, c, ... + Start at: 2 4
Utllize Treas in Parking Areas to Create Shading contemporary building design theme through use of Alignment: Left + Aligned at: 0,5° + Indent at: 0,75"
architectural elements, detailing, and the consistent use Formatted: Indent: Left: 3.13°, No buflets or number
of sinmlar _mategnals  and colors,  The  building Formatted: Indent: Left: 3.13"

construction will likely consist of congrete tilt-up for
the warchouse and logistics buildings. Insulated Metal
Panel or Mop-lnsulated Mewal Panet (IMP/ NIMP)
construction may be utilized whole, or in gonjunction
with_concrete_tilt-up _pancls.  Where  viable and
economically feasible, sustainable methodolopies may
be employed in lieu of concrete titi-up, An exampls
might include unlizing an 18P/ NIMP or other similar
envelope material over cross-laminate timber-framed

Buildings with elevations fronting along Interstate 8¢
and_proposed public street frontages should include
additional architectural detailing.  Buildipg  design
should include but not ke limited to additional
varjation i materials and colors, and a higher glass-1o-
wall ratio 1o create a more visually interesting
streetscape.  Building elevauons should nclude a
range of materials such as enhanced enlry canopies
with glass and aluminum_composite_material (ACM]
panels and tilt up concrete panels to create visual
variety, Generally, building entrances have enhanced
architectural  detailing and  are  designed _with_a
pedestrian scale. The industnial design guidelines are
intcnded to_set standards that encourage thoughtful
well-designed structures that are consistent with the
Speaific Plan. These guidelines are as follows,
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Utilize Metal for Decorative Features and Textural
Changes

All buldings should utilize a variety of colors  +

and materials that ahgn with the general paletie
of the project so that there 13 an aesthetic link
between all buildings on the site.

Create visual interest on buildings with simple  *
shapes through use of vertical and honzontal
tagade elements

Incliede varving roof hewyehts and pitches, L
stepped panels, awnings, windows, recessed
entries, score lines, and a mix of colors and
materals that are conststent with the overall
project design theme.

Mechanical, plumbing, and elecirical detailing  *
of buildings, such as vents, gutters, downspouls,
flashing, electrical conduil, and other wali-
mounted utilitics shall be painted to match the
color of the adjacent surface.

Buildings shall be designed to sercen any roof- *
mountgd equipment, This includes HV AC units,
vents, fans, sky lights and dishes from view al

the public rights-of-way in front of the property.

Warehouse buildings over 150,000 square fect
shall articulate the long bwilding elevations
every 150° to add visual variety, Examples may
include:

.
Adding score hines, varying parapet roof -+
heights, adding color changes, and
changes in matenals.

o Design offsets 1o wall planes by s
offsetting panels or providing projected
design elements
Providing battens and reveals to creale +

variety in wall surfaces

Building entrigs shal! be human scale, +
concentrating windows and enhanced colors and
matenals at the oftice and visitor enlrances,

Metal is discouraged as a building's primary o
cxlerior material and i vsed should inchade
addittonal detaihing, decoranve featurgs, textural
changes. or reliet technigues to break up large
building faces and glass,

.

¢. Landscape Design and Detailing .

City of ixon Northeast Quadrant
Specific Plan

April 3, 1995
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Utilize Planting Islands with Large Trees and
Shrubs at Truck Court Entrances

Landscape all Portions of a Site not Devoted to
Buildings and Parking

Use Rows and Massings of Drought Tolerant and
Climate-Adapted Plantings in the Landscape
Design

City of Divon Northeast Quadrant
Specific Plan

RESOLUTION NO

FEINDUSTRIAL CENTER ELEMENT

Landscape design plays an important role in creating  *
an inviting, sustainabte, and health-promoting
workplace. The landscape vision for the Genezral
Industrial development will utilize climate-adapted
plantings in swath patterns and hedgerows 1o create a
natural, purposeful, and inviting aesthetic

Preliminary landscape plans for each individual u
development application will consist of a vanety of
trees, shrubs, and understory planting to add color and
texture and provide screemng of the buildings,

parking, and truck courts. A row of trees will be
planted along the street and will include flowering
aggent trees at the driveway eniries to denote access
points to the project.

Behind the row of tree plantings, mformal groupings  +
of trees will be planted adjacent to the parking lots and
in the planting islands at the ends of the buildings.
Planiing islands at the truck gour entranges will be
planted with grouping of trees and large shrubs to help
screen the truck docks and trailer parking. Due 1o the
use and space needed to maneuver tecks and trailers,
landscaping 15 not proposed within the truck court.

The landscape guidelines are intended to providea  #
framework for achieving high- quahty, sustainable
design for the project. The guidelines are net intended
1o limitinnovative design solutions, but rather o
provide direction for achieving the desired aesthetis

for the project. The landscape guidelings shall be as
follows:

o The site should be landscaped 1o oplimize the =
design aesthetic appeal and comfon for
emplovees and visitors

o Large trecs and shrubs should be used 1o e
minimize visual domumance of any large
buildings.

-

e All poriions of a site not devoted to buildings, =
structures, and parking should be landscaped, to
the extent feasible. Truck courts and loading
dock areas will not include landscaping.

e Landscapes should be designed to reach a
reasonable level of maturity within fificen years.

April 3, 1993
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Enhance Building Entries with Landscape
Features

Vegetated Bioswales are Encouraged in Parking
Lots

.Cu_v of Dixan Northeast Qnadrani
Specific Plan

RESOLUTION NO
DATE:

Trees should be spaced in groupings to create *
visual mass

Landscape setbacks should be provided between =
parking and road and property line setbacks to

hardscape.

a
Property owners arg responsible for installing — »
and maintaining the landscape within their
properties, in acgordance with City reguirements
and this Specific Plan

-

Simple plant palettes, such as rows and massings*
of drought tolerant and climate-adapted grasses
and tree plantings are encouraged.

Building entries should feature accent *
lamlscaping, shade teees, bold foliage acoent
planting in pots or planters, seating areas, and
accent highling.

A consistent use of landscape design elements  *
shall be used throughout the project, Random
placement of shrub and tree Tocations should be

avoided.

Trees shall be installed with a mixture of 15- =

gallon and 24™ box conlainer sizes

-

__Parking 1ot trees and planters should be provided®

to achieve the 50% shading reguirement per Cal
Green within 15 years.

Trees may be clustered ti defing girculation o

routes, frame site views, and reinforce edie
planting. Large scale, high branching shade trees
should be used in all parking areas,

a
Vegetated bioswales are encouraged in parking *
lot planting 1slands to treat on-site stormwater
and provide visual relief within the hardscape.

.
No large areas are to b [andscaped with a single*
species in order to promote visual diversity and
create lexture

.
Locally sourced, salvaged, and recveled coment *
materials in the landscape are encouraged.

April 3, 1995
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s Species listed on the CAL-IPC list of invasive +
species shall not be used 1n the landscape.

» _Turf shall not be allowed in the landscape, =
except where needed for recreational purposes,

d. Signage .

Entry monuments, directional, and address signage are impontant for consistent business identification. =
Promnent signage provides identification of the project and tenants as well as wayfinding and navigation
throughout the General Industrial development. The following sections deseribe the typacal signage
concepta for the project:

.
Entry monument signage will delineate the project entrances from the sireet. Signage will feawure a+
more horizontal appearance that is 6 tall and 12" wide, see Figure 7-4. Maximum sign area shall
naot exceed 45 square feet per sign face,

FIGURE 7-4; ENTRY MONUMENT SIGNAGE .

ey

X

Vertica
Metal

Tenant Tenant

Tenant Tenant

¥__Dircctory and Directional Signage

.
Directory and directional signs will assist visitors with on-site wayfinding, denole the location of +
business entries, and assist with on-site vehicle circulation. Directory and directional signs, il
used, shall be located a minimum of 20 feet from public rights-of-way and must be oniented fo

Cirv of Dixon Northeas: Quadrant ' Aprel 3, 1993
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Lopleatend Noveurfer |8, Hi24

25-006
RESOLUTION NO. o oq g

DATE:

Exhibit A

'Ermatted: Left

Formatted: Left, indent: Left: 3.5°, No bullets or
numbering

[Formatted: Left

[Formatted: Indent: Left: 3.5°, No bullets or numberi
{ Formatted: Font: Not Bold

{ Formatted: Left, Indent: Left: 0

[ Formatted: Left, Indent: Left: 0.25", No bullets or

(

numbering
Formatted: Left, Indent: Left: 0"

[Formal.ted: Left, Indent: Left: 0.25'

[ Formatted: Font: Not Bold

[ Formatted: Indent: Left: 0.44", No bullets or numbe
[ Formatted: Indent: Left: 0.44"

| Formatted: Indent: Lef: 0.5

[ Formatted: Centered, Indent: Left: 0.25"

[ Formatted: Left, Indent: Left: 0.25"

| Formatted: Lef, Indent: Left: 0.5

— < -
| Formatted: Right, Tab stops: 0", Left + 3.7_5_",_(;ent

Page 98



6710

FINDUSTRIAL CENTER ELEMENT

on-site visitors. The signage will be 6 tall and 4° wide with 3 maximum sign arga of 18 square
feet, see Figure 7-5. The dircctional signage will utilize similar materials and colors to the entry
nonument signage.

FIGLRE 7.5 DIRECTORY AND DIRECTIONAL SIGNAGE

¥ _Wall Signs +

Wall signs should be proportional to the scale and mass of the industrial buildings. Due to the =
aize, building mass, and setbacks from the strect frontages, wall signs will be important to

identify tenant(s) located within each building complex. Figure 7-6 depicts the typicat locations
for wall signage and logo elements, which can be positioned on with the énd of the building or
above the loading docks to allow for maximum visibility, The tota! butlding sign area allowed

on each parcel shall be calculated as the sum of the sign areas of all types of signs, not to exceed
one square foot of sign area for cach lingal foot of building elevation frontage of business being
advertised.

¥ __Address Wall Signs +

Address wall signs identify building addresses and may include a logo element. Placenient and
height of these signs 1s subject to building and fire department regulations, sce Figure 7-6,

City of Dixon Northeast Quadrant April 3, 1995
Specific Plan 67.20
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FIGURE 7-6; WALL SIGNS

——— N T €. Lightil‘lg =

The highting will consist of an LED light fixiure
consistent with typical industrial development.
Matching butlding mounted fixtures will also be
utilized within the truck courts and arpund thie building
1o provide the necessary liumination for the site and
provide for the secupity and safety of customers and
cmiployees,

f. Fencing ]

If utilized, fencing will be open view along property
boundaries and at truck courts and truck coun enirics
to provide visibility and security. Fencing and pates
will be & in hewght and will be installed flush with
finish grade

£ Sustainability +

Where feasihle, the project may incorporate
opportunities that increase sustaimabibity, minimize
greenhouse gas emissions, reduce water and gngrgy
consumption, and decrease the impacts of construciion
and waste generation. Included are sirategies that
promole energy conservation, solid waste reduction,
water conservation, open space and resource
prezervation, Other sustainability strategies may
include promoting public health through pedestrian
and bicycle connectivity, creating alternative
transportation opportunitics, and mimmiziog vehicle
use. Below is a list of sustainability measures that may

be incorporated ima ihe project:

#__ The site will be designed 10 muninnze mass 4

grading and to decrease the use of earth mioving
equipment needed to grade the site, The

Typical Open View Fence
Crty of Dixon Northeast Cheadrant Aprif 3. 1995
Specific Plan #T-21
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Constder Building Orientstion and Window
Placement to Minimize Energy Use

Design Buildings to Allow for Roof-Mounted
Solar Panels

TV, 3
Utilize Electric or Zerg-Emission Onsite Vehicles

Cirv gf Dixan Northeast (uadrant -
Specific Plan

reduction in grading and earth niovement will
aszist i decreasing the total emissions from
construction equipment and reducing dust.

Site planning and building design should ‘
consider building onentation, window
placements, and material selection that minimize
energy use

Energy efficient LED hghting and control .
systems will be utitized for bwldings, traftic,
sirget, and any other optdoor lighting,

Buildings shall be designed to incorporate roof. *
mounted solar panels affording tenants’users the
opportunity to utilize solar energy

Electric charging infrastructure will be installed +
in each building o facilitate the conversion of
truck docks to serve zero-gmission elecing

trugks as they become available in the market

and used for truck deliveries Lo and rom the

facility.

Overall, the site’s bulding energy efficiency *

will exceed Title 24 Building Envelope Energy
Eificiency Standards by at least 1% and all
apphances to be installed will mect or excead
Title 24 requirements.

All buibding coatings apd pamts will be low- L]
VOC coatings

All exclusively onsitg vehigles (i ¢, forklifts,  #
vard goats, pallet jacks, etc.) will be electne ur
zero=emission vehigles.

Where warehouse spaces are reguired to be .
chimate controlled. install insulated dock doors
and dock door seals to reduce energy loss

Owgamize warchouse spaces by temperature and =
group cool and warm temperature spaces
together to decredse engrgy usage

Lighting levels for outdoor illumination witl be

required to be LED and controlled by timers,
and unless otherwise required, only lighting

April 3. 1995
67.22
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Provide Exterlor Lighting to Mest Minimum
Standards for Safety

e

Provide Preferential Parking Spaces for Electric
Vehicles

Provide Preferential parking space locations
for electric vehictes

Provida Storage Bins for Green Waste and
Racyclables

Er_\- of Mxon Northeast Quadrant
Specific Plan

reguired for parking lot security and safety will
be provided at night

¢ The use of davhight or clerestory windows and  #
roof skylights will be utilized as a means of
providing matural light and reducing the need for
lighting dunng daytime.

e Light colored “conl” roofs will be reguired for
all mew buildings, which helps to reduce heat
gain and CONSErve ¢nergy use.

s Canopies, awnings, and architectural shade +
structures will also be encouraged on the south
and west elevations to minimize heat gain

*  Tree species will be chosen based on their large #
canopy charactenistics at matunty and will be
strategically placed on the west and east portions
of the site to shade paving areas and building
glevations to reduce sun exposure and minimize

heat gain.

h. Transpertation .

The project will evaluate and, if required, promote
incentives for commuters to use alternative modes of
transportation

»  Provide EV parking spaces per Cal Green
nunimums te encourgee energy efficient vehicle
use.

2

¢ Allocate two percent (2%} of the total minimum *
required parking spaces for ¢arpoal and/or ride-
shanng vehicles, The location of these reserved
parking spaces shall be identified on the sile
plan. All preferential parking spaces shall be
shown on striping plans submitied w the City,

i.  Solid Waste c

Project shall make every effort {o reuse and recyvele
construction and demalition waste, ineluding soul,
vegetation {green wastel, concrete, lumber, metal, and
cardboard. to the extent feasible

s Provide ¢asy-to-locate interior and exterior
storage bins for recyclables and green waste, as

Aprif 3, 1995
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Use of wing walls and landscaping to conceal
loading docks, and service doors

Trash Enclosure Colors Shall be Compatible
with Adjacent Buildings

Screen Trash Enclosures with Landscaping

Citv of Dixon Northeast Quadrant
Specific Plun

NTINDUSTRIAL CENTER ELEMENT

well as adeguate recyeling containers in public
areas.

j. _Trash Enclosure and Utility Screening “

Screen site infrastructure such as trush enclosures and
utilities to improve the design aesthetic and ereate a
high guality and cohesive envircnmsnt,

¢ loading docks, truck trailer parking and service +
doors shall be allowed to face public streets, but
will be screened with either landscaping,
berming, or screen walls or any combination of
these methods.

¢ Where feasible, screen utihties with landscaping,
berming and fences or a combination of all. This
inciudes but is not limited to, PG&E
transformers, phone company boxes, fire
department connections, backflow preventers
water tanks. imigation goplrollers and other on-
site utilities.

¢ Trash enclosures shall be desipned with sohd
doors, interior concrele curbs, and exterior
materials and colors compatible with the
adjacent building design. All trash enclosures
shall be stzed to fit both trash and recycling
conlainers that will be necessary to serve the
users of the site.

+ Trash enclosures shall be screened from view
from all public nights-of- way by buildings or
landscaping, with openings orented away from
public view, but still be accessible by the
trashirecyching vehicles,

o Trash compactors located within truck courts

may be placed to grade- level ramps and wilt not

require screcning.

Trash compactors when located outside of truck =

courts, shall be screened from view from all

landscaping. with openings oriented away from
public view, but still be accessible by the
trash./recycling vehigles,

k. Water 1

The landscape design will meet the reguirentents of =
the State Water Conservation in Landscaping Act

{G.C. Section 65591 eL. seq.} by complying with the
State's mode! water efficient landscape ordinance.
Landscaping will consist of climate adapted species

Apredl 3, 1995
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inctude drought-tolerant planting materials common to
the region, Water related guidelines will be as follows:

#  Turl will not be used throughout the project.

*  Jrmigation svslems and devices will be water
efficient and will include satelhite weather and
501l moisture- based icrigation controls and
SYSlems

*  Watening of non-vegetated surfaces and
practices for cleaning cutdoor surfaces and
vehicles with water will be discouraged.

*  Alernating swaths of bark and rock mulch
should be utihized in the landscape design along
with varied sizes and colers of rock material.

+  Low-impact developmenl praciices will be
implemented to the extent feasible, which will

Utllize Climate Adapted and Drought Tolerant include maintaining the existing hvdrologic

Species

Include Stormwater Management BMPs

Citv of Dixon Northeast Quadrant
Specific Plun

character of the drainage and treatinent of storm
water.

+  Buildings will be dessgned to include waiter- o
efficient fixtures and apphiances.

L. Biological Resources -

e landscaps will inclwde drought tolerant apd
chimate-adapied species 1o optimize biodiversity and
minimize Fesource use (water, fertilizers, and
pesticides herbicides). Invasive species listed on the
Californta Invasive Plant Council (CAL-IPC) arg
prohibited

stopm water best management practices (BMPs)
including vegetated bioswales, vegelated detention
basins and pervious paving will be encouraged and
wcorporated into individual development sites and
alony streets. Locally sourced, salvaged, and recycled
materials will be considered for use throughow the
landscape and hardscape design.
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SECTION SEVEM-EIGHT
IMPLEMENTATION SECTIH80ON

The Implementation Section addresses land use regulations, development agreemenis, public facilities
dedication and financing and specific plan amendment procedures.

#7.1  LAND USE REGULATION
£7.1.1 GENERAL PLAN AND ZONING

The Dixon General Plan (1993) has designated commercial and employment uses for the specific plan
area, The Dixon Northeast Quadrant Specific Plan, as amended. proposes a development plan consistent
with the Dixon General Plan. All land within the plan area shall be zoned consistent with the Dixon
General Plan and the Dixon Zoning Ordinance.

§4.1.2 COMMUNITY FORM GUIDELINES

The Community Form Section (Section 3} of the specific plan implements the planmng concepts and
philosophy of the specific plan. The Community Form Section includes design and development
guidelines and standards for uses within the plan area. The Commumity Forin Section i1s intended to
augment the Dixon Zoning Ordinance.

#7.1.3 PLANNED UNIT DEVELOPMENT

Projects in the Northeast Quadrant Specific Plan area will be subject to the Planned Unit Development
process set forth in the Dixon Zening Ordinance, or equivalent mechanism as provided for by the PD
District specified in the zoning ordinance. The PUD or equivalent mechanism, in combination with the
NQSP, constitute the “PD Plan” for individual projects as required by application of the overlying
planned development zoning district. The process requires submittal of specific design information in a
development plan. The development plan is subject to public review and deternunation by the Planning
Commission. The PUD or equivalent mechanism is a project as defined by CEQA and subject to
environmental review. It i1s anticipated that future environmental review and analysis will utilize the
Environmental Impact Report, and an additional EIR, prepared for this specific plan amendment. Any
subsequent environmental review may tier from the specific plan EIRs.

842 DEVELOPMENT AGREEMENT

The property owners, subject to the provisions of this specific plan, will execute development agreements
in accordance with city standards in conjunction with the PUD, or equivalent mechanism, review process.
Development agreements will set forth infrastructure improvements, public dedication, requirements,
landscaping amenities and other contributions to be made by a property owner, in refurn for guarantees by
the City that certain land uses and densities in effect at the time of execution of agreement will not be
modified.

%7.3  PUBLIC FACILITIES

Public facilities wall be provided through a variety of mechanisms including land dedications, assessment
districts and resmbursement agreements as described below.

Cinv of Dixon Northeast Qreadrant Aprif 1, 1995
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MIMPLEMENTATION SECTION

#2.3.1 LAND DEDICATION AND CONVEYANCE

Land will be conveyed to the City for utility and street right-of-way, and public facilities needed to
service the area, including open space arcas.

£7.3.2 EASEMENTS

In instances where bikeways and pedestrian pathways are not located within a street right-of-way or other
publicly owned land and therefore on privately owned lands, such as adjoining the primary arterials or
adjoining Interstate 80, dedication of public access easements will be required to assure continued right of
bike and pedestrian access by the general public.

Easements for public utility access and maintenance will be granted to the Cny in accordance with the
provisions of the development agreements and as required through the PUD, or equivalent mechanism,
review process,

#7.3.3 ASSESSMENT DISTRICTS

A portion of the Dixon Northeast Quadrant Specific Plan area 1s within the North First Street Assessment
District. This distnict is intended to fund upsizing of the basic downstream trunk sewer system desighed to
accommodate the plan area. Those portions of the plan area currently not in this district will be annexed
into it for wastewater services.

Basic improvements for streets, water distribution and storm drainage, electric infrastructure and street
lighting facilities that are to be constructed as required to develop land uses in the plan area, will be
funded through a community facilities district, City fee or other funding mechanism. The City shall not be
required 1o process any application for a tentative map, use pernt or building permit until a suitable
financing mechamsm 1s i place.

£7.3.4 REIMBURSEMENT AGREEMENTS

Construction of other street, street light, water or sanitary sewer trunk lines will be financed by the
developers subject to, if appropriate, reimbursement agreements admunistered by the City or the
developer. These agreements will require subsequent developers within and outside of the plan area to
reimburse the master developer for a portion of the nitial design and mstallation cost based on a "fair
share” formula, The specific provision of these methods as applied to the specific plan area will be
adopted 1n the plan area development agreements

834  SPECIFIC PLAN AMENDMENTS PROCEDURES

The specific plan may be amended by resolution through the same procedures by which it was adopted.
Such amendments require review by the Dixon Planning Commission and Dixon City Council. Each
amendment shall include all sections or portions of the specific plan that are affected by the change to

ensure internal consistency. All amendments are required to be consistent with the City of Dixon General
Plan.

45 MIGITATION MONITORING
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32.0 &

IHMPLEMENTATION SECTHON

At the ume the NQSP was approved, a mitigation monitoring program consistent with the Public
Resources Code (Section 21081.6) was adopted with the Final Environmental Impact Report for this

specific plan.
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