
           Agenda Item No.9C 
           February 28, 2012 

 
TO: Honorable Mayor and City Council 
 Attention:  Laura C. Kuhn, City Manager  
 
FROM: Maureen T. Carson, Community Development Director 
 
SUBJECT: STATUS REPORT ON THE BRIGHTON LANDING SPECIFIC PLAN AND 

DEVELOPMENT PROJECT AND REQUEST FOR DIRECTION REGARDING 
PROCESSING OF PROJECT APPLICATIONS 

 
BACKGROUND: 
 
This report is intended to provide an update on the processing of the Brighton Landing Specific 
Plan development project and to seek City Council direction regarding the coordination of this 
project with the City’s ongoing General Plan Update and other major development related 
workplan projects. The Planning Commission received an update on the project at their 
February 21, 2012 meeting; that report is attached (Attachment A). 
 
On May 25, 2010, the City Council approved a request from Brighton Landing Vacaville, LLC to 
allow applications for General Plan Amendment and development applications to be processed 
in a concurrent but separate process during the City’s Comprehensive General Plan Update 
process.  On September 14, 2010, the City Council authorized the Director of Community 
Development to enter into a Memorandum of Understanding (MOU) with the applicants, setting 
forth understandings related to the project’s benefits. The MOU is attached (Attachment B). A 
primary consideration in the MOU is for the Brighton Landing project to maintain a separate and 
concurrent processing path with the City’s General Plan Update process with the City Council’s 
action on the development applications no later than March 2013, following adoption of the new 
General Plan.  The intent was to allow Brighton Landing to proceed in a manner such that 
overall land use decisions and the environmental review for the General Plan Update would 
occur first. The MOU requires that City staff check in with the City Council on the project status 
should the General Plan Update schedule potentially impact the feasibility of a decision on the 
Brighton Landing project entitlements by March 2013. 
 
The project includes a Development Agreement, General Plan Amendment, Specific Plan, Zone 
Change, Tentative Map, and Planned Development.  The 769-unit single-family residential 
project site is approximately 211 acres, located at the southeast corner of Leisure Town Road 
and Elmira Road.  The proposal also includes an approximately 50 acre site for a future Catholic 
High School, a site for a public elementary school, a neighborhood park, and pedestrian/bike 
trails connecting neighborhoods within the project.  Additionally, the applicants propose to 
provide the City with a site west of the City along Cherry Glen Road upon which the City could 
use to construct a regional detention basin once funding has been secured for this purpose.  
These two items, the detention basin site and the Catholic high school, were major 
considerations for the City Council in allowing the project to move forward during the General 
Plan Update. 
 
STATUS OF THE PROJECT REVIEW: 
 
The City and its environmental consultant began preparing the project Environmental Impact 
Report (EIR) in early 2011.  The MOU requires that the project be revised as required to be 
consistent with the General Plan Update.  In December 2011, the City Council selected a 
Preferred Land Use Alternative (PLUA) for the General Plan Update.  The applicants revised 
their land use plan to match the PLUA and the EIR is now being completed based on that 



revised plan.  The EIR will analyze the project’s compatibility with both the PLUA and with the 
existing General Plan. 
 
The MOU acknowledges a commitment by the City to expeditiously process the development 
applications and a commitment by the applicant to provide necessary information and materials 
for the project review.  The project is now in a position where the Brighton Landing application 
processing could proceed independently of the General Plan Update, since the project is 
consistent with the selected PLUA and since the EIR will analyze the project’s compatibility with 
both the PLUA and the existing General Plan.   
 
Allowing the project processing to potentially reach public hearings and final City Council action 
prior to the adoption of a new General Plan is therefore a feasible option for the City at this 
point. However, this situation would also require some additional City effort to negotiate 
changes to the existing agreements for provision of water for growth east of Leisure Town Road 
with the Solano Irrigation District.  Rather than one amendment to the existing agreement with 
SID, if the Brighton Landing project moved ahead of the General Plan Update there would also 
need to be a separate project specific amendment to the existing Master Water Agreement for 
Brighton Landing.  Other policy matters may also require additional negotiation between the City 
and other agencies such as policy for agricultural buffers between City and unincorporated 
lands, policy related to master planning the schools for the entire east of Leisure Town growth 
area, and coordination for provision of adequate park lands in the new growth areas.  For 
example, the Brighton Landing project includes both a public school site and a neighborhood 
park site.  As the City finalizes the draft of the General Plan Update policies for development in 
new growth areas, the Brighton Landing project will need to demonstrate compatibility with 
those anticipated policies if it proceeds in advance of the final General Plan Update. 
 
As mentioned above, the developer proposes as a part of the project to donate land to the City 
for a future regional stormwater detention basin along Laguna Creek.  This future facility will 
help alleviate downstream flooding on Alamo Creek.  The acquisition of the site is highly 
desirable and is an important part of the City’s long-term plans for flood mitigation, however, the 
design, permitting, and construction of the facility cannot commence in the foreseeable future 
due to a lack of local and grant funding.    
 
MAJOR WORKPLAN PRIORITIES AND STAFFING CONSIDERATIONS: 
 
The City Council has previously identified five major development-related workplan priorities, 
which require staffing commitments from Community Development as well as significant staffing 
resources from several other departments including Public Works, Utilities, City Attorney and 
Community Services.  The General Plan Update has remained the top priority, followed by 
Brighton Landing, North Village and Vanden Meadows. The North Village and Brighton Landing 
projects are providing supplemental funding for Community Development staff.  Lagoon Valley 
has a dedicated contract planner paid for by the developer and at this time that project is not 
placing significant demands on other staff. The Vanden Meadows project has reached a major 
milestone with the closing of the comment period for the EIR and staff now dedicating time 
towards the project entitlements; public hearings on this project could occur late Spring/early 
summer.  The General Plan Update is at a major milestone, with staff now reviewing an 
administrative draft of the Draft Plan. 
 
With the decreased staffing resource in Community Development and other departments, it is 
necessary at this time to identify which of these major workplan projects should have the 
highest priorities because they can no longer receive the necessary concurrent attention by staff 
in the various departments.  If the Council would like Brighton Landing to be on track per the 
schedule in the MOU and is comfortable with the project moving forward with public hearings 
prior to adoption of the new General Plan, it is suggested that the General Plan Update 
schedule be extended to allow for adoption in Spring 2013.  Provided that the General Plan 



consultant’s work is completed by June 2013 and staff for the General Plan Update can divert 
some time to other funded priorities, the General Plan cost would not increase. An advantage is 
that this would allow the General Plan Update Steering Committee additional time to review the 
Draft General Plan policies.  This would also allow for some staffing flexibility to dedicate staff 
time to Brighton Landing, North Village and Vanden Meadows.  However, it must be noted that 
there would be additional staff time required, primarily in the Utilities Department, to negotiate 
two versus one amendment to the Master Water Agreement.  City and SID staff will be meeting 
in the next few weeks to determine the scope of the amendment.  Because this would be an 
additional and unfunded task, the developer has agreed to be responsible for this additional 
cost. 
 
FISCAL IMPACT: 
 
The EIR and staff time associated with the preparation and review of the EIR and associated 
entitlements will continue to be funded by the developers.  Because the developer will fund the 
costs to prepare a separate amendment to the Master Water Agreement, there is no impact to 
the General Fund. 
 
RECOMMENDATION: 

 
By simple motion, direct staff to continue processing the Brighton Landing development project 
applications, including allowing for separate processing from the General Plan Update and 
extend the General Plan Update schedule to Spring 2013 in order to accommodate 
development-related major workplan items. 

 
ATTACHMENTS: 
 
A. February 21, 2012 Planning Commission Staff Report including Location Map and 

Conceptual Plan 
B.   Memorandum of Understanding (MOU) 



ATTACHMENT A 
 

PLANNING COMMISSION STAFF REPORT 
 

FEBRUARY 21, 2012 
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CITY OF VACAVILLE PLANNING COMMISSION Agenda Item No. G.1 
STAFF REPORT                                                                                  February 21, 2012 

     
Staff Contact: 

        Fred Buderi 
(707) 449-5307 

 
 
TITLE: BRIGHTON LANDING SPECIFIC PLAN & DEVELOPMENT 

PROJECT 
 
PURPOSE: INFORMATIONAL REPORT ON THE STATUS OF THE 

SPECIFIC PLAN AND ENVIRONMENTAL IMPACT REPORT 
(EIR) 

 
RECOMMENDED ACTION: NO ACTION IS REQUIRED. 
 
 
 
BACKGROUND   
 
On May 10, 2010, the City Council initiated a General Plan Amendment for the Brighton Landing 
project at the southeast corner of Leisure Town Road and Elmira Road.  The City Council 
directed staff to negotiate a Memorandum of Understanding (MOU) with the developer and 
return to the Council for action.  On September 14, 2010, the City Council adopted an MOU 
allowing the developer to proceed with a General Plan Amendment request for the project.  The 
MOU required the applicant to provide a 50 acre site for a private high school and to provide a 
site for the future construction of a regional detention basin facility west of the City.  The City 
Council also directed that the project may be modified during the planning process to ensure its 
consistency with the preferred land use alternative for the City’s General Plan Update.   
 
PROJECT DESCRIPTION 
 
The property owner, Brighton Landing-Vacaville LLC, is represented by applicant Sares-Regis. 
The  applicant requests approval of a General Plan Amendment, Specific Plan, Rezoning, 
Tentative Subdivision Map, Planned Development and Development Agreement for an 
approximately 230 acre area on the east side of Leisure Town Road at Elmira Road. The project 
includes the construction of 769 single family homes on lots of varying sizes.  Approximately 90 
percent of the units are moderate-density (5 – 8 units/acre) and 10 percent are low-density (3 – 
5 units/acre).   
 
The project site plan also includes 50 acres for construction of a proposed private high school 
and reserves eleven acres for a public elementary school.  There is a 6-acre neighborhood park 
proposed near the center of the project area, adjacent to the public school site.  A 500-foot wide 
agricultural buffer extends along the east edge of the site, partially on the property and partially 
on the adjacent parcels to the east (185 feet on-site & 315 feet on adjacent lands) underneath 
the existing PG&E power lines. This buffer would separate proposed new homes from existing 
or future agricultural uses to the east, as required by City and Solano Irrigation District policies.  
Additionally, the project design includes three miles of bike and pedestrian paths, one major and 
two minor collector roads, and a series of residential streets.  
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CONSISTENCY WITH PREFERRED LAND USE ALTERNATIVE  
 
The MOU requires that the developer consult carefully with the City regarding the Preferred 
Land Use Alternative being prepared for the General Plan Update.  The developer has revised 
the latest project design to match the land uses identified on the Preferred Land Use Alternative 
selected for the General Plan Update by the City Council in December 2011. 
 
PROJECT PLANNING & DESIGN COMMENTS 
 
The project has been planned to be consistent with the Preferred Land Use Alternative for the 
General Plan Update and has incorporated revisions during the planning process for the East of 
Leisure Town Growth Area.  Specific areas of discussion to advise the Planning Commission 
prior to release of the environmental studies for the project include: 
 
Elimination of Multi-Family Development Site:  The original project design included a 180-unit 
apartment site along Leisure Town Road.  The preferred land use alternative for the General 
Plan Update eliminated high-density residential sites from this portion of the East of Leisure 
Town Growth Area.  The Brighton Landing Specific Plan has therefore been revised by the 
applicants to replace the high-density site with Low-Medium density single family development.  
There is no high-density residential land use proposed in the Specific Plan. 
 
Proposing a Phasing Plan:  The original submittal for the Specific Plan did not include a 
proposed phasing plan for the project. The applicants have revised the Specific Plan to include 
a phasing diagram (attached) indicating which neighborhoods would be expected to develop 
first.  The City’s comments on the Specific Plan will include identifying which infrastructure 
requirements would be established for each phase.  For example, the first neighborhoods are 
proposed to be constructed along Elmira Road toward the east end of the site.  For public safety 
purposes, secondary access to the first neighborhoods will be required in some form, so that 
these units do not rely on only one access point to the City prior to full build-out of the Plan. 
 
Buffer from Adjacent Open Lands:  The project has always included an agricultural buffer along 
the east edge of the site.  The proposed buffer is consistent with the PLUA.  However, the 
project layout has also been modified to address the exposure of the southern side of the 
project to open lands until such time as development would occur there as well.  To accomplish 
this additional buffer, the developer has designed the project to place streets and trail rights-of-
way along the entire southern edge of the project.  This arrangement accomplishes a major 
public safety priority of not placing residential property lines directly adjacent to open lands that 
could be a fire hazard and by not creating isolated bike trail areas that cannot be easily 
observed from public streets and private homes.   
 
Revisions to Street Patterns:   The street layout has been altered to avoid providing easy short-
cuts through future residential neighborhoods.  
 
Addition of Traffic-Slowing Features in Neighborhood Streets:  Several neighborhood streets 
include lengthy, straight segments, which could encourage higher traffic speeds.  The Specific 
Plan proposes the use of traffic circles on the main route near the school site to slow traffic 
speeds.  On other longer streets, the project design has included narrowed sections to slow 
traffic passing through the neighborhood.  City staff continues to review the design of traffic-
slowing design features to ensure that the devices used will also be compatible with emergency 
access needs. 
 
Pedestrian Enhancements to Project Layout:  The revised design designates one residential 
street connecting the school site to the trail on the east side of the project to include a wider 
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parkway strip adjacent to the curb in order to provide for prominent street trees along this 
walkway.  Additional streets may be recommended to receive this type of design treatment as a 
way of promoting an improved pedestrian environment and the project designers have 
preliminary designs that may provide for use of this treatment throughout the project.  The plans 
provide for several pass-through trails that allow pedestrians to have a shorter walking distance 
between homes and major destinations within the plan area such as the schools or park.  Staff 
will recommend additional pedestrian connections to ensure safe and convenient access 
throughout the plan, in order to avoid requiring pedestrians to walk in longer, circuitous routes. 
 
Park / School Boundary Line Adjustments:  The developer and the Community Services 
Department staff have identified a way to ensure that adequate acreage and dimension is 
provided to the park site to allow all necessary recreational features such as play fields to fit on 
the site, while still providing the minimum acreage requested by the school district. 
 
ENVIRONMENTAL REVIEW – EIR REQUIRED  
 
An Environmental Impact Report (EIR) is being prepared for the project.  The EIR will analyze 
potential impacts on Aesthetics; Air Quality and Greenhouse Gas Emissions; Agricultural 
Resources; Biological Resources; Cultural Resources; Geology and Soils; Hazards and 
Hazardous Materials; Hydrology and Water Quality; Land Use; Noise; Population and Housing; 
Pubic Services, Utilities, Recreation; and Transportation and Circulation.  Additionally, the Draft 
EIR will consider cumulative impacts of the project combined with other approved and proposed 
projects, including both the existing and the proposed general plan land use diagrams.   
 
A Notice of Preparation for the EIR was issued in February 2011.  The notice provided a 30-day 
comment period during which all interested persons and agencies were invited to provide 
comments on the appropriate scope of analysis for the EIR.  The comment letters received from 
that notice are attached to this report for the Planning Commission’s information.  The issues 
raised in these comments will be addressed in the Draft EIR. 
 
The Draft EIR will be issued for a 45-day public review period, currently planned for summer 
2012.  Public notice of the release of the Draft EIR will be provided at that time. 
 
NEXT STEPS 
 
While the preparation of the EIR is underway, City staff will be focusing on analysis of the 
project, negotiating the terms of the Development Agreement and meeting with SID to discuss 
the process for amendment to the City-SID Master Water Agreement. 
 
In addition, at their February 28 meeting, the City Council will consider provisions related to the 
MOU.  Specifically, now that the Council has made a decision regarding a Preferred Land Use 
Alternative for the General Plan Update, the Council will be asked to consider options for 
allowing the Brighton Landing project to move through the entitlement process and public 
hearings prior to adoption of a new General Plan. 
 
RECOMMENDATION 
 
This is an informational item; no action is required at this time. The Planning Commission 
meeting will provide an opportunity for any interested persons to make comments on the project 
plans.  The Planning Commission may also provide comments to staff regarding any concerns 
to address prior to completion of the environmental studies. 
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ATTACHMENTS: A – Project Location Map 
   B – Proposed Site Plan 
   C – Proposed Phasing Diagram 
   D -  Preferred Land Use Alternative, General Plan Update 
   E -  Project Detail Sheets  













ATTACHMENT B 
 

BRIGHTON LANDING 
 

MEMORANDUM OF UNDERSTANDING 
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