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1.0 PROJECT SUMMARY

1.1 EXECUTIVE SUMMARY

The proposed Northeast Quadrant Specific Plan (NQSP) is the second step in the entitlement
process involved in converting raw land outside the Dixon city limits to urban development.
The first step, the designation of the 643-acre area from agriculture to an Employment Center
and .Highway Commercial use, was implemented by the updated Dixon General Plan
adopted in December of 1993.

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
guidelines for the plan area. Specifically, this involves defining future land use categories for
highway commercial, light industrial, professional/administrative office, and community
commercial development. It also involves defining the specific development requirernents to:
establish a scenic gateway to the community; provide for efficient vehicular and pedestrian
circulation; facilitate alternative 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.

The Initial Study prepared for the NQSP determined that the project required a full EIR.
Since the project is a policy document, it was determined that a Program EIR was the
appropriate action under CEQA. Subsequent actions facilitated by the NQSP will require an
individual environmental assessment to determine the appropriate action under CEQA. This
could require that future projects prepare: a Project EIR; a Supplemental EIR; an Addendum
to the EIR; 2 Mitigated Negative Declaration; or if no additional environmental analysis is
deemed necessary, a Negative Declaration of Environmental Impact.

The following is a summary of the environmental impacts associated with the NQSP and the
project alternatives. Section 1.2 provides a tabular summary of all impacts and mitigation
measures, identified in the EIR (Section 4.0), and Section 1.3 provides a summary of the
project alternatives (identified in Section 8.0).

1.1.1 EXISTING AND ADJACENT LAND USES

The NQSP will convert prime agricultural land to urbanization in conformance with the
Dixon General Plan. Environmental impacts will potentially result in terms of: agricultural
land conversion; residential displacement; conflicts with land use policies; conflicts with
adjacent land uses and the cumulative growth inducing impact of extending sewer lines into
an agricultural area. Mitigation measures can reduce most impacts to a less-than-significant
level. However, the conversion of prime agricultural land to a non-agricultural use, and the
extension of urban services into an agricultural area, remain as significant and unavoidable
impacts. )

112 GEOLOGY, SOILS AND SEISMICITY

The project will result in potential environmental impacts in terms of: soils and seismicity.
However, these impacts can all be reduced to a less-than-significant level through
mitigation measures.

CITY OF DIXON NORTHEAST QUADRANT SPECIFIC PLAN AucusT 17,1994
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1.0 PROJECT SUMMARY

1.1.3 SURFACE AND WATER QUALITY

The NQSP will have potential environmental impacts in terms of: on-site hydrology; off-site
hydrology; surface water quality; and surface water quantity. These impacts can all be
mitigated to a less-than-significant level.

114 AR QUALITY

The project will have potential environmental impacts in terms of: construction impacts; long
term traffic impacts; stationary impacts; and cumulative impacts. Both construction impacts
and stationary impacts can be mitigated to a less-than-significant level. However, buildout of
the project will cause air quality impacts associated with traffic and cumulative development
which are significant and unavoidable.

1.1.5 BIOLOGICAL RESOURCES

The NQSP will have potential biological impacts in terms of: vegetation; seasonal freshwater
marshes; wildlife resources; Swainson's hawk; Tiger Salamander; and curnulative impacts.
However, these impacts can all be reduced to a less-than-significant level by implementing
the mitigation measures identified in the EIR.

1.1.6 CULTURAL RESOURCES

Cultural resources potentially impacted by the NQSP include: prehistoric resources, historic
resources; and cumulative development. However, these impacts can all be reduced to a
less-than-significant level by the mitigation measures identified in the EIR.

1.1.7 TRAFFIC, CIRCULATION AND ACCESS

The project will result in potential traffic and circulation related impacts, including: existing
plus project traffic conditions at key intersections; existing plus project traffic conditions at
various road segments, and cumnulative traffic impacts. However, these impacts can be
reduced to a less-than-significant level by implementing the mitigation measures identified
in the EIR.

1.1.8 NOISE IMPACTS

The NQSP will result in potential noise impacts associated with: project construction; traffic;
on-site noise generation; and cumulative development. These impacts can be reduced to a
less-than-significant level by implementing the mitigation measures identified in the EIR.

1.1.9 PUBLIC SERVICES AND UTILITIES

Buildout of the NQSP will potentially have significant impacts on public services and
utilities, including: expansion of the North First Street Assessment District; substantial need
for additional domestic water; the extension of sewer lines; the expansion of wastewater
treatment facilities; the need for solid waste services; fire protection; police protection;
education facilities; and cumulative impacts. However, these impacts can all be reduced to a
less-than-significant level by implementing the mitigation measures required in the EIR.

CrTy OF DIXON NORTHEAST QUADRANT SPECIFIC PLAN AUGUST 17, 1994
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1.0 PROJECT SUMMARY

L1.10 VISUAL RESOURCES

The project will potentially result in visual impacts regarding: existing views; future visual
impacts; light and glare; and cumulative impacts. However, these impacts ¢can all be reduced
to a less-than-significant level by implementing the mitigation measures in the EIR,

1.1.11 PUBLIC HEALTH AND SAFETY

Potential public health and safety impacts identified by the EIR include: underground
storage tanks; previous use of pesticides and herbicides; airborne pesticides and herbicides
associated with adjacent agriculture; and the use of future hazardous material, These
impacts will all be reduced to a less-than-significant level by implementing the mitigation
measures identified in the EIR.

12 SUMMARY OF ENVIRONMENTAL IMPACTS AND
MITIGATION MEASURES

The following Table 12.1 provides a summary of all environmental impacts and mitigation
measures identified in Section 4.0. This information is incorporated into the Draft Mitigation
Monitoring program located in Appendix D.

1.3 SUMMARY OF PROJECT ALTERNATIVES

1.3.1 PROJECT ALTERNATIVES

Project alternatives selected for analysis in this EIR include alternatives which provide a
sample of the range of potential environmental effects associated with constructing (or not
constructing) the proposed development. Three alternatives to the proposed project are
evaluated in Section 8.0, including:

Alternative 1:  (the no project alternative);
Alternative 2:  (mixed-use development alternative); and
Alternative 3:  (alternative project site).

These three development scenarios were selected to allow for a complete evaluation of the
merits of various potentially feasible combinations and locations for development.
Alternative 1 assess the impacts if the project site is not developed. Alternative 2 provides a
reasonable basis for assessing the environmental consequences of different combinations of
land uses including residential development. Alternative 3 assesses the impacts of
implementing the NQSP on an alternative project site.

1.3.2 COMPARATIVE SUMMARY

The proposed project was compared to the three project alternatives. This comparative
review indicates that the no-project alternative is environmentally superior to the project in
nine of the eleven impact categories, including: land use and agricultural resources; air
quality; biological resources; cultural resources; traffic and circulation; noise, public services
and utilities; visual resources; and public health and safety. Both the mixed-use development
and the alternative project site alternatives had no impact categories that were considered

CITY OF DIXON NORTHEAST QUADRANT SPECIFIC PLAN AUGusT 17, 1994
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1.0 PROJECT SUMMARY

environmentally superior to the proposed project. Table 1.21 shows a comparative summary
of the project to the three alternatives.

TABLE 1.3.1
COMPARATIVE SUMMARY OF PROJECT ALTERNATIVES
NO MIXED-USE ALTERNATIVE
PROJECT DEVELOPMENT PROJECTSITE

Land Use and Agricultural Resources S NS NS
Geology, Soils and Seismidity NS NS NS
Surface and Water Quality NS NS NS
Air Quality 5 NS NS
Biological Resources 5 NS NS
Cultural Resources S NS NS
Traffic and Circulation S NS NS
Noise S NS NS
Public Services and Health ] NS NS
Visual Resources . s NS NS
Public Health and Safety S NS NS
ﬁ_&virmmmuﬁy superior

NS = Not environmentally supericr

14  ENVIRONMENTALLY SUPERIOR ALTERNATIVE:

Section 15126(d)(2) of CEQA requires that if the environmentally superior alternative is the
no-project alternative, then the EIR shall also identify an environmentally superior alternative
among the other alternatives.

As shown in Table 1.2.1, the no-project alternative is considered the environmentally superior
alternative because, in comparison to the proposed project, it clearly has the most
environmentally superior characteristics. This means that, per CEQA, the other two
alternatives must be considered as the environmentally superior alternative. However, it is
clear that in comparison to the proposed project, neither the mixed development or the
alternative project site can be deemed as environmentally superior. Both alternatives are
defined as not being environmentally superior to the project in each of the 11 impact
categories.

Therefore, the proposed NQSP project is considered to be the environmentally preferred
project.

1.5 CONCLUSION

The NQSP will implement the intent of the Dixon General Plan to develop the project site as
an employment center and to create a visually pleasing, well planned gateway to the
community. However, there are four impact areas associated with the NQSP that are
considered significant and unavoidable. This includes: -

conversion of prime agricultural fand to a non-agricultural use;
» growth inducement potential of extending urban services into an agricultural area;

CTyY OF DIXON NORTHEAST QUADRANT SPECIFIC PLAN AUGUST 17, 1994
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1.0 PROJECT SUMMARY

* existing plus project air pollutic;n impacts; and
* cumulative air quality deterioration.

The Alternatives Analysis considered the environmental impacts of allowing no development
on the project site, of changing the NQSP land use mix to include residential development,
and the relocation of the NQSP somewhere off the project site. The fewest environmental
impacts would result from the no-project alternative. However, this option would not be
consistent with the Dixon General Plan and would not meet the project objectives. The other
two alternatives were assumed as having greater environmental impacts than the project. It
was therefore concluded that the NQSP is the environmentally preferred project.

Section 15093 of CEQA requires that decision makers balance the benefits of a proposed
project against its unavoidable environmental risks in determining whether to approve a
project. If the benefits of the proposed NQSP are deemed to outweigh the significant and
unavoidable impacts, the adverse environmental effects may be considered "acceptable”.

Where the decision of the public agency allows the occurrence of significant and unavoidable
impacts identified in the Final EIR, the agency shall state in writing the specific reasons to
support its action based on the Final EIR and/or other information in the public record. I the
agency makes a statement of overriding consideration, the statement should be included in
the record of the project approval and should be inventoried in the Notice of Determination.

CiTY OF DIXON NORTHEAST QUADRANT SPECIFIC PLAN Augusr17,1994
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2.0 INTRODUCTION

2.1 PROJECT SUMMARY

The purpose of the Northeast Quadrant Specific Plan (NQSP) is to define the land use pattern
and development guidelines for a 643-acre commercial, business-professional, and light
industrial park in conformance with the Dixon General Plan. The plan area is located
northeast of the City of Dixon in unincorporated Solano County, adjacent to the City of Dixon
corporate boundaries and within the City of Dixon Sphere of Influence.

2.2 PURPOSE OF THE ENVIRONMENTAL IMPACT REPORT

This Environinental Impact Report (EIR) has been prepared to assess the impacts of the
proposed NQSP, pursuant to the California Environmental Quality Act (CEQA) (Public
Resources Code Section 21000 et seq.), the State CEQA Guidelines (14 California
Administrative Code Section 15000 et seq.), and the City of Dixon environmental review
procedures.

CEQA requires that all state and local government agencies consider the environmental
consequences of projects over which they have discretionary authority. Approval of the
NQSP constitutes a "project” under CEQA.

The EIR is a public document used to analyze the environmental effects of a proposed
Pproject, indicate ways to reduce or avoid possible environmenta! damage, and identify
alternatives to the project. The EIR must also disclose significant environmental impacts that
cannot be avoided, growth-inducing impacts, and significant cumulative impacts of all past,
present, and reasonably anticipated future projects.

The EIR is an informational document used in the local planning and decision-making
process. It is not the purpose of the EIR to recommend either approval or denial of a project.

2.3 SCOPEOFTHEEIR

As provided for in the State CEQA Guidelines, the focus of the EIR is limited to specific
issues and concerns identified by the City of Dixon as significant or potentially significant.
The city prepared and circulated an NOP of an environmental impact report in November
1992. The NOP contained a project description and environmental checklist form (initial
study checklist) included in Appendix A of the EIR. The purpose of the NOP was to inform
agencies that an EIR would be prepared. Ten agencies responded to the NOP; responses are
contained in Appendix B.

The EIR scoping process identified areas of controversy and concluded that a full EIR was
required for the NQSP. The following impact categories were identified as having the
potential of creating adverse environmental impacts and have, therefore, been analyzed in
this EIR: :

* Land Use * Traffic, Circulation and Access
* Geology, Soils and Seismicity * Noise
¢ Surface and Water Quality e Public Services and Utilities
*  Air Quality e Visual Resources
» Biological Resources ¢ Public Health and Safety
* Cultural Resources
CITY OF DIXON NORTHEAST QUADRANT SPECIFIC PLAN AUGLIST 17,1994
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2.0 INTRODUCTION

This EIR is a Program EIR as defined by Section 15168 of CEQA. A Program EIR is intended
where there are a series of actions that are related as a logical part in a chain of contemnplated
actions. This allows for a more general review of a policy document, and a more detailed
"construction- level” analysis when specific projects are proposed that implements the policy
document.

The proposed NQSP is the second step in the entitlement process involved in converting raw
land to urban development. The first step, the designation of the land as an Employment
Center (E} and Highway Commercial (HC) on the Dixon General Plan Land Use Map, was
adopted in December 1993. Future actions, include: annexation; zoning; and $pecific project
construction. Subsequent projects under the NQSP must be examined in the light of the
Program EIR to determine whether an additional environmental document must be
prepared. Environmental review of subsequent projects may be substantially reduced to the
extent that this Program EIR reviews project unpacts and sets forth mitigation measures
(Public Resources Code Sections 21156-21159).

Projects subsequent to the Program EIR will be subject to preparation of an initial study to
determine whether the subsequent project and its significant environmental effects were
included in the Program EIR. If the City of Dixon finds that the subsequent project will have
no additional significant environmental effect, and that no new mitigation measures or
alternatives may be required, it may prepare a negative declaration of environmental impact
(CEQA, Section 15153(c)).

2.4 TERMINOLOGY USED IN THE EIR

The NQSP project will herein be referred to as the project, and the geographical boundaries of
the project will be referred to as the plan area throughout the document.

The EIR recognizes the following terminology, which may be used to denote the significance
of impacts:

* "no change” means that no change from the existing conditions is expected to occur;

* a "less-than-significant" impact would cause no substantial change in the
environment {no mitigation is recommended);

* a "potentially significant” impact might cause a substantial change in the
environment; however, additional information not presently available is needed to
determine the extent of the impact (mitigation is recommended);

* a"significant" impact is one that would cause substantial change in the environment
(mitigation is recommended); and

* a"significant and unavoidable” impact is one that would cause a substantial impact
on the environment and cannot be avoided if the project is implemented. Mitigation
may be recommended to lessen impacts but will not reduce the impact to a less-than-
significant level.

2.5 TIERING OF THE EIR

As provided by Section 15152 of CEQA, agencies are encouraged to tier EIRs for separate but
related projects, incdluding general plans, zoning changes and development projects. This

CITY OF DIxON NORTHEAST QUADRANT SPECIFIC PLAN AUGUST 17,1994
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2.0 INTRODUCTION

approach is intended to eliminate repetitive discussions of the same issues and focus the EIR
on the actual issues ripe for decision at each level of environmental review.

The intent of the NQSP is to implement the policies of the General Plan. The objective of the
Dixon General Plan is to develop a balanced community that will provide residents with a
wide range of housing, employment, recreational, shopping and cultural opportunities. This
will involve a balancing of traditiona! values and lifestyles with contemporary, fiscally
responsible municipal services and economic progress. The General Plan is intended to
control and guide change in accordance with the development principles expressed by
community residents and their representatives.

The General Plan was developed using a time horizon of approximately twenty years
(through the year 2010). Itis based on analyses and assumptions concerning social, economic
and physical conditions which may be subject to change over time. Once the City of Dixon
adopted its general plan, it was assurmed that "area plans” and "specific plans™ would be
adopted to address local concerns in additional detail. The NQSP is such a specific plan.

The environmental review process used to adapt the 1993 Dixon General Plan was an
Environmental Assessment (EA). The EA was prepared to evaluate the probable
environmental effects associated with the implementation of the City of Dixon's General Plan.
The discussion in an EA is necessarily presented at a generalized level, since General Plan
impacts cannot be predicted with the same degree of accuracy as the impacts associated with
a site-specific construction project. It was assumed that supplemental assessments would be
required in circumstances where a specific development proposal presents some factors or
characteristics that were unforeseen in the General Plan.

For purposes of preparing the NQSP, the General Plan Environmental Assessment was used
as the baseline data to initiate analysis. This information was therefore used in the NQSP EIR
both by reference, and where appropriately, by direct incorporation, as part of the tiering
process directed by CEQA.

As the next stage in the entitlernent process, the NQSP implements goals, policies and
objectives outlined by the General Plan. The specific plan further defines development
policies by breaking down the basic land use classifications of Employment Center (E) and
Highway Commerdial (HC) into specific categories, including: highway commercial, light
industrial, professional /administrative office, and community commercial.

Future steps in the entitlement process will include annexation, zoning, the preparation of

parcel maps, and the development of specific projects. At each level of the development
process, individual environmental assessments will be required.

2.6 REQUESTED DISCRETIONARY ACTIONS
The project proponent requests the following discretionary actions from the City of Dixon:

* Dixon Northeast Quadrant Specific Plan general plan amendment to amend the text
and the land use map of the Dixon General Plan;

= Adoption of the Northeast Quadrant Specific Plan;

s  Certification of the Northeast Quadrant Specific Plan Environmental Impact Report;

» Adoption of the Mitigation Monitoring Program;

» Approval of zoning consistent with Northeast Quadrant Specific Plan land uses; and
CITY OF DIXON NORTHEAST QUADRANT SPECIFIC PLAN AUGUsT 17,1994
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2.0 INTRODUCTION

e Resolution of Intent to request the Solano County Local Agency Formation (LAFCo)
to undertake proceedings for the Northeast Quadrant Specific Plan annexation to the
City of Dixon.

The following actions are requested from the Solano County Local Agency Formation
Commission (LAFCo) and Solano County:

s Detachment of the Northeast Quadrant Specific Plan area from existing Solano
County service districts; '
Annexation of the Northeast Quadrant Specific Plan area to the City of Dixon; and
Amend Solano County General Plan and Zoning to create consistency between city
and county planning documents.

Full implementation of the land uses described in the specific plan will require additional
approvals:

= Approval of project development agreements between the project proponent and the
City of Dixon;

s Final Subdivision Map approval for the major parcels into which the plan area is to

be subdivided;

Approval of tentative and final maps for individual projects;

Building permits for all structures within the plan area;

Grading permits to allowing grading of the project site; and

Potential requirements for U.S. Army Corps of Engineers permits under Section 404

of the Clean Water Act.

2.7 AGENCIES THAT WILL USE THE EIR

The City of Dixon Community Development Department is the lead agency responsible for
management, preparation, review and approval of this EIR, as defined in Section 15051(b) of
the State CEQA Guidelines. The City of Dixon will have discretionary authority over
primary project approvals. Responsible agencies are public entities that have similar
discretionary authority through the environmental review process including, but not limited
to, the California Regional Water Quality Control Board (CRWQCB), U.S. Army Corps of
Engineers (COE), and the California Department of Fish and Game (CDFG). Table 2.7.1
shows the agencies affected by the project and the action or permit required.

CITY OF DIXON NORTHEAST QUADRANT SPECIFIC PLAN AUGUST17,1994
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TABLE 2.7.1
AFFECTED A GENCIES
ACTION OR PERMIT AGENCY
Approval of Project/Specific Plan City of Dixon
Certification of EIR City of Dixon
Adoption of Mitigation Monitoring Program City of Dixon
Detachment . Solano County LAFCo
Annexation Solano County LAFCo and City of Dixon
Environmental Clearance California Department of Fish and Game
(Section 1603 Agreement)
Environmental Clearance US. Army Corps of Engineers
(Section 404 Permit)
Waste Discharge Permit California Regional Water Quality Control Board
Air Quality Permit to Construct Yolo-Solano APCD
Air Quality Permit to Operate Yolo-Solano APCD
NPDES Permit USS. Environmental Protection Agency

2.8 THEEIR PROCESS

The City of Dixon is encouraging public review of the EIR through various means including
the notice of preparation (NOP) of an EIR and future public hearings before the planning
commission on the Draft and Final EIR and the city council on the Final EIR. The EIR will be
initially published as a Draft EIR, and made available to the public, responsible and trustee
agencies, and all other interested jurisdictions, agencies and organizations for review and
comment.

Written comments received on the Draft EIR will be reviewed, responded to, and
incorporated into a Final EIR. Public hearings will then be conducted by the Dixon City
Council on the Final EIR and the associated specific plan application.

2.9 MITIGATION MONITORING PROGRAM

Effective as of January 1, 1989, State of California Public Resources Code Section 21081.6
requires lead agencies to adopt reporting or monitoring programs to ensure implementation
of any mitigation measures outlined in an EIR. The proposed project shall comply with the
requirements of Public Resources Code Section 21081.6 and shall be subject to a mitigation
monitoring report in accordance with the City of Dixon CEQA procedures in effect at the
time of certification of the EIR.
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2.0 INTRODUCTION

The monitoring program shall include 1} a list of all mitigation, 2} a description of the
procedures to be followed and the reporting forms to be used, and 3) a discussion of
responsibility and authority and provisions for enforcement. A Draft Mitigation Monitoring
Program is included in Appendix D of the Draft EIR, and the Final Mitigation Monitoring
Program in its entirety will be included with the Final EIR.

2.10 KEY ASSUMPTIONS USED IN PREPARING THE EIR

= The 1993 Dixon General Plan and Environmental Assessment are incorporated by
reference.

= The time frame for implementing the NQSP is 2010 (20 years} as is the projected time
frame for the Dixon General Plan.

* A Program EIR is the appropriate type of EIR to prepare for the NQSP because the
specific plan provides policies, but is not at a construction level of detail.

* Future construction-level analysis associated with implementation of the NQSP will
require separate independent environmenta! assessment under CEQA.

* Where there is presently insufficient information to accurately predict the
significance of an impact, an assessment of "potentially significant” will be identified.

¢ Economical social effects are not required under CEQA (Section 15131) and were not
requested as part of the EIR's analysis.

® A Mitigation Monitoring Program will be adopted as part of the Final EIR (FEIR).

CITY OF DIXON NORTHEAST QUADRANT SPECIFIC PLAN AUcusT 17,1994
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3.0 PROJECT DESCRIPTION

3.1 PROJECT OVERVIEW

The Dixon Northeast Quadrant Specific Plan (NQSP) establishes a land use and circulation
plan, policies and guidelines for the ultimate development of 643 acres within the City of
Dixon. The specific plan defines the land use and development standards that will be
applied to the plan area upon annexation to the city and is intended to implement the
objectives and policies of the City of Dixon General Plan which projects growth through the
year 2010.

The NQSP policies add emphasis and detail to the City of Dixon General Plan policies and
establish policies applicable only to the plan area. All general plan policies applied 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 and the mitigation measures
identified in this EIR.

Several factors have resulted in the City of Dixon's decision to prepare the NQSP at this time.
The City has received three separate requests for annexation from properties within the plan
area. Further, a major commercial truck gas station has been proposed at the Pedrick
Road/I-80 interchange, which would create a commerdial node within the City's sphere of
influence but outside of the city litnits. The recently adopted Dixon General Plan designates
the NQSP area as an Employment Center (E) and Highway Commercial (HC), clearly
planning for this area to be developed. It was, therefore, concluded that the timing was
appropriate for developing specific planning standards to direct the future development of
this area.

3.2 PROJECT LOCATION

The proposed project is situated in the Central Valley region of Northern California,
approximately 25 miles west of Sacramento and 65 miles east of San Francisco, as shown on
Figure 3.2.1. The proposed NQSP project site encompasses 643 acres of unincorporated land
generally located north of Travis Air Force Base, south of the City of Davis and Yolo County,
east of the City of Vacaville and the Vaca Mountains, and west of the City of Sacramento and
the Yolo Bypass. Specifically, the site is situated north of Vaughn Road, south of Interstate
80, east of North First Street, and west of Pedrick Road adjacent to the Dixon city limits in
unincorporated Solano County (See Figure 3.2.2).

Land uses in the vicinity of, and surrounding the project site include a combination of
agricnltural, industrial, commercial, and residential uses. Uses occupying the 643-acre site
include a livestock auction facility, Christmas tree farm (vacant), a trucking and maintenance
operation, industrial fabrication/storage facility, and eleven residential structures.

The remainder of the site is currently in agricultural production and is intensively cultivated
to grow orchard, field, and row crops.

Regional access to the project site is provided via Interstate 80 with interchanges located on
both North First Street and Pedrick Road. Local access to the project site is provided via
North First Street, Vaughn Road, and Pedrick Road. The Southern Pacific Railroad (SPRR)
diagonally intersects the southeast comer of the property. Figure 3.2.3 is an aerial
photograph of the area showing the project site, I-80, and the Southern Pacific Railroad

(SPRR) right-of-way. -

CITy OF DIXON NORTHEAST QUADRANT SPECIFIC PLAN ' AucusT 17, 1994
DRAFTEIR 31



it

PR

3.0 PROJECT DESCRIPTION

FIGURE 3.2.1
REGIONAL LOCATION
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FIGURE 3.2.2
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3.0 PROJECT DESCRIPTION

3.3 REGIONAL SETTING

The project is located in a relatively flat portion of the Great Central Valley between the Vaca
Mountains to the west and the Sierra Nevada's to the east. The area in the vicinity of the
project site consists of relatively flat land occupying elevations ranging from 50 - 75 feet
above mean sea Jevel (AMSL). On-site slopes averages approximately 0.1 to 1 percent.

The project site is underlain by deeply deposited continental sediments formed within the
last 38 million years. Towards the city of Davis to the east, these sediments measure up to
2,800 feet, whereas towards the city of Vacaville, the thickness measures around 1,200 feet. -

The area generally consists of relatively level, mostly well drained soils deposited on alluvial
fans and are generally classified as loam with differing percentages of silts and clays. In
terms of agricultural productivity, approximately seventy five percent of the site (483 acres) is
Class I soil and the balance, (approximately 160 acres) is Class I soil .

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

Existing on-site vegetation and wildlife is primarily defined by the agricultural uses typical of
this portion of the Central Valley. Present vegetation habitats found in the area are
dominated by various types of agricultural uses including hay fields, orchards, row crops
and livestock pastures as well as freshwater marshland. Prior to the establishment of
intensive agriculture uses, the project site was dominated by native perennial grasses such as
Stipa grass generally categorized within the California Prairie association. Fremont
cottonwood (Populus fremontii) may have occurred on-site in a widely dispersed pattern as
typical of the few remaining undisturbed native vegetation stands in the Central Valley.

The project site is highly visible along I-80, Pedrick Road, and North First Street, because of
the flat topography and lack of major stands of trees. Three noise-generating sources in the
immediate site vicinity include: 1) Interstate 80 to the northwest; 2) the SPRR tracks to the
southeast, and 3) Highway 113 (North First Street) to the west. Although high levels of noise
are a potential constraint for most types of land uses, proposed land uses {commercial,
offices, and industrial) are generally less noise sensitive.

3.4 PROJECT HISTORY

The project site has historically been the subject of extensive agricultural operations. More
recently, three separate requests for annexation have been received by the Gity of Dixon for
properties within the project site. As each of the requests involved similar circumstances in
terms of current use and site conditions, the city determined that a specific plan
encompassing all of the separate annexation proposals would be beneficial and would avoid
considerable redundancy in processing separate proposals while affording a more
comprehensive analysis of the entire area. Consequently, this Program EIR is intended to
review the potential annexation of the proposed project and provide analysis of the possible
environmental effects resulting from the urban conversion of land uses within the area.
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3.5 PROJECT OBJECTIVES

For purposes of preparing an EIR, the project is often defined by the objectives the project
intends to achieve. Objectives are useful not only to help the reader better understand the
Project, but to also ensure that proposed mitigation measures are compatible with the needs
of the project and that the project alternatives evaluated in the EIR are realistic and can
achieve the desired goals. :

Specific objectives have been established for the proposed project. The NQSP establishes a
land use and circulation plan, and policies and guidelines for the ultimate development of
643 acres within the City of Dixon. The specific plan defines the land uses and development
standards that would be applied to the project site upon annexation to the city and is
intended to implement the objectives and policies of the City of Dixon General Plan. More

specifically, the project objectives are as follows:

to provide the City of Dixon with a major employment center;

to provide shopping and services for city residents and travelers on I-80;

to establish a gateway statement for the City of Dixon;

to provide for efficient vehicular circulation and facilitate and encourage pedestrian

and alternative transportation choices;

* to provide for potential linkage with future commuter/passenger rail transportation
serving the City of Dixon;

* to integrate proposed drainage corridors, landscape frontage treatments, a pedestrian
promenade, and agricultural buffers as parts of an open space system;

* to create short-term and long-term construction related and long-term employment
opportunities; and

¢ to ensure that future urban development associated with the proposed commercial

truck gas station is appropriately planned and integrated with the City of Dixon's

infrastructure and services.

3.6 PROJECT CHARACTERISTICS

e & @& @

The study area encompasses a total of 643 acres allocated to commercial, business-
professional, industrial and ancillary uses. The acreage allocated to each land use
designation is summarized in Table 3.6.1 and shown on Figure 3.6.1.

TABLE 3.6.1
LAND USE SUMMARY
LAND USES AND ZONING DESIGNATIONS ACRES
Highway Commerdal - (HC) 1422
Community Commercial - (CC) 51.9
Professional and Administrative Office - (PAO) 1054
Light Industrial - (PT) 2144
Major Roads, Drainage Easements, and Open Space 129.1
TOTAL | 613.0
CITY OF DIXON NORTHEAST QUADRANT SPECIFIC PLAN AUGUST 17, 1994
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3.0 PROJECT DESCRIPTION

Land Use Acrgage
HC (Highway Comm.) 1422
CC (Community Comm.) 819
O (Prof/Admin. Offices) 1054
Pi (Ught Industrial) 2144
F (Landscape Buffer) 11.0
Sie o
F (Agricultural Butfer) 20.0

“Total
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FIGURE 3.6.1
LAND USE PLAN
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3.0 PROJECT DESCRIPTION

The NQSP provides a more detailed breakdown of the current General Plan land use
classification of Employment Center (E). The specific plan proposes a mix of commercial,
industrial, and business-professional land uses which include highway commercial,
community commercial, light industrial, and professional and administrative office uses. The
primary function of the land uses are to provide a variety of employment opportunities and
to provide a retail and service center for the residents of the city of Dixon, the employees in
the area, and travelers on I-80. The primary land uses incorporate and are defined by
landscape buffers, agricultural buffers, pedestrianways, and storm detention and drainage
corridors.

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 image of the specific plan is expressed
in the types and character of land uses, landscaping, and building designs.

LAND USE CLASSIFICATIONS

The following is a surnmary of land uses wathin the NQSP. These basic land use districts
may be combined in the Planned Development (P-D) zoning district, if so desired by the City
of Dixon, to allow greater discretion on the design of individual projects.

HIGHWAY COMMERCIAL (HC) -

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 freeway users. Permitted uses would be consistent with provisions
and requirements described in the Highway Commercial (CH) District section of the Dixon
Zoning Ordinance (Section 12.10). Permitted 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.

Highway Commercial sites are proposed to be located adjacent to the east and west sides of
the south side of the Pedrick Road/I-80 interchange and on the east side of the North First
Street/I-80 interchange. The three sites total approximately 142 acres. These sites afford a
high level of visibility and direct vehicular access from I-80.

COMMUNITY COMMERCIAL (CC)

Commurity Commercial (CC) designated land use, defined by the Dixon General Plan Land
Use Element, provides retail and services for city residents and employees in the area. Uses
would be consistent with provisions and requirements as described in the Neighborhood
Commercial (CN) District section of the Dixon Zoning Ordinance (Section 12.08). Typical
uses include, but are not limited to, banks, office and business machine stores, art and hobby
stores, bakeries, and gift shops.

An approximately 39-acre commercial shopping center site is located in the southwest corner
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.

CITY OF DIXON NORTHEAST (QUADRANT SPECTFIC PLAN AUGUST 17, 1994
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An approximately 13-acre Community Commercial (CC) site would also be located in the
southeast corner of the project site near the Vaughn/Pedrick Road intersection. This site will
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 Iocated adjacent to the SPRR rail line which
would be an excellent Jocation for a future rail transit station.

PROFESSIONAL AND ADMINISTRATIVE OFFICEQ)

Business-professional, administrative office, and mixed office uses are consistent with
provisions of the Professional and Administrative Office (PAO) district in the Dixon Zoning
Ordinance (Section 12.07). 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 also permits limited amounts of service
commercial and retal activities provided for the convenience of employees within the area.

The specific plan provides approximately 105 acres of business-professional land use along
the frontage of Interstate 80. The site is an excellent opportunity for office park type uses
serving businesses desiring high visibility sites. The business-professional land uses will be
combined in a Planned Development (P-D) 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 {PD)

Light Industrial (PI) uses provided for in the NQSP are consistent with provisions of the
Light Industrial (ML) district in the Dixon Zoning Ordinance, (Section 12.13) Permitted uses
may include, but are not limited to, specialized light 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 i
structures. Convenience-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.

A total of 214.4 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 a continuity with the contiguous existing and proposed industrial
land uses south of Vaughn Road.

OFENSPACE(F) -

Open space is an integral part of the project that helps to define and complement the other
land uses. The open space will include drainageways, recreation facilities, pedestrian
corridors, setbacks from major roads, aesthetic amenities, buffers against active agricultural
areas; and preservation and enhancement of natural features. In most instances the open
space corridor is intended to serve several purposes simultaneously. For example, open
space corridors typically would provide pedestrian walkways, an informal jogging path, a
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3.0 PROJECT DESCRIPTION

pathway for open drainage swales that are landscaped as a visual amenity, and a site for
cleansing urban run-off before being discharged to a natural water course.

It is intended that the open space areas be incorporated in the individual site development
plans where applicable and made continuous 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. Open space accounts for
approximately 129 acres of the plan area.

INTENSITY OF DEVELOPMENT AND EMPLOYMENT POTENTIAL

The proposed land uses are expected to provide a substantial employment base. It is
estimated that all uses would provide a total of approximately 11,000 jobs in a variety of
industries. Table 3.6.2 summarizes the employment potential by land use based on an
assumption that the uses would employ between 13 and 34 employees per acre. These are
averages that may be exceeded in some instances.

Most land uses would have a floor area ratio (FAR) of between 0.3 to 0.6 to allow for two-
story buildings covering thirty percent of the site. Land uses may be combined, at the
discretion of the city, in a P-D zone, which would affect land use floor area ratios.

TABLE 3.6.2
EMPLOYMENT PROJECTIONS
PROJECTED
EMPLOYEES NUMBER
LAND USE : - NET ACRES PER ACRE OF EMPLOYEES
Highway Commercial 142.2 25 3,555
Community Commercial 519 25 1298
Subtotal 1941 4,853
Professional and Administrative 1054 34 3,583
Office '
Light Industrial 214.4 13 2787
Subtotal 319.8 6,370
TOTAL 5139 11,223
CIRCULATION

The circulation system in the NQSP area is intended to provide a range of transportation
options for the safe and efficient movement of people and materials. The circulation system
includes provisions for transit (including local and regional bus links, and rail transit), public
streets, pedestrian paths, shuttle system routes, bikeways and parking lots. Convenient
pedestrian connections through-out the project site is a primary circulation objective of the
project.

ROADS

The NQSP area is served by a network of streets organized according to function and size.
Streets are sized to accommodate the intensity of land uses they serve. North First Street,
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Vaughn Road and Pedrick Road are city-wide roads which connect the plan area to the city
and regional transportation network. An internal road system provides access throughout
the specific plan area. For purposes of this EIR, the major arterial roads within the NQSP are
defined as Arterial B, Mistler Drive and Professional Drive, Secondary roads are Commercial
Drive and North Fitzgerald Drive.

PEDESTRIAN PATHWAYS

Pedestrian pathways will set back from the curb along all of the major public streets in the
NQSP area. The pedestrian system is linked to the various land use categories within the site.
Arterial B and North Fitzgerald also provide for Class I bicycle lanes set back from the curb
on both sides of the street.

BUS SERVICE

Dixon is currently served by two public transit systems. CITYLink provides interdity bus
service between the cities of Fairfield, Vacaville, Dixon and Davis. Connecting public transit
service is available in Fairfield t» the Bay Area and in Davis, connecting service is also
available into Sacramento. Dixon Readi-Ride provides regularly scheduled fixed route
service. The Readi-Ride system would be expanded to the specific plan area as demand for
these services occurs and funds are: available as determined by the city. Bus turnouts would
be provided as determined by the City of Dixon Public Works Department to accommodate
future needs.

RAIL SERVICE

The City of Dixon is currently studying siting options for a commuter/passenger rail station
within the city. There are many good reasons for locating the station within the NQSP area
including ample parking areas, nasy vehicular access, as well as serving a significant
employment center. A rail connection between Sacramento and the NQSP area would
provide a logical linkage within the region. Preliminary discussions with city staff have
indicated that a station could be accommodated within or near the project site. Until a final
decision is made, this document presumes that land use organization should accommodate
the possibility of rail connection including right-of-way and station locations. The rail station
adjoining the NQSP area would be of significant benefit to adjacent land uses as well.
Setbacks at the intersection of Vaughn and Pedrick could accommodate a spur track rail line.
The right-of-way would be preserved in accordance with the provisions of future specific

plan development agreements.
PARK AND RIDE LOTS

The specific plan has designated park and ride facilities locations within the specific plan area
to accommodate commuter car pooling. Park and ride facilities would be located in the
principal employment hubs. The park and ride lots would typically include approximately
25 to 50 spaces incorporated in the parking for a commercial, business-professional usage.
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