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Downtown Vacaville Town Square

1 Introduction

1.1 Purpose of the Opportunity Hill Master Plan and 
Design Guidelines

The Opportunity Hill Master Plan and Design Guidelines (Master Plan) sets 
the vision and action strategies for the revitalization of the East Main Street 
and Bush Street areas (the Opportunity Hill area). The collective work of the 
City of Vacaville (City), business owners, and active citizens of Vacaville 
has made the downtown area what it is today—a successful and vital 
center for Vacaville. As part of the ongoing revitalization of downtown 
Vacaville, the City of Vacaville Redevelopment Agency (Redevelopment 
Agency) has strategically assembled two opportunity sites just east of the 
historic Main Street district to target for new mixed-use infi ll development 
and revitalize the eastern part of the downtown area.  The two sites, known 
as the Opportunity Hill project and Depot Street project, are planned for 
a mix of new residential, offi ce, commercial, and entertainment uses (see 
Figure 1-2, “Project Context Map”).

As in many other cities, regional and commercial centers located in the 
suburban locations and along freeways compete for the downtown area’s 
retail businesses. However, downtown areas provide a different kind of 
shopping experience than suburban and highway commercial centers 
by attracting visitors to their fi ne restaurants, specialty shops and services, 
cultural amenities, and entertainment venues. 

This Master Plan builds on the plans, traditions, and collective energy that 
have boosted the vitality of downtown Vacaville and serves as a blueprint 
for the Opportunity Hill area. The Master Plan provides a guiding framework 
and specifi c action-oriented steps for the continued revitalization of the 
downtown area.

Opportunity Hill ProjectOpportunity Hill Project

Depot Street ProjectDepot Street Project

Opportunity Hill Area Opportunity Hill Area 
(East Downtown Area)(East Downtown Area)
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1.2 Project Context

REGIONAL CONTEXT

The City of Vacaville is located in north, central Solano County, along 
Interstate routes 80 (I-80) and 505 (I-505), between Sacramento and San 
Francisco (see Figure 1-1, “City and Regional Context Map”). Vacaville is 
approximately 27 square miles in size and is bordered by rolling hillsides, 
fruit orchards, and fertile farmland. The City’s proximity to major highways 
provides easy local and regional access to the downtown area.

Vacaville has one of the largest shopping districts in the region including 
the commercial centers along I-80 and the Vacaville Premium Outlets.  It is 
home to several successful biotechnology companies—Genentech, Alza, 
and Novartis. Vacaville is also centrally located for day trips to destinations 
such as Lake Tahoe, the Napa and Sonoma Valleys, San Francisco, and the 
beaches of Northern California. Affordable housing, quality schools, and 
a wide array of youth activities and community events make Vacaville a 
family-friendly destination and a desirable place to live. 

HISTORIC CONTEXT

The area now encompassed by the City of Vacaville was originally 
settled as farm land and was one of several land grants presented by 
the Mexican government to Juan Felipe Peña and Manuel Cabeza 
Vaca in 1841. In 1851, William McDaniel purchased one square mile of 
land from Manuel Vaca to create the township of Vacaville. The City of 
Vacaville was incorporated in 1892 and quickly evolved to become an 
agricultural producer of fruit and nut products shipped throughout the 
nation. Vacaville also served as a roadside stop on the major highway to 
Sacramento and was known for the Nut Tree restaurant, which catered to 
travelers journeying between the San Francisco Bay Area, the Sacramento 
Valley, and Lake Tahoe.  

Vacaville’s greatest rate of growth occurred between 1960 and 1990, 
partly due to the expansion of the Basic Vegetable Products Company, 
the construction of Travis Air Force Base, and the construction of the 
California Medical Facility and California State Prison. Although the Basic 
Vegetables site and the Nut Tree Restaurant have since closed, Vacaville 
today has a more diversifi ed economy than ever and is one of the fastest 
growing areas in the nation.

LOCAL CONTEXT AND EXISTING CHARACTER

Vacaville is easily accessed from the I-80 freeway gateways at Monte Vista 
Avenue, Mason Street, and Davis Street. The downtown area is defi ned 
by Monte Vista Avenue on the north, I-80 on the south, Depot Street on 
the east, and West Street on the west. The Main Street Historic District is 
a fi ve-square-block area of downtown Vacaville lining Main Street and 
Merchant Street. The Opportunity Hill area is located downtown, east of 
the Main Street Historic District, and is defi ned in this Master Plan as the 
area bounded by the Old Town Hall near Davis Street on the west, Depot 
Street on the east, Monte Vista Avenue on the north, and Mason Street in 
the south (see Figure 1-2, “Project Context Map”).  

Although new commercial centers have developed around the highways 
outside downtown Vacaville, much of the original character of the 
downtown area has been preserved. Old Vacaville still feels and looks 
like a small town and residents take pride in the character, the family-
friendly destinations, entertainment, and numerous community events 
that downtown Vacaville has to offer. 

The Town Square, framed by offi ces 
and restaurants, serves as a central 
gathering place for the community

Old Town Vacaville today, with new 
and old buildings juxtaposed, still feels 
and looks like a small town

Historic context: Vacaville’s Downtown 
Main Street, circa 1880–1900                 
(Source: Images of America—Vacaville, 
by Jerry Bowen)
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Figure 1-1: City and Regional Context Map
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The Redevelopment Agency’s Contribution to Downtown Improvements

The Opportunity Hill project is one of several action plans and projects 
identifi ed by the Redevelopment Agency (Agency) in its Downtown Area 
Economic Development Strategy. Downtown Vacaville is located in the 
Vacaville Community Redevelopment Area. This redevelopment area 
includes the historic downtown area and Opportunity Hill; it also includes 
the areas extending from the Putah South Canal and I-80 on the west to 
Browns Valley Road and East Monte Vista Avenue on the east, and to 
Vaca Valley Parkway on the north (see Figure 1-3, “Redevelopment Area 
Map”). In 1982, when the Redevelopment Agency was formed, downtown 
Vacaville was described as “a classic redevelopment area, characterized 
by older housing stock, a distressed downtown area, vacant parcels, 
deteriorating trailer parks along former U.S. Highway 40 (now Monte Vista 
Avenue), and an underutilized vegetable dehydrating plant.” 

Since its formation 25 years ago, the Redevelopment Agency has 
actively invested in revitalizing downtown Vacaville and has brought a 
new renaissance to the downtown area. Many successful downtown 
area projects have been realized due to these efforts including: the 
completion of the Town Square, development of the Ulatis Creekwalk, 
and improvements to Andrews Park with the addition of a playground 
and the Georgie Duke Sports Center, to support outdoor community 
events and entertainment. Other successful projects include funding for 
streetscape, public art, and infrastructure improvements, increases to the 
number of parking spaces in the downtown area, and the formation of 
the Downtown Vacaville Business Improvement District (DVBID) in 1999. 

Figure 1-3: Redevelopment Area Map

x

Opportunity Hill AreaOpportunity Hill Area
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1.3 Master Plan Organization

This Master Plan is organized into the following six chapters:

• Chapter 1, “Introduction,” describes the purpose and organization 
of the Master Plan; the regional, historic, and local context; and 
summarizes the planning process for the Opportunity Hill area. 

• Chapter 2, “Existing Conditions, Assets, Opportunities, and 
Challenges,” summarizes the existing site conditions and identifi es 
the key opportunities and challenges for Opportunity Hill.

• Chapter 3, “Vision,” presents the community vision for downtown 
Vacaville, as described by participants in the planning process, 
and summarizes these concepts as a series of goals. 

• Chapter 4, “Strategy for Downtown Development,” presents the 
strategic framework for revitalization efforts in the Opportunity 
Hill area. The strategic framework highlights the major land uses 
that will continue to build on the success of downtown Vacaville. 
This chapter introduces the opportunity projects anticipated to 
have the most signifi cant impact on transforming the character 
of the east downtown area. Supporting strategies that assist in the 
development of the primary land uses and opportunity projects 
are also presented.

• Chapter 5, “Implementation,” summarizes recommendations for 
realizing the goals and strategies described in the Master Plan. 
This chapter is organized into discussions of top-priority actions 
and potential fi nancing tools. 

• Chapter 6, “Design Guidelines,” provides direction on the quality 
of development desired for the Opportunity Hill area.

1.4 Planning Process

The initial planning process for the Opportunity Hill area was led by the 
Redevelopment Agency who conducted community meetings to gather 
input on the vision, issues, and opportunities for Opportunity Hill. EDAW was 
hired by the Agency to assist with an additional public outreach meeting 
and the development of the Opportunity Hill Master Plan and Design 
Guidelines. Preparation of the Master Plan was coordinated with water 
infrastructure studies prepared by Nolte Associates and sewer infrastructure 
studies conducted by West Yost Associates. One of the key objectives of 
the planning process was to facilitate community consensus on a shared 
vision for the Opportunity Hill area and to determine the steps needed 
to transform Opportunity Hill into a vibrant, mixed-use area of downtown 
Vacaville. The planning process used to develop the Master Plan is briefl y 
presented in the phases described below.

• Phase 1: Project Initiation and Existing Conditions Analysis 

This phase involved a site visit; an analysis of existing site conditions, 
including the streetscape pattern and urban form; a review of 
relevant planning policies and documents; and the preparation 
of project base maps. It also included several meetings with the 
City’s project team and a meeting with the DVBID to understand 
local concerns and visions for the downtown area. 
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A public visioning workshop was held 
on September 10, 2007 to confi rm the 
community's vision for the downtown 
area

• Phase 2: Testing of Site Development Scenarios

Three different land use scenarios, based on different housing and 
circulation confi gurations, were developed for the two project 
sites to test the development potential of each site.  

• Phase 3: Downtown Visioning Meeting and Site Analysis

EDAW and the Redevelopment Agency co-facilitated a public 
visioning workshop on September 10, 2007. The purpose of the 
workshop was to confi rm the community’s vision for downtown 
Vacaville. Building and site design options and place-making 
elements were presented to the public. The community members 
who were in attendance at the community meeting expressed 
an overwhelming preference to develop housing and mixed uses,  
bring more cultural arts and entertainment facilities downtown, 
and to make the downtown area more pedestrian- and bicycle-
friendly.

• Phase 4: Prioritization of Development Strategies

This phase focused on identifying fundamental design concepts 
and economic development strategies for the Opportunity Hill 
area. A concept diagram was created to highlight key sites for 
opportunity projects and to identify concepts for organizing the 
sites.  

After the community meeting, the site scenarios were reviewed 
by a panel of developers experienced in mixed-use development 
in the Sacramento and Bay Area markets. In addition, a pro forma 
analysis was performed for each site scenario to evaluate the 
impact of different land use combinations and parking strategies 
on land values. 

• Phase 5: Opportunity Hill Master Plan and Design Guidelines

The last phase of the project consisted of refi ning the strategies 
and graphic illustrations for the Opportunity Hill area to convey the 
preferred concepts which are summarized in the Master Plan. 
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2 Existing Conditions, Assets, 
Opportunities, and Challenges

Downtown Vacaville is already a popular and vibrant community 
destination, as exemplifi ed by the well-attended events held regularly 
in Andrews Park and the success of the downtown area businesses. 
This chapter of the Master Plan describes the existing conditions, assets, 
opportunities, and challenges for the Opportunity Hill area.  

2.1 Existing Conditions

Information on existing land uses, pedestrian circulation, parking and 
traffi c, and infrastructure conditions in the Opportunity Hill area were 
studied or surveyed and are briefl y presented in this section.

Land Uses

• Existing Land Uses

Existing land uses in the Opportunity Hill area are commercial uses 
(auto parts and service shops, an antique shop, a deli, and a thrift 
store); service uses (a bank, auto insurance offi ce, real estate 
offi ce, and other offi ce uses); industrial uses (a steel fabrication 
shop and glass shop); public/institutional uses (religious uses, 
a gymnasium, a homeless facility, and the Vacaville Heritage 
Council and Solano County Genealogical Society, both of  which 
currently occupy the Old Town Hall). Refer to Figure 2-1, “Existing 
Land Uses.”  

• General Plan Designations

General Plan land use designations for the Opportunity Hill area in 
the Vacaville General Plan are represented in Figure 2-2, “General 
Plan Map.” The General Plan designates the Opportunity Hill area 
as General Commercial, in a large area that includes portions 
of the Depot Street site north of Ulatis Creek; Urban High Density, 
on the Depot Street site north of School Street; Public Park and 
Open Space, at Andrews Park and in the portion of Opportunity 
Hill occupied by Ulatis Creek; and School, on the parcels north 
of School Street (currently occupied by the Vacaville School 
District). 

• Zoning Designations

Zoning designations for the Opportunity Hill area (see Figure 
2-3, “Zoning Map”) are Downtown Commercial (CD), General 
Commercial (CG), and Community Facilities (CF). The Opportunity 
Hill area is also located within the Residential Urban High Density 
Overlay, which allows development of residential units in the 
downtown area at a density of up to 36 dwelling units per acre 
(du/ac). 

Pedestrian Circulation

The pedestrian circulation study for the Opportunity Hill area 
(see Figure 2-4, “Pedestrian Circulation”) located sidewalks and 
pedestrian paths, identifi ed where they did not exist, and identifi ed 
the main traffi c intersections shared by traffi c and pedestrians. 
Sidewalks proved to be continuous in this area, except at vacant 
parcels along Wilson Street and Bush Street.   

The Ulatis Creekwalk trail, a unique 
pedestrian circulation feature in 
Downtown Vacaville 

View of the School Street site

Opportunity House homeless facility

Auto body shop adjacent to the New 
Hope Christian Fellowship church
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Traffi c and Parking Analysis

• Traffi c Analysis

Data for peak-hour intersection traffi c, between 4:00-6:00 p.m., 
was collected for the Opportunity Hill area. The busiest traffi c 
intersections occur at the main freeway approaches into the 
downtown area—Monte Vista Avenue and Depot Street, Depot 
Street and Mason Street, and Monte Vista Avenue and Dobbins 
Avenue—and at the approaches into the Historic District from 
eastbound Main Street and northbound Davis Street.

• Parking Analysis

On-street parking and surface parking lots are located in various 
areas of downtown Vacaville. Currently, on-street parking is 
available in the Opportunity Hill area but no surface parking 
lots exist. Additional parking will be needed to serve future, new 
development in the Opportunity Hill area.

Infrastructure Analysis

The existing capacity for the Opportunity Hill area for water and wastewater 
services at General Plan buildout was analyzed. 

• Analysis of Water Service

The Opportunity Hill Water System Analysis—Phase 1 study, 
prepared by Nolte Associates (October 2007), found existing 
water mains on East Main Street, Catherine Street, Mason Street, 
Davis Street, McClellan Street, and Bush Street. In general, the 
Opportunity Hill area is served with water mains that are 12-inch 
diameter and smaller including 4-inch and 8-inch water mains on 
Wilson Street, Catherine Street, McClellan Street, and Bush Street. 
The existing water system is illustrated in Figure 2-5, “Existing Water 
System.” The existing 4-inch and 8-inch water mains are insuffi cient 
to provide adequate fi re fl ow at General Plan buildout.

• Analysis of Wastewater Service

The baseline conditions of the wastewater system in the Opportunity 
Hill area was analyzed by West Yost Associates in November 2007. 
The study evaluated sewer service that will accomodate General 
Plan buildout and also the physcial condition of the collection 
mains that have substandard diameters (less than 8 inches). The 
study found that the baseline conditions could be served by 
existing collection mains, however, two sewer segments, segments 
5 and 6 (see Figure 2-6, “Sewer Study Map”), were recommended 
for replacement because they were in poor physical condition 
and had substandard diameters.

Diagonal parking on Main Street

The approach to Main Street heading 
north from Davis Street 
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Figure 2-5: Existing Water System



OPPORTUNITY HILL MASTER PLAN AND DESIGN GUIDELINES2-8

Chapter 2 / Existing Conditions, Assets, Opportunities, and Challenges

Fig
ur

e 
2-

6:
 S

ew
er

 S
tu

dy
 M

ap

8"SS 8"SS
C

18
C

27

C1
5

C
14

C
17

C
16 S
W

45

C
56

C
24

C25
C

28
C

29

C
26

C23

C
19

C
22

C
20

S
W

48

S
W

47
S

W
46

B
E

A
R

D
 C

T.

VALLEY DRIVE G
A

R
D

E
N

 C
IR

C
LE

E
L 

C
E

R
R

IT
O

 W
A

Y

BEARD STREET

S
IL

V
E

Y
 A

C
R

E
S

 D
R

.

E
LM

IR
A

R
O

AD

BEARD ST.

GARDEN C

C
LI

FF
S

ID
E

 D
R

IV
E

H
UM

E
W

AY

DAVIS STREET

HIC
KO

RY
LN

.

P
E

C
A

N

O
LI

V
E

M
cN

IG
H

T 
LN

.

M
A

S
O

N
 S

T.

DEPOTST.

C
A

TH
E

R
IN

E
 S

T.

E
AS

T 
M

A
IN

 S
T.

B
U

S
H

 S
T.

S
C

H
O

O
L

ST
.

U
LA

TI
S

 C
R

E
E

K

A
N

D
R

E
W

S
 P

A
R

K

BERNARD

DOBBINS

M
A

S
O

N
 S

T.

DAVIS ST.

ELIZABETH

BOYD ST.

S
TE

V
E

N
S

O
N

 S
T.

ALLEY A

ALLEY B

ALLEY C

MERCHANTST.

M
A

IN
 S

T.

K
E

N
D

A
L

E
. M

O
N

TE
 V

IS
TA

 A
V

E
.

McCLELLANST.

DEPOTST.

B
O

O
S

TE
R

P
U

M
P

McCLELLANST.

SE
G

M
EN

T 
5

C
O

N
D

IT
IO

N
:

R
E

P
LA

C
E

M
E

N
T

R
E

C
O

M
M

E
N

D
E

D

SE
G

M
EN

T 
4

C
O

N
D

IT
IO

N
:

A
C

C
E

P
TA

B
LE

SE
G

M
EN

T 
6

C
O

N
D

IT
IO

N
:

R
E

P
LA

C
E

M
E

N
T

R
E

C
O

M
M

E
N

D
E

D

SE
G

M
EN

T 
2

C
O

N
D

IT
IO

N
:

A
C

C
E

P
TA

B
LE

SE
G

M
EN

T 
3

C
O

N
D

IT
IO

N
:

A
C

C
E

P
TA

B
LE

SE
G

M
EN

T 
1

C
A

P
A

C
IT

Y
:

A
C

C
E

P
TA

B
LE

8"SS

8"
S

S

8"SS

6"SS

6"
S

S

10"SS

2-
4"

S
S

27
"S

S

8"
AB

S
SS

8"
SS

8"ABSSS

8"ABSSS

8"
A

B
S

S
S

8"SS

6"
S

S6"
S

S

8"SS

6"SS

8"SS

8"SS

8"
S

S
8"

SS
6"

SS

8"
V.

C.
P.

SS
8"

S
S

8"
S

S

8"
S

S
8"

S
S

8"SS

10
"S

S

8"
S

S

10"SS

6"SS

6"SS

12
"S

S

21
"S

S

6"
S

S
8"

S
S

6"SS

6"SS

8"
S

S

6"SS

21
"S

S

21"SS15
"S

S

21"SS

15"SS

6"S
S

6"
S

S
6"

S
S

21
"S

S

6"
S

S

6"
S

S12"SS

30
"S

S

8"
S

S

8"SS

8"SS

30
"S

S15
"S

S

10"SS

15"SS

6"
S

S

6"SS

27
"S

S 8"
SS

6"
S

S

21"SS

8"
S

S
8"

S
S

6
S

6
S

S
6"

S
S

6"
S

S

6"
S

S
6"

S
S

8"
S

S

4"
S

S

8"SS

6"
SS

8"SS

10
"S

S

LE
G

EN
D

FI
G

U
R

E 
1

C
ity

 o
f V

ac
av

ille
O

pp
or

tu
ni

ty
 H

ill
 D

ev
el

op
m

en
t

S
ew

er
 C

ap
ac

ity
 E

va
lu

at
io

n

S
EW

ER
 S

TU
D

Y
 M

AP

N
O

TE
S

1.
 B

A
SE

 M
AP

PI
N

G
 P

R
O

VI
D

E
D

 B
Y

 T
H

E
 C

IT
Y 

O
F 

V
AC

AV
IL

L

S
EW

ER
 C

O
LL

E
C

TI
O

N
 M

A
IN

 W
IT

H
 F

LO
W

D
IR

E
C

TI
O

N
 A

N
D

 D
IA

M
ET

ER
 (I

N
.)

LU
Z 

B
O

U
N

D
A

R
Y

 A
N

D
 N

AM
E

S
EG

M
E

N
T 

1 
C

O
LL

E
C

TI
O

N
 M

AI
N

TR
IB

U
TA

R
Y 

AR
EA

TR
IB

U
TA

R
Y

 A
R

E
A

 O
F 

TH
E 

C
O

LL
EC

TI
O

N
M

A
IN

S
 S

E
R

V
IN

G
 T

H
E 

PR
O

JE
C

T 
AR

EA
(A

P
PR

O
X

IM
AT

E)

P
R

O
JE

C
T 

A
R

E
A

 B
O

U
N

D
AR

Y

C
O

LL
E

C
TI

O
N

 M
A

IN
 S

EG
M

EN
T 

AS
SE

SS
E

FO
R

 C
AP

AC
IT

Y 
LI

M
IT

A
TI

O
N

S

C
O

LL
E

C
TI

O
N

 M
A

IN
 S

EG
M

E
N

T 
IN

S
PE

C
T E

B
Y

 C
C

TV

C
198"

SS



OPPORTUNITY HILL MASTER PLAN AND DESIGN GUIDELINES 2-9

Chapter 2 / Existing Conditions, Assets, Opportunities, and Challenges

Preservation of the variety of historic 
structures in the downtown is a priority 
for residents and business owners 

A new public library located adjacent 
to the Town Square and Andrews Park 
serves as a community amenity

2.2 Assets and Opportunities

Downtown Vacaville possesses many existing assets that will be instrumental 
in shaping its future. These assets are described below (see Figure 2-7, 
“Opportunities and Constraints Diagram”).

• Historic Amenities

In 1984, the Main Street Vacaville Historic District (Historic District) 
was established to help stimulate economic activity and growth 
in the area while preserving the unique variety of structures in the 
downtown area. Buildings in the Historic District were constructed 
between 1890 and 1935. The historic landmarks and structures in 
the Historic District make the community a unique location to live, 
work, and play. Local residents and business owners take pride in 
preserving the old-town character of the downtown area.   

• Public Amenities

The newly completed Town Square, the Ulatis Creekwalk, and 
Andrews Park, all within walking distance of each other, serve 
as downtown hubs for community activities and gatherings. 
The downtown area is also supported by a library, senior center, 
gymnasium, museum, and art gallery. 

• Pedestrian-Scale Urban Form

The pedestrian-scale, tree-lined streets, and compact 
development pattern create a pleasant and comfortable 
ambiance for Downtown Vacaville. Generous sidewalks, quaint 
alleyways, a sense of enclosure created by the rhythm of two- and 
three-story buildings, street trees, street furniture, and public art 
along Main Street contribute to the pedestrian-friendly character 
of the downtown.

• Retail Commercial, and Entertainment Hub

One of the strengths of downtown Vacaville lies in the synergy 
and variety of community, retail, business, recreational, and 
entertainment uses. Specialty retail shops and many different 
restaurants line Main Street. These one-of-a-kind retail and 
entertainment establishments distinguish the downtown area 
from other suburban retail centers.

• Scenic Views 

 The scenic views surrounding the downtown area are another key 
asset. Downtown Vacaville is well located for views to the hills, 
Andrews Park, Ulatis Creek, and the Historic District. The Opportunity 
Hill project benefi ts from its raised topographic location and 
proximity to many of the downtown area’s amenities, allowing 
the opportunity to take advantage of these scenic views. 

• Committed Leadership and Diverse and Engaged Community

Downtown Vacaville also benefi ts from the dedicated work and 
leadership of the City, the DVBID, and the active involvement of 
the local community—all committed to ensuring the continued 
success of the downtown area. The support, enthusiasm, and 
stewardship of the community will be instrumental in ensuring the 
implementation of the Opportunity Hill Master Plan and Design 
Guidelines.
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2.3 Challenges and Opportunities

While downtown Vacaville has many positive attributes, it also has room to 
develop and improve (refer to Figure 2-7, “Opportunities and Constraints 
Diagram”). Some of the challenges of the downtown area are described 
below.

• Development at the Periphery

Residential development in the outlying suburbs and the 
growth of new commercial developments along arterial streets 
and freeways such as I-80 can be competition for downtown 
businesses. These developments attract new and returning visitors 
to the regional shopping hubs. The opportunity exists to also 
draw these visitors to the unique retail shops and entertainment 
functions in the downtown area.

• Specialty Retail

Retail, especially specialty retail, is encouraged in downtown 
Vacaville. Specialty retail or one-of-a-kind uses contribute to the 
unique shopping experience of the downtown area; therefore, 
development of such uses as infi ll within existing vacant spaces is 
encouraged.  Extending specialty retail uses into the Opportunity 
Hill area should also be considered.    

• Offi ce Uses and Jobs

A specifi c goal expressed by the Redevelopment Agency is 
to attract higher paying offi ce jobs to ensure the continued 
revitalization and growth of the downtown area. Offi ce uses and 
new employment can bring more patrons to the downtown area 
and can serve as a catalyst for other supporting uses, including 
retail and service uses.

• Housing Opportunities 

The community expressed an overwhelming interest in the 
development of new housing, especially condominiums 
and smaller ownership units. The Opportunity Hill projects are 
underutilized and are prime locations for the development of 
housing downtown. Bringing new residents into the Opportunity 
Hill area can bring a permanent population of patrons to the 
downtown shops, restaurants, and businesses.

• Affordable Housing Opportunities

Community members expressed concerns regarding the need 
to provide affordable housing in the downtown area. Affordable 
housing will provide fair opportunities for residents of all income 
levels to live in the downtown and ensures that housing is made 
available for retail workers, active adults, and persons with 
disabilities. 

Boutiques, cafes, restaurants, and 
speciality retail uses in historic buildings 
create a unique shopping and living 
experience in downtown Vacaville
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• Permanent Entertainment and Restaurant Uses

A goal of the Redevelopment Agency, echoed during community 
meetings and developer interviews, is to facilitate more 
entertainment and restaurant uses downtown to further promote 
the area as a community and visitor destination. 

• Parking

Parking presents a special challenge to the community. An 
inventory of parking does exist, however, parking can be a 
challenge during special events and peak fl ows of activity. 
Downtown merchants have expressed concerns that convenient 
parking is needed in the downtown to vie with suburban locations 
that have abundant and convenient parking. The community has 
also expressed concerns regarding providing adequate parking 
for new development in the Opportunity Hill area.  

There is a need to ensure adequate parking for future development 
in the Opportunity Hill area and to conveniently accommodate 
the special events in the downtown. Parking solutions will need 
to balance these concerns against the goal to promote higher 
density infi ll development and the preservation of the character 
of the downtown area. The creation of too much parking will 
detract from the special character of the downtown landscape.  

• Traffi c Noise

Traffi c noise may also present a challenge to developing attractive 
residential developments in downtown Vacaville, especially if 
buildings and development sites are not carefully designed to 
address noise issues caused by traffi c from major arterial streets 
such as Depot Street and Mason Street.

• Signage and Wayfi nding

Currently it is diffi cult to fi nd downtown Vacaville unless one is 
familiar with the City and the local street pattern. A successful and 
well-designed signage and wayfi nding program will help visitors 
fi nd the downtown area and inform them when they have arrived. 
Signs should attract and help direct visitors from the freeway, to 
the main arterial streets, to the Downtown, and  then to fi nd the 
main commercial streets, stores, and parking areas they seek. 

Freeway Signage: Signs along I-80 identifying the historic 
downtown main street are small and few. Once the signs are 
noticed, travelers can easily miss the freeway exits and may have 
diffi culty fi nding the downtown area. 

Downtown Signage: The downtown arch on Davis Street is 
particularly effective as a landmark. However, signage at most 
other primary entries into the downtown area (from Mason Street, 
Depot Street, Monte Vista Avenue, Cernon Street, and Parker 
Street) are obscure and need to be more visibly marked.

More restaurant establishments such 
as the Creekside Bar and Grill support 
the role of the downtown area as an 
entertainment destination

On-street angled parking provided 
along Main Street help establish 
the streetscape character of the 
downtown area and slow traffi c

Entry monumentation along Davis 
Street marks the entrance into the 
Vacaville downtown district
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A mix of uses along the street 
promotes an active pedestrian realm

.

Tree-lined streets with well-defi ned 
sidewalks support pedestrian activity

.

A variety of transportation options 
allow access to the downtown area 
without relying on an automobile

Local paths and the Creekwalk trail 
promote a healthy connection to the 
outdoors

3 Vision
3.1 Vision for the Opportunity Hill Downtown Area

The collective work and vision of the City of Vacaville, business owners, 
residents, and active citizens have made downtown Vacaville what it is 
today and will continue to shape its future development. The vision for 
the Opportunity Hill area builds on the plans, traditions, and energy that 
have boosted the vitality of the downtown area.  The vision statement 
adopted by the Redevelopment Agency in its Downtown Area Economic 
Development Strategy (1991) states:

Downtown Vacaville is to serve the residents of the Vacaville 
community, the surrounding areas and visitors as an economically 
viable commercial, institutional, retail and entertainment district 
in a physical setting that captures and portrays the early heritage 
of Vacaville along with the atmosphere of a commercially 
successful “Hometown USA.” 

During the public visioning workshop for the Opportunity Hill area 
conducted by the Redevelopment Agency and EDAW on September 
10, 2007, residents, local business owners, and civic offi cials shared their 
hopes for the future of this community. The following vision statements 
summarize what was heard during the workshop. The Opportunity Hill area 
is envisioned as a place that:

• Continues the success of the downtown area as the historical, 
commercial, and cultural heart of the City. Downtown Vacaville 
is active in the day and evening with a wealth of cultural and 
entertainment activities including live performances, movies, 
street fairs, restaurants, and cafes.

• Has a mix of uses (residential, retail, and offi ce uses) that contribute 
to the activity and vitality of Downtown Vacaville as a place to 
live, work, and play. New mixed-use housing in the downtown area 
attract a diverse community of professionals, families, and active 
adults. Housing is affordable and allows residents of all backgrounds 
and income levels opportunities to live in the downtown area.

• Features a variety of transportation opportunities that encourage 
residents to leave their cars at home. Attractive tree-lined streets, 
well-defi ned sidewalks, angled parking, and traffi c calming 
design encourages the community to walk, bike, and spend time 
outdoors. Trail linkages to Andrews Park and the Ulatis Creekwalk 
promote access to nearby open space for residents of all ages.

• Includes a comprehensive and unique signage and wayfi nding 
system that identifi es Downtown Vacaville and makes the 
downtown area easy to navigate.

• Encourages the development of public art to promote the civic 
presence of Downtown Vacaville.

• Supports civic participation in the community’s planning process. 
People living and working in Downtown Vacaville take pride in 
their community and invest in its continued success. 
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The following objectives support the vision expressed by the Vacaville 
community. These objectives provide the guiding framework and are 
associated with a number of strategies and implementation actions, as 
described in Chapter 4, “Strategy for Downtown Development,” and 
Chapter 5, “Implementation.”   
Objective 1:  Provide Design Guidelines and Standards for Opportunity Hill

  Support development in the Opportunity Hill area while 
maintaining downtown Vacaville’s historic character.  

Objective 2:  Improve Parking

  Ensure adequate and convenient parking for new uses that 
is easily accessible, highly visible, and that supports a sense 
of personal security and safety.

Objective 3:  Investigate Additional Resources to Provide Mixed-Use 
Development Incentives 

  Investigate resources to facilitate attracting new mixed-
use development that promotes the economic viability of 
the downtown with new jobs and offi ce, entertainment, 
and retail businesses by providing economic incentives for 
reinvestment.

Objective 4:  Initiate Changes to the Legal Framework (City General Plan 
and Zoning Amendments)

  Allow an increased density of up to 65 du/ac in the 
Opportunity Hill area, compared with the up to 36 du/ac 
currently allowed by the City in the downtown area.

Objective 5: Improve Linkages and Connections

  Promote linkages for effi cient automobile, bus, bicycle, and 
pedestrian circulation in the downtown area.  

Objective 6:  Complete Infrastructure Improvements

  Complete studies and improvements to the Opportunity 
Hill area infrastructure systems to adequately serve the full 
buildout of the Opportunity Hill area, consistent with the 
zoning change recommendations of this Master Plan. 

Objective 7:  Improve Signage and Wayfi nding

  Improve signage and wayfi nding into and around the 
downtown area.

Objective 8:  Provide Affordable Housing 

  Provide opportunities for new high-density affordable 
housing within the downtown area. 
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View of the Opportunity Hill Area

Downtown Vacaville with Andrews Park and Ulatis Creek
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4 Strategy for Downtown Development
4.1 Strategic Framework

This section describes the strategic framework guiding the redevelopment 
of the Opportunity Hill area. The revitalization of the Opportunity Hill 
area will require a series of progressive, concentrated, and well-defi ned 
strategies that build on one another to support change in the downtown 
area. The strategic framework is the “big picture” vision to support a 
comprehensive strategy of programs, policies, and improvements for 
downtown development that is intended to be versatile to respond to 
changes in market conditions, retail demand, and community needs. 

To create this strategic framework, the Opportunity Hill area’s economic, 
social, and physical development opportunities and constraints were 
assessed in the context of the overall function of downtown Vacaville. The 
strategic framework defi nes these actions in three different components 
that together help structure and prioritize the actions required to ensure 
the implementation of the Master Plan.

• Primary land uses—the land uses most important to achieving the 
vision and goals for the Opportunity Hill and downtown area (see 
Section 4.3, “Primary Land Uses”). The function of primary land 
uses is to defi ne the strategic role of downtown Vacaville in the 
community and the region. The primary land uses are those uses 
that work together to drive the economic, social, and cultural 
activities that help make downtown Vacaville a mixed-use, small-
town urban destination for shopping, living, and working. The 
strategies identifi ed by this Master Plan are potential actions the 
City may take to achieve the combination of unique land uses 
that support downtown Vacaville.  

• Opportunity projects—sites that can accommodate additional 
development in the immediate future within the primary land 
use categories (see Section 4.4). During the initial site analysis, a 
number of opportunity projects in the Opportunity Hill area were 
identifi ed as appropriate for redevelopment efforts. Two Agency-
owned sites—the Opportunity Hill site and the Depot Street 
site—were identifi ed as primary opportunity projects. In addition, 
three secondary opportunity projects were identifi ed—the School 
Street site, the Main and Wilson Streets site, and the Mason and 
Wilson Streets site. Opportunity projects are identifi ed in Figure 4-2, 
“Strategic Framework Concept Diagram,” and further described 
and analyzed in Section 4.4, “Opportunity Projects.” 

• Supporting strategies—actions that support the primary land 
uses and opportunity projects (see Section 4.5). The function of 
supporting strategies is to identify the additional programs and 
action steps to carry out the overall vision for downtown Vacaville. 
These supporting strategies and actions help ensure the success of 
the opportunity projects. Supporting strategies are composed of a 
range of policy considerations and design guidelines that support 
both the implementation of the immediate redevelopment 
project and the ongoing downtown revitalization efforts. 
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Figure 4-1: Strategic Framework Outline
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4.2 Strategic Framework Concept Diagram

The strategic framework concept diagram (Figure 4-2) graphically 
represents the strategic vision for Opportunity Hill. This framework diagram 
provides a conceptual depiction of future land uses in downtown 
Vacaville, building relationships to the street, major pedestrian connections, 
and desired streetscape relationships and character. The strategic 
framework concept diagram also emphasizes opportunities for principal 
transportation, pedestrian circulation, parking, signage, and open space 
networks that link the Opportunity Hill development sites to the surrounding 
downtown context.  

The strategic framework concept diagram serves as a visual blueprint or 
“road map” for improving Opportunity Hill and is not considered a legally 
binding entitlement to land use and development of sites in the project 
area. The strategic framework concept diagram illustrates the relationship 
of the Opportunity Hill project to the overall context of downtown Vacaville 
and suggests several strategic concepts, briefl y described in this section.

Districts

The downtown area can be described as one overall, interconnected 
district. The Opportunity Hill area is envisioned as an extension of the 
Historic District that extends east-west from Parker Street to Depot Street.

The downtown area is also related to and supported by the surrounding 
areas and districts: 

• thriving residential neighborhoods located west of Cernon Street;

• neighborhood centers including a Lucky supermarket northeast 
of the project area on Monte Vista Avenue; 

• a small residential district south of Mason Street between Davis 
Street and Parker Street that is gradually transitioning into a mixed-
use area, with small single-family homes being converted into 
professional offi ces, small specialty stores, and live/work homes 
for artists and crafts persons;

• the Brenden theater entertainment and retail district located 
immediately south of the downtown area on Davis Street; and  

• several larger offi ce buildings as well as the Hampton Inn Hotel 
located just south of the downtown area on Mason Street.  

Circulation

The circulation system consists of a street hierarchy that includes major 
arterial streets, collector streets, and local interior streets. The arterial 
and collector streets—Depot Street, Mason Street, Monte Vista Avenue, 
and Cernon Street—carry through traffi c to the periphery of the historic 
downtown area. Local interior streets are organized in a historic grid 
pattern; these slower, pedestrian-oriented streets provide access to the 
storefront shops while directing major through traffi c to arterial streets on 
the periphery. Convenient parking access is provided from the arterial 
streets to avoid burdening the main street with heavy traffi c.
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Mixed-Use Opportunities

A major concept for development in downtown Vacaville is to encourage 
higher intensity mixed-use infi ll development on opportunity project sites 
with housing, offi ce, and retail projects that support the role and function 
of the downtown area as a specialty shopping destination.  

Ground Floor Commercial Opportunities

Not all streets in downtown Vacaville need to include ground fl oor 
commercial uses. Such uses should be concentrated within the easily 
walkable retail core along Main Street, School Street, Merchant Street,  
Dobbins Avenue, and Parker Street. Shoppers typically will walk for only 
three or four blocks. The Main Street retail core should extend from Cernon 
Street and terminate at McClellan Street. Catherine Street, Bush Street, 
and portions of Kendal Street, Parker Street, and Cernon Street can support 
offi ces or residential frontages with front stoop and porch entries.

Pedestrian Connections

Pedestrian connections throughout the downtown area are intended to 
support and enhance the lifestyle of residents and downtown users.  Streets 
and sidewalks, plazas, parks, and small gathering places are intended to 
be comfortable, green places that support the pedestrian experience. 
Wide sidewalks allow outdoor dining and direct access to shop entries 
and storefronts along the central retail spine of Main Street and include 
streetscape amenities—street trees, seating, and lighting. 

Improvements to School Street are envisioned with the extension of the 
pedestrian plaza being east to McClellan Street. The Ulatis Creekwalk 
is also planned to extend east to McClellan Street and is envisioned to 
eventually extend and connect to the Citywide trail system across I-80. 

Parking Opportunities

The strategic framework concept diagram also provides recommendations 
on some, potential opportunity locations for parking structures in the 
downtown area that provide access from arterial and collector streets. 
Future parking structures should be designed with ground-fl oor retail 
uses, where appropriate, and provide districtwide parking in order to 
encourage higher intensity development in the downtown area. Parking 
locations should be easily accessible and include highly visible and well-
defi ned signage from the major arterial streets.

Gateway Features and Landmarks

The primary entries into the downtown area are opportunities to provide 
attractive downtown signage, wayfi nding information, or public art as 
gateway features or landmarks to enhance the visibility and identity of 
downtown Vacaville.

Mixed-use development with offi ce 
uses on the upper fl oors and cafes 
and restaurants on the ground fl oor 
frame the Town Square Plaza

Ground fl oor commercial uses with 
storefront facades and wide sidewalks 
contribute to the pedestrian ambiance 
of the downtown area

Future downtown parking structures 
should be designed with retail uses on 
the ground fl oor
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Figure 4-2: Strategic Framework Concept Diagram
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4.3 Primary Land Uses

Primary land uses are those uses that are most important for achieving the 
overall vision and goals for improving the Opportunity Hill area. These land 
uses are based on City and regionwide trends and the unique conditions 
in downtown Vacaville. These primary land uses are expected to have the 
greatest impact in redefi ning the role of downtown Vacaville in the City 
and the region. The following six primary land uses have been identifi ed.

Downtown housing1.  is increasingly in demand and supports a 
thriving City center environment. Housing in the downtown area 
helps to extend activity into the evenings and supports other retail 
uses, restaurants, and specialty stores with a local customer base.  
Downtown housing markets include active-adult baby boomers, 
young and older professionals without children, retirees, affordable 
housing, and artisans seeking live/work type housing in an active 
urban setting that is close to shopping, entertainment, and cultural 
events.

Restaurant and entertainment2.  uses are a key component of downtown 
Vacaville.  Adding new restaurant and entertainment uses promises 
to draw additional visitors and vitality to the area.  Restaurants, live 
theater, music, and arts venues will have a positive impact on the 
area, reinforcing downtown as a destination.  

Civic, cultural and recreational3.  activities attract a high number 
of visitors and provide possibilities for “trip-chaining” and multiple 
purchases in the downtown area. Downtown Vacaville serves a 
major role as the civic and cultural heart of the community.  Existing 
public plazas, the central park, the Ulatis Creekwalk, and sidewalk 
environment provide the setting for formal and informal gatherings, 
events, and ceremonies.  

Specialty retail4.  uses in the downtown area are distinct from “big-box” 
retail chain stores in large commercial centers along the freeways 
or neighborhood grocery shopping in suburban centers. Specialty 
retail activities support downtown Vacaville’s role as a shopping 
destination. The downtown area should continue to strengthen its 
position in the region as a destination for specialty shopping.   

Offi ce 5. uses, especially professional uses, employ a signifi cant number 
of people throughout the region and draw people to downtown 
Vacaville. Offi ce workers support local restaurants and retail stores 
at lunchtime and after work. In addition, offi ce visitors can easily fulfi ll 
their shopping needs downtown during business trips.  These offi ce 
uses help create a vibrant mixed-use center.

Heritage tourism6.  in downtown Vacaville is one of the best-kept 
secrets in the San Francisco Bay Area. Vacaville’s rich historical past 
and small-town, historic character contribute to its continued success 
in creating a specialty retail destination. Downtown Vacaville should 
continue to showcase its history through museums, historic walking 
tours, community events, and preservation of its architectural heritage.  
Downtown signage, marketing information, and promotional events 
should refl ect this rich heritage and encourage new visitors to explore 
the area’s unique assets. All new buildings in the downtown area 
should be designed to fi t with the historic character and contribute 
to the historic, pedestrian-scaled environment in the downtown.
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4.4 Opportunity Projects

This section describes the primary and secondary opportunity projects for 
the Opportunity Hill area. Two primary opportunity projects are studied in 
detail in this Master Plan: the Opportunity Hill project and the Depot Street 
project. These project sites were chosen for their strategic locations within 
the Opportunity Hill area and their potential role to serve as catalysts for 
additional new development and investment in downtown Vacaville. 

Three secondary opportunity projects have also been identifi ed in this 
Master Plan: the School Street project and two private development 
projects, the Mason and Wilson Streets site and the Main and Wilson Streets 
site (see Figure 4-2). The two private development sites are currently being 
considered by the City. The School Street site will issue development plans 
of its own. These secondary opportunity projects provide opportunities 
for redevelopment in the near term and should continue moving ahead 
through the development review process. These project designs must be 
consistent with the overall vision for the downtown and this Master Plan.  

Project Recommendations

A number of development scenarios were studied for the Agency-owned  
Opportunity Hill and Depot Street projects (see Section 4.4-2, “Opportunity 
Hill Project” and Section 4.4-3, “Depot Street Project”). Although the current 
residential market conditions in Vacaville favor the less dense townhome 
project scenarios, the goals and objectives of this Master Plan are best 
supported by the higher density project scenarios for the Opportunity Hill 
and Depot Street sites. 

The City may take several actions to help encourage higher density residential 
development in the Opportunity Hill area. Recommended strategic actions 
are described in Section 4.4-4, “Summary of Findings” and Section 4.5, 
“Supporting Strategies.” In addition, the Agency will utilize various methods 
available to solicit development proposals for the Opportunity Hill and 
Depot Street projects and/or portions of the projects that will support the 
goals and objectives of this Master Plan. The developer(s) and/or project(s) 
that provide the best quality development and fi t for the Opportunity Hill 
area, consistent with this Master Plan and any other City requirements and 
conditions will be analyzed.

4.4-1 FEASIBILITY ANALYSIS

A project feasibility analysis for the Opportunity Hill and Depot Street projects 
analyzed the three development scenarios created for each site. These land 
use scenarios represent a range of residential densities, commercial, and 
parking assumptions. The  parking ratio assumptions utilized for the analysis 
are lower than the City’s parking standards for residential uses of two spaces 
per unit for one and two bedroom units and two parking spaces for three 
or more bedroom units. The City’s parking standards were assumed for the 
commercial component of the analysis by using a combination of on-site 
and on-street parking spaces to meet this demand. The lower parking ratios 
utilized are strategies found in urban infi ll environments to achieve higher 
residential densities and encourage mixed-uses consistent with the vision 
of the Opportunity Hill Master Plan. A static pro forma evaluation of the 
scenarios on their returns at the fi rst year of full occupancy was analyzed. This 
methodology allows planners to test the ways that adjusting the sites’ zoning 
and development standards would affect underlying land values, assuming 
a reasonable developer profi t of 10% (The feasibility analysis assumes a 
developer profi t of 10% based on conversations with local developers. This 
is a relatively conservative estimate. A higher profi t threshold was used in 
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this analysis because higher density for-sale development in downtown 
Vacaville is untested). 

The development feasibility analysis makes assumptions about anticipated 
construction, legal, fi nancing, architecture and engineering costs; property taxes; 
government fees; and other overhead costs for developers. The assumptions 
about development costs are based on the experiences of developers actively 
building in Solano, Sacramento, and Yolo Counties. The cost data are also 
based on the 2007 R.S. Mean Square Foot Construction Costs Manual, which 
estimates construction costs by type and region. Beyond construction costs, 
prevailing fi nancing rates, property taxes, and estimated government fees were 
also determined by contacting local lenders, planners, and brokers.

The feasibility analysis also makes assumptions about development revenues. 
In general, it assumes above-average pricing for any residential and 
commercial project because of its proximity to downtown, Ulatis Creek, and 
available amenities. Leasing rates for such potential projects are relatively 
high compared to rates for other, more antiquated retail in downtown 
Vacaville. At the same time, assumptions about capitalization and vacancy 
rates are relatively conservative at 8% and 10%, respectively. Each of the 
scenarios assumes that the commercial component would operate under 
separate ownership as a commercial condominium with a homeowners’ 
association. The commercial condominium could either be sold by the 
developer or held as revenue property.   

Revenues from townhome and condominium sales for the Opportunity Hill 
and Depot Street projects are assumed to be well in excess of prevailing 
home prices for existing townhomes and condominiums. Existing townhomes 
and condominiums are older units and are not comparable in quality to new 
products expected in downtown Vacaville. The analysis assumes that new 
townhomes and condominiums would command a price premium because 
of their ideal downtown location with immediate access to entertainment, 
recreation, shopping, and services.

The analysis also assumes that 20% of new housing units would be sold to low- 
and moderate-income households. Half of these units, or 10% of the total 
units, would be sold to low-income households and the remainder would 
be sold to moderate-income households. Although assumptions were made 
for the purposes of the analysis, further Agency review will be needed on 
a project specifi c basis to determine if the number of affordable housing 
units is adequate to meet the requirements of State Redevelopment Law 
(the funding source utilized to acquire much of the land in the Opportunity 
Hill area). In many of the higher density scenarios, the calculated price of 
moderate-income affordable housing is only slightly lower than the market 
price. Reducing unit sizes only slightly would make many of the market-rate 
two-bedroom units affordable to moderate-income households. This would 
allow some units to be sold without resale restrictions or agency oversight.  

4.4-2 OPPORTUNITY HILL PROJECT

Overview

The Opportunity Hill project site, located at the northeast corner of Wilson 
Street and East Main Street, is owned by the Redevelopment Agency and is 
approximately 1.4 acres in size (see Figure 4-2). Three land use alternatives were 
prepared for the Opportunity Hill site, proposing different mixes of residential 
densities and including varied assumptions about commercial space. The 
Opportunity Hill site was evaluated using a mixed-use townhome scenario, 
a mixed-use condominium scenario, and a hybrid (mixed-use condominium 
and townhome) scenario. The development program for each scenario is 
shown on the following pages (refer also to Figures 4-3, 4-4, and 4-5).  
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Opportunity Hill Site Scenario 1:      
Mixed-Use Townhomes

Project Overview 

• Mixed-use housing and commercial 
development

• Parking for housing provided in 
individual garages, with some 
shared visitor parking on-site and 
additional parking available on the 
street

• A small amount of commercial 
space located along Main Street 
beneath the residential units

Development Program

Housing 

31 two-story townhome units           
(1,400 - 1,750 square feet)

Commercial

7,000 square feet of ground fl oor retail

Parking

62 on-site tuck under parking spaces

7 visitor parking spaces

30 on-street parking spaces

Figure 4-3: Plans and Renderings, Opportunity Hill Site Scenario 1
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Townhome Community Examples for 
the Opportunity Hill Site
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Opportunity Hill Site Scenario 2:    
Mixed-Use Condominiums/
Apartments

Project Overview 

• Mixed-use housing and commercial 
development

• Parking for housing provided in 
a podium structure under the 
residential units

• Commercial space provided along 
Main Street beneath the residential 
units

Development Program

Housing

91 apartment/condominium units  
(1,000 - 1,200 square feet)

Commercial

10,500 square feet of ground fl oor retail

Parking

150 on-site podium parking spaces

7 visitor parking spaces

30 on-street parking spaces 

Figure 4-4: Plans and Renderings, 
Opportunity Hill Site Scenario 2
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Examples of Apartments/
Condominiums with Podium Parking 
for the Opportunity Hill Site
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Opportunity Hill Site Scenario 3:    
Mixed-Use Condominiums/
Apartments/Townhomes

Project Overview 

• Mixed-use housing and commercial 
development

• Parking for housing provided in a 
podium structure under the residential 
units, with tuck-under parking for the 
townhomes

• Commercial space provided along 
Main Street beneath the residential 
units 

Development Program

Housing

9 studio units (800 square feet)

54 apartment/condominium units       
(800 - 1,200 square feet)

12 two-story townhome units          
(1,200 square feet)

Commercial

10,500 square feet of ground fl oor retail

Parking

120 on-site podium parking spaces

6 visitor parking spaces

30 on street parking spaces

Figure 4-5: Plans and Renderings, 
Opportunity Hill Site Scenario 3
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Conceptual Perspective Renderings 
of Opportunity Hill Site Scenario 3
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Development Feasibility
The mixed-use townhome scenario (Site Scenario 1; see Figure 4-3) would 
generate the highest return of the land use alternatives. Site Scenario 1 
would have an estimated development cost of approximately $12.8 
million and revenues of $14.9 million. The project would benefi t from lower 
construction costs and less expensive parking (i.e., tuck-under parking 
versus podium parking). 

The mixed-use condominium scenario (Site Scenario 2; see Figure 4-4) 
would be burdened by high podium parking costs, more expensive 
construction, and internal building circulation. This prototype shows 
projected development returns of only 2% of cost with no residual land 
values. 

The mixed-use townhome and condominium scenario (Site Scenario 3; 
see Figure 4-5) would generate slightly higher returns than Site Scenario 
2, estimated at 7% of total costs. If home prices increased by 5% above 
development costs, this scenario would be feasible.
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4.4-3 DEPOT STREET PROJECT

Overview
The Depot Street site, located on McClellan Street between Bush Street and 
the terminus of East Main Street, is mostly owned by the Redevelopment 
Agency and is approximately 2.2 acres in size (see Figure 4-2). Three land 
use scenarios were evaluated for the Depot Street site, proposing different 
mixes of residential densities and varied assumptions about commercial 
space. The Depot Street site was evaluated using a mixed-use townhome 
scenario, a mixed-use condominium scenario, and a mixed-use mansion 
home scenario. The program for each site scenario is shown on the 
following pages (refer also to Figures 4-6, 4-7, and 4-8). 
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Figure 4-6: Plans and Renderings for Depot Street Site Scenario 4

Depot Street Site Scenario 4:            
Townhomes and Live/Work

Project Overview 

• Mixed-use housing and commercial 
development

• Attached townhomes, live/work 
units

• Parking for housing tucked under 
the residential units

• Some commercial space located 
near the intersection of McClellan 
and School Streets

Development Program

Housing 

46 townhome units   
(1,200 - 1,600 square feet)

4 live/work units (1,375 square feet)

Commercial

7.300 square feet ground-fl oor retail 
3,500 square feet live/work commercial

Parking

100 on-site tuck-under parking spaces

2 visitor parking spaces

17 on-street parking spaces
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Townhome Community Examples for 
Depot Street Site
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Depot Street Site Scenario 5:           
Mixed-Use Condominiums/
Apartments

Project Overview 

• Mixed-use housing and 
commercial development

• Parking for housing provided in 
a podium structure under the 
residential units

• Some commercial space located 
along McClellan Street 

Development Program

Housing 

90 units apartments/condominiums       
(1,050 - 1,200 square feet)

COMMERCIAL

8,600 square feet of ground-fl oor 
retail

PARKING

163 on-site podium parking spaces

10 visitor parking spaces

17 on-street parking spaces

Figure 4-7: Plans and Renderings 
for Depot Street Site Scenario 5
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Podium Apartment/Condominium 
Examples for the Depot Street Site
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Figure 4-8: Plans and Renderings for Depot Street Site Scenario 6

Depot Street Site Scenario 6:        
Mansion Homes

Project Overview 

• Mixed-use housing and commercial 
development 

• Parking for housing tucked under 
the residential units

• A small amount of commercial 
space located along McClellan 
Street

Development Program

Housing 

28 units apartments/condominiums       
(900 - 1,400 square feet)

Commercial

8,500 square feet of ground-fl oor retail

Parking

56 tuck under parking spaces

14 visitor parking spaces

17 on street parking spaces
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Conceptual Perspective Renderings 
of Mansion Homes for the Depot 
Street Site

Example of a Mansion Home for the 
Depot Street Site
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Development Feasibility
The Depot Street site scenarios (Site Scenarios 4-6; see Figures 4-6, 4-7, 
and 4-8) generated results similar to those of the Opportunity Hill project. 
The lower density alternatives (see Site Scenarios 4 and 6) are viable 
under current market conditions. The two scenarios would have lower 
construction costs and parking scenarios, with projected returns on costs 
of 16% for Site Scenario 4 and 28% for Site Scenario 6.

4.4-4 SUMMARY OF FINDINGS

Although the current housing prices and construction costs in Vacaville 
favor medium-density townhomes in the downtown area, the City supports 
the development of higher density scenarios that inject more pedestrian 
and retail activity into the area. A higher density housing development 
component is also supported due to the use of Low Income Set Aside Funds 
for acquisition of many properties in the Opportunity Hill area.  The higher 
density will help ensure that the affordability requirements of these Set 
Aside Funds are met and/or the Fund is reimbursed. Under current market 
conditions, higher density mixed-use construction is not economically 
feasible because the higher construction costs cannot be offset by sale 
(or rental) prices. The high construction costs of podium parking can also 
contribute to the challenge of building a fi nancially feasible project. 

The higher density alternatives are preferred despite the underlying 
economics. Although the lower density alternatives are economically 
viable at this time, the Agency may choose to hold on to the properties 
until residential market conditions improve and home prices justify 
higher density construction. As an incentive for a developer to initiate 
a higher density alternative despite current market conditions, the City 
should consider changing the zoning for the project area to heights and 
densities beyond those suitable to current market conditions. Because 
redevelopment at the Opportunity Hill and Depot Street projects would be 
infi ll projects, the City may also consider allowing lower parking standards 
for smaller two-bedroom units, as recommended below.

Smaller Units and Lower Parking Standards
The City may consider lower parking standards that limit the number 
of podium parking spaces if a project with small unit sizes is proposed. 
Although the three development  scenarios used for the Opportunity Hill 
and Depot Street projects used a lower parking ratio assumption than the 
current City standard and used small unit sizes ranging between 800-1,200 
square feet for one, two and  three-bedroom condominium units, the 
mixed-use, high-density residential projects were challenged by the high 
construction costs of podium parking under the current market conditions. 
The high costs of podium parking can adversely affect the economic 
viability of a project. Smaller units often generate higher values on a 
per-square-foot basis and fulfi ll a need among empty-nester households 
and entry-level homebuyers. Smaller units would also be affordable to 
moderate-income households without requiring an additional housing 
subsidy. One-bedroom and two-bedroom units ranging from 650 to 1,050 
square feet would be marketable with a single designated parking space. 
Two and three bedroom units ranging from 1,050 to 1,200 square feet 
could be marketed with 1.5 parking spaces per unit. 

This lower parking ratio is generally acceptable because downtown-area 
residents may be singles or couples without children. The active-adult baby 
boomers are continuing to grow as a housing market throughout the United 
States. Smaller units in downtown Vacaville may also be suitable to buyers, 
both young and old, desiring a more urban and green lifestyle choice not 
offered in other housing locations in the community. Downtown housing 
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is close to services such as grocery shopping, restaurants, entertainment 
facilities, and transit, reducing the need for an additional car. 

4.4-5 SECONDARY OPPORTUNITY PROJECTS

In addition to the two sites owned and initially targeted for development 
by the Redevelopment Agency, three additional opportunity sites are 
under preliminary discussions with the City of Vacaville: the Main and 
Wilson Streets site, the Mason and Wilson Streets site, and the School 
Street site. The secondary opportunity sites are not analyzed as part 
of this Master Plan; rather, they will have their own separate planning 
processes. However, all new projects occurring in the Opportunity Hill 
area, including the secondary opportunity sites, shall be subject to the 
standards and design guidelines of this Master Plan. 

The Main and Wilson Streets Project

The Main and Wilson Streets site is privately owned.  It is an approximately 
0.70-acre site proposed for a mixed-use high-density project at 56 du/ac. The 
proposal and design are in keeping with the overall vision for downtown 
Vacaville and this Master Plan. The proposed mixed-use project would 
create a retail face along Main Street and would add attractive 
residential units in support of the overall land use strategy outlined 
above.   

The Mason and Wilson Streets Project

The major portions of this site are owned by the Redevelopment Agency. 
Several small homes on Catherine Street are not currently owned by the 
Agency, making it less effi cient to redevelop this site to its fullest intensity 
and highest and best use.   

This site is currently being discussed for potential redevelopment as a 
two-story offi ce use with surface parking on the remainder of the block. 
Although a higher intensity, mixed-use development pattern may be 
considered more in keeping with the vision identifi ed in this Master Plan, 
an offi ce use that meets the Design Guidelines outlined in Section 6 will 
promote visual appeal and provide a connection to the development 
on the south side of Mason Street. An offi ce use is also in keeping with 
the overall land use strategy of downtown Vacaville by providing 
employment opportunities in the area. 

The School Street Project

The School Street site includes approximately fi ve acres of land owned 
by the Vacaville School District and another 0.8 acre of land currently 
owned by the City. Although the School Street site is not analyzed in 
detail in this Master Plan, it has been recognized and identifi ed by 
the community as a potential opportunity site. It is also envisioned as 
a mixed-use development site, with ground-fl oor commercial spaces 
fronting School Street and a higher density residential housing community 
occupying the remainder of the site. 

The Vacaville School District and the City should discuss the best solutions 
for developing the site that ensure its successful contribution to the 
downtown landscape. When the School District conducts its own studies 
for potential development of the site, additional ways that the City and 
the School District may work together to  develop the site to its fullest 
potential may be identifi ed. 
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4.5 Supporting Strategies

Several strategies, programs, and actions would provide support for the 
primary land uses and successful development of the opportunity sites in 
the Opportunity Hill area. The supporting strategies comprise a range of 
development actions, policy changes, and improvements. The supporting 
strategies are linked with the implementation of the opportunity sites in 
the Opportunity Hill area and would help ensure that new development 
can be implemented successfully. This coordinated approach ensures the 
long-term success of each new development opportunity and the success 
of the downtown revitalization as a whole.   

The suggested supporting strategies that the City, Agency, and/or 
developer may take are as follows:

• D1.  Design Guidelines and Standards

• D2.  Parking Improvements

• D3.  Investigate Incentives for Mixed-Use Development

• D4.  Changes to the Legal Framework (City General Plan and  
        Zoning Amendments)

• D5.  Improvement of Linkages and Connections

• D6.  Infrastructure Updates

• D7.  Signage and Wayfi nding Improvements

• D8.  Affordable Housing

Each of these supporting strategies, including objectives and proposed 
actions, is described below.

D1.  Provide Design Guidelines and Standards for Opportunity Hill

Objective:   Support development in the Opportunity Hill area while 
maintaining downtown Vacaville’s historic character.

The historic urban form, tree-lined streets, pedestrian-friendly atmosphere, 
and mix of uses contribute to downtown Vacaville’s unique character and 
charm. These historic design elements must be preserved to ensure that 
the downtown area maintains this distinctiveness. Chapter 6 outlines and 
provides specifi c design guidelines for improvements to the Opportunity 
Hill area. Additional incentives to promote mixed-use development 
and residential infi ll development are discussed under Strategy D3. The 
guidelines outlined for the Opportunity Hill area are consistent with the 
design guidelines for downtown Vacaville and cover building design and 
site layout, landscaping, signage, and streetscape elements.

Action:   a. Adopt the Opportunity Hill Master Plan and Design  
    Guidelines for use by City staff  in reviewing   
 development projects.



OPPORTUNITY HILL MASTER PLAN AND DESIGN GUIDELINES 4-27

Chapter 4 / Strategy for Downtown Development

D2.  Improve Parking

Objective:   Ensure adequate and convenient parking for new uses that 
is easily accessible, highly visible, and supports a sense of 
personal security and safety of users.

Parking is arguably one of the most important requirements for successful 
downtown redevelopment because today’s retail shoppers and residents 
are conditioned by their suburban experiences. However, streets and 
parking lots that replicate the form and abundance of suburban parking 
can destroy the historic character of the downtown setting. Parking needs 
to be provided in a clear, evenly distributed supply and includes on-street 
parking with off-street options, both publicly and privately owned. The City 
identifi ed a downtown parking feasibility analysis as part of their 2007-2009 
Strategic Plan. The study has been initiated and will analyze the parking 
needs for future development in the Opportunity Hill area.  

Employees should be encouraged to park away from store entrances. On-
street parking is critical because it is the most convenient type of parking 
and provides the steady turnover of shoppers for coffee shops, specialty 
food stores, and the like. Off-street parking entries need to be highly visible 
from the street, but should not dominate the streetscape. Parking should 
be user friendly, with clear signage directing customers to the lots; should 
be well lit for personal safety; and should provide a more sophisticated 
comfortable setting. 

Downtown residential parking in higher density, mixed-use projects in small 
towns is also problematic. The expense of structured residential parking 
can greatly affect housing development costs and ultimately, project 
feasibility. Strategies and design solutions for residential, mixed-use projects 
should consider reducing parking requirements because of downtown’s 
central location, access to transit, and the typical family size and lifestyle 
of urban users (singles, couples, retirees, and active adults).

Downtown Vacaville is on the threshold of development intensity and 
parking demand that should be resolved with development of districtwide 
parking structures. However, the costs of parking structures is  still fi nancially 
infeasible. The strategic framework concept diagram (Figure 4-2) provides 
recommendations for parking structure locations when fi nancing becomes 
more realistic in the future.

To alleviate potential parking issues, the Master Plan recommends 
expanding the downtown parking district to include the opportunity 
projects and the eastern boundary of downtown Vacaville. Within the 
parking district, targeted strategies can be implemented that allow for 
more fl exible requirements and ways to meet parking requirements. By 
increasing the area of the parking district, the City would allow new 
development projects to take advantage of its downtown parking 
strategies.

The following goals for parking improvement may be considered by 
the City for the Opportunity Hill area and are consistent with ongoing 
downtown revitalization efforts:

• Complete a parking study for the development of a potential 
public parking structure(s) serving the downtown area that may 
include parking spaces designated for business employees and 
residents.

• Expand the existing parking district(s) to cover the full downtown 
area, including Opportunity Hill.
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• Revise the parking standards to allow the following:

• one parking space per effi ciency or studio unit versus the 
current standards of 1.5 per unit, 

• 1.5 parking spaces for one- and two- bedroom units versus the 
current standard of two per unit, and

• consider allowing the following reduction to the number 
of podium parking spaces required in residential podium 
developments with small unit sizes (defi ned to be one- and 
two-bedroom units ranging between 650-1,050 sf and three 
bedroom units that are 1,200 sf or less):

• one parking space for one and two bedroom units, and

• 1.5 parking spaces for three bedroom units.

• Allow on-street parking to count toward parking for commercial 
and visitor parking in residential projects.

• Allow the use of tandem parking arrangements to meet parking 
requirements in residential projects

• Allow for a discount in parking requirements in shared parking 
arrangements for projects participating in improvement costs 
within the parking district.

Actions:   a.  Complete the parking analysis that considers the future  
 parking demand of the Opportunity Hill area.   

  b.  Expand the downtown parking district to include the    
      Opportunity Hill area.

  c.   Amend the provisions for downtown parking in the  
 zoning ordinance to allow more fl exibility in meeting  
 parking requirements.

D3.   Investigate Resources to Provide Mixed-Use Development Incentives

Objective:  Attract new mixed-use development that promotes the 
economic viability of the downtown area with new jobs, 
offi ces, entertainment, and retail businesses by providing 
economic incentives for redevelopment.

The major goal of this Master Plan is to allow for increased intensity of 
mixed-use development projects in downtown Vacaville, specifi cally in 
the Opportunity Hill area.  Development incentives can help to promote 
new infi ll development by reducing project costs and making higher 
intensity mixed-use projects more feasible.  

Development incentives may include: 

• reducing governmental constraints—simplifying the permit 
approval processes, using allowable CEQA exemptions for urban 
infi ll housing, reducing development fees, and changing land use 
controls;

• fi nancial assistance for development costs—land write-downs, 
reductions in infrastructure and street improvement costs 
reductions, and parking district programs; and

• technical assistance—streamlining the application process and 
grant writing.
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Action:   a.   Identify alternative resources in order to facilitate mixed- 
 use development incentives.

  b.  Initiate a fi nancial analysis to adopt mixed-use   
 development incentive strategies for the Opportunity Hill  
 area.

D4.   Initiate Changes to the Legal Framework (City General Plan and 
Zoning Amendments)

Objective:   Allow an increased density of up to 65 du/ac in Opportunity 
Hill, compared with the up to 36 du/ac currently allowed by 
the City in the downtown area.

Zoning  at heights and densities beyond those suitable to current market 
conditions can provide developer fl exibility. As a result, a developer may 
become willing to initiate a higher density alternative despite current 
market conditions. The City should initiate changes to the Vacaville General 
Plan and the Zoning Ordinance (along with the necessary environmental 
documents) as an incentive to development. 

Action:   a.  Initiate General Plan amendments and zoning changes  
 to implement the Master Plan-recommended land  
 use and design guidelines to allow future private   
 development to proceed in the Opportunity Hill project 
 area.

D5.   Improve Linkages and Connections

Objective:   Promote effi cient linkages for automobile, bus, bicycle, and 
pedestrian circulation in the downtown area. 

Attractive  and effi cient pedestrian, bicycle, transit, and auto connections 
are crucial to the success of projects in downtown Vacaville. Creating 
clear, visible connections to the downtown area from surrounding 
neighborhoods and the region enables visitors, residents, and workers to 
access all the retail shops, public events, and places that the downtown 
area has to offer. The City is already engaged in achieving this objective, 
especially with the notable achievement of developing the Ulatis 
Creekwalk. The City has already incorporated the action to extend the 
Creekwalk to Depot Street in its Capital Improvement Plan (CIP).

Pedestrian Amenities: Pedestrian amenities should be extended through 
the downtown area and Opportunity Hill, fi rst along Main Street and School 
Street, which have the greatest potential for additional retail uses.

Improved Bike Trail Systems: The City of Vacaville may study the potential to 
improve the bike trail linkages from the downtown to other neighborhood 
areas, in connection with planned improvements to the Ulatis Creekwalk. 

School Street Improvements: School Street has the opportunity to become 
an extension of the pedestrian plaza space from Andrews Park to Depot 
Street. School Street can be designed as a mixed-use slow street, with 
wide decorative paving for pedestrians, while still allowing auto access to 
future storefronts and parking along the street. The street can be closed 
off with bollards during civic events, allowing activities such as outdoor 
dining and gatherings to spill out into the street or to extend down along 
the Creekwalk. School Street can also be easily accessed from Main Street 
across existing pedestrian bridges.  
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Plazas and Gathering Places:  In addition to the opportunity to extend the 
Andrews Park pedestrian plaza and Ulatis Creekwalk, new developments in 
the Opportunity Hill area can also include opportunities for additional small 
plazas and gathering places. Gathering spaces can be accommodated 
at project entries and on the wider sections of sidewalks along retail street 
frontages. However, new gathering places should not be too large and 
compete with the Town Square or Andrews Park. Additional small plaza 
spaces can be created at the terminus of School Street, at corner entries, 
or by widening sidewalks to allow for outdoor dining along Main Street.

Action:   a.  Adopt a streetscape design plan or transportation plan   
     to be implemented through the CIP.

D6.  Complete Infrastructure Improvements

Objective:   Complete improvements to infrastructure systems to 
adequately serve the full buildout of the Opportunity Hill 
area, consistent with the zoning change recommendations 
of this Master Plan. 

The City’s engineering consultants for the Opportunity Hill area have 
already prepared studies assessing the capacity of the existing water 
and wastewater infrastructure systems in the downtown area to serve 
General Plan buildout of the Opportunity Hill area at an increased density 
of 65 du/acre (recommended by this Master Plan) for the Opportunity 
Hill and Depot Street opportunity projects. The results of these studies are 
summarized here.

The Phase 2 water service analysis, performed by Nolte Associates, Inc. 
(December 2007), recommends replacing the existing 4-inch and 8-inch 
water mains on Wilson Street, Catherine Street, McClellan Street, and 
Bush Street with 12-inch water mains to supply adequate fi re fl ow to the 
Opportunity Hill project sites. The construction costs (in 2007 dollars) for the 
above improvements to the project are estimated at $615,000.  

The Phase 2 wastewater service analysis for the Opportunity Hill area, 
performed by West Yost Associates (December 2007), determined and 
recommended that two sewer segments (identifi ed in Figure 2-8, “Sewer 
Study Map,” in Chapter 2) be replaced because they have substandard 
diameters and are in poor physical condition. The construction costs (in 
2007 dollars) for these improvements are estimated to range between 
$210,000 and $240,000, depending on the construction method used, fi eld 
conditions, and various other economic factors.

To serve the potential new projects in Opportunity Hill, the City should move 
ahead with plans for infrastructure improvements and develop fi nancing 
mechanisms that help pay for needed repairs.

Actions:   a.  Update the CIP to allow planning and construction of  
     needed infrastructure improvements.

  b.  Implement the fi nancial mechanisms required for  a 
     developer to be reimbursed for the improvements.
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D7.  Improve Signage and Wayfi nding

Objective:   Improve signage and wayfi nding into and around the 
downtown area.

For downtown Vacaville to be successful, people must be able to easily 
fi nd the downtown area and comfortably access and move around its 
many streets and sidewalks to fi nd the parking areas and stores they seek. 
The current sign programs should be fi nalized and  should address how to 
help identify the downtown area, including the Opportunity Hill area. Signs 
should help direct visitors from the highway to the main arterial streets, to 
the downtown area, to parking lots, and to the main commercial streets 
and public facilities. A well-designed signage program would be consistent 
with the historic character of the downtown area and contribute to the 
overall branding of “Old Town” Vacaville as a unique destination. 

The signage program should be coordinated with the streetscape 
elements along Main Street and the entry gateway features on Davis 
Street. Wayfi nding within and around downtown Vacaville would be 
enhanced by coordinating and extending the downtown streetscape 
design into the Opportunity Hill area. A system of street trees, sidewalks, 
lighting, streetscape furniture, crosswalks, and paving patterns would help 
highlight the City’s unique downtown setting and contribute to its overall 
visibility and special character. 

Freeway Signage: Currently it is diffi cult to fi nd downtown Vacaville unless 
one is familiar with the City and the local street pattern. Signs along I-80 
identifying the historic downtown main street are small and few and 
can easily be missed. The City’s current Gateway Plan signage program 
(approved by the City Council in 1999) should consider improvements to 
the wayfi nding and directional signage from I-80 and through the local 
street systems leading into the downtown area.

Downtown Signage: Signage at most primary entries to the downtown 
area should be attractive. While the downtown arch on Davis Street is 
particularly effective as a landmark, most approaches to downtown are 
obscure. A coordinated wayfi nding and signage program should be 
created that helps to more visibly mark the downtown area from all other 
approaches (Mason Street, Depot Street, Monte Vista Avenue, Cernon 
Street, and Parker Street). Wayfi nding elements may include special 
landscape planting, street paving at crosswalks, additional landmarks 
and monuments, and signs, coordinated with the overall historic theme 
of downtown Vacaville. The City is working on the Downtown Sign Plan 
Design. The Downtown Sign Plan (adopted by the Planning Commission 
in resolution number 04-012) provides a unifi ed, clear pedestrian- and 
vehicle-oriented signage system throughout the City through a common 
theme and color scheme. The plan applies to all public directional signs in 
the downtown area as well as to other areas of Vacaville. 

Actions:   a. Finalize and adopt a sign program or plan addressing  
 wayfi nding and identifi cation signage for downtown  
 Vacaville.      
b.  Initiate any recommended amendments to the Sign  
     Ordinance regulating development by private tenants.
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D8.   Provide Affordable Housing

Objective:   Provide opportunities for new high-density affordable housing 
within the downtown area.

A major goal of the City is to encourage the development of housing to 
meet the needs of residents at all income levels and abilities, including 
public employees, retail workers, active adults, and persons with disabilities. 
Redevelopment law requires that 20% of redevelopment tax increment 
revenues be set aside to increase, improve, and/or preserve the supply 
of affordable, low-income, and moderate-income housing within the 
redevelopment project area. Portions of the Opportunity Hill project area 
were purchased with 20% set-aside funds and are appropriate locations 
to meet the City’s Housing Element and redevelopment goals.  

Actions:   a.   Pursue public-private partnerships with housing   
 providers and developers to construct affordable   
 housing in the downtown area.

  b.   Continue to pursue grants and other affordable-housing  
 program opportunities to meet these goals.
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5 Implementation
This chapter describes the different actions or measures that the City 
may pursue to implement the Master Plan. This chapter describes the 
recommended redevelopment process for the Opportunity Hill area, 
implementation priorities and strategies, and potential fi nancing tools for 
the project, based on the recommended actions described in Chapter 4, 
“Strategy for Downtown Development.”

5.1 Redevelopment Proposal Process

The Opportunity Hill Master Plan and Design Guidelines represents the 
fi rst step in the revitalization of the Opportunity Hill area. The Master 
Plan sets forth a set of actions that serve as a focus for continued efforts 
toward downtown revitalization. It also provides a framework for priority 
actions and future implementation efforts. As each priority action item 
is implemented, the Agency can move forward to review additional 
opportunity sites and steps to advance its downtown revitalization efforts. 
A key implementation step that the Agency should consider is determining 
the best methods to solicit development proposals from qualifi ed parties 
or entities to develop the area in different phases by various developers. 
This process may involve the Agency initiating negotiations with individual 
developers or conducting an RFP/RFQ process as needed.

Implementation Priorities

Develop opportunity sites through solicitation of development 1. 
proposals.

Initiate General Plan amendments and zoning changes to implement 2. 
the land uses and design guidelines recommended in this Master 
Plan.  

3. Complete the infrastructure system plans and improvements to serve 
the build-out of the Opportunity Hill area.

4. Amend the downtown parking zoning ordinances to:

• expand the downtown parking district that includes the 
Opportunity Hill area,

• reduce the number of podium parking spaces required for small 
residential units between 650 and 1,050 square feet, and

• allow on-street parking to count toward commercial parking 
requirements.

5. Work with the owners of the adjacent opportunity sites in the 
downtown area to develop those sites, including:

• the proposed mixed-use project at Wilson and Main Streets,

• the proposed offi ce project at Mason and Wilson Streets, and

• the site located at McClellan and School Streets owned by the 
Vacaville School District.
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Continued Revitalization Efforts

As part of the ongoing implementation process, the City should update its 
downtown revitalization strategies and continue to review and implement 
priority actions over time. The Opportunity Hill Master Plan and Design 
Guidelines is one part of an overall downtown revitalization effort. To help 
ensure that the community’s vision is achieved, the following guiding 
principles should be considered.

• Build on Strengths
 Downtown Vacaville has a number of assets and strengths: its 

historic character, its civic and cultural functions, Andrews Park 
and Ulatis Creek, unique stores, and entertainment venues and 
restaurants that make it a destination. New projects and programs 
should continue to support and build on these existing strengths 
and the role of the downtown area in the community.

• Concentrate on High-Priority Actions
 Not all actions and improvement projects are equal. Given 

limited resources—staff time, fi nancing funds, and community 
acceptance to implement projects—the City should identify and 
concentrate efforts on a limited number of priority projects, such 
as changes to the legal framework and strategies to address 
future parking demands. Priority projects should be “doable” with 
available funding sources and contribute to the overall success 
of downtown Vacaville. Identify high-priority actions given limited 
resources. 

• Develop a Realistic Timeframe
 Not all action steps identifi ed in this Master Plan can (or should) 

be undertaken immediately. The fi ve highest priority actions, 
identifi ed as implementation priorities above, offer a guide for 
staging revitalization efforts over time.    

• Identify Roles and Responsibilities
 The dedication, commitment, and accountability provided by 

lead organizations and staff are key to successful implementation. 
The Vacaville Housing and Redevelopment Agency and 
Community Development Department are the key organizations 
for determining the next action steps. The Downtown Vacaville 
Business Improvement District and the Vacaville Public Works 
Department can also play an important role in championing 
ongoing revitalization efforts and actions.

• Establish Measurable Performance Indicators
 To determine the success of each action, it is necessary to create 

measurable performance indicators. These indicators provide 
the community and City Council with objective measures on 
the progress of each project or program as it is completed. 
Easily measurable outcomes help create realistic goals and 
objectives.

• Monitor and Evaluate Ongoing Progress and Set New Priority 
Actions

 As high-priority projects and programs for the Opportunity Hill area 
are completed, the City should reassess its downtown revitalization 
strategies and identify new high-priority projects. This ongoing 
process of setting priorities and implementing new actions will 
help the community achieve its vision for the downtown area.
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5.2 Implementation Financing Tools

Potential funding sources are key components for the implementation 
of a successful Master Plan. Some potential fi nancial resources explored 
were determined not to be viable alternatives for the City of Vacaville 
such as Project Area Development Impact Fees and Quimby Act Park 
Fees. Other local funding sources such as General Funds, the City’s Gas 
Tax funds, and Community Development Block Grant funds have already 
been committed for other projects. 

The following list identifi es other potential funding sources that may be 
available or pursued in implementing the Master Plan:

Redevelopment Funds (Tax Increment Financing) and Low Income Set-
Aside Funds

The Opportunity Hill area is within the Vacaville Community Redevelopment 
Area, managed by the Vacaville Housing and Redevelopment Agency. 
This redevelopment area will sunset in 2013, so these resources are limited. 
However, a total of 20% of the tax increment received in a redevelopment 
area must be spent on the development and conservation of affordable 
housing and placed into a low-income set-aside fund. This money is to 
be used to provide for low- and moderate-income housing. Some of the 
Agency-owned properties in the project area were acquired using the 
low-income set-aside fund. Purchase prices for Agency-owned properties 
shall be fair market value in accordance with State Redevelopment Law 
and other applicable requirements of the funding sources used by the 
Agency for the acquisition of the sites.

Property-Based Business Improvement District

Property-based business improvement districts (PBIDs) allow local property 
owners to tax themselves for specifi c activities clearly detailed in their PBID 
service plans. PBIDs are self-assessed and self-governed by the affected 
property owners. A PBID is an enhancement of city services and may not 
be used to replace services already provided by the City. PBIDs normally 
become a means to improve business conditions by acting as a collective 
marketing and maintenance district, although they can support capital 
improvements as well.  A PBID can earmark monies for capital improvements 
consistent with the district’s adopted management plan. (The formation of 
a PBID is contingent on interest among property owners in paying for the 
physical improvements and service improvements envisioned.) Normally, 
forming a PBID can take anywhere from one to two years.

Business Improvement District

A business improvement district (BID) is similar to a PBID; however, rather 
than assessing property owners, it assesses the owners of businesses 
located within the district. The DVBID was formed in 1996 and represents 
approximately 550+ business owners located in the Downtown Vacaville 
area that also includes the Opportunity Hill area. Since its formation 
the DVBID has been active in enhancing, promoting, and preserving 
Downtown Vacaville by representing the issues affecting its members, 
promoting the downtown and various special events, helping to facilitate 
business retention and development, and continuing to work with the City 
to enhance the Downtown environment.  

Improvement programs typically funded by a BID can include parking 
district, streetscape improvements and maintenance, public events 
coordination, business retention and development, and joint marketing 
efforts.
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Special Assessment District

Special assessment districts can pay for both capital facilities and city 
services, including the operation and maintenance of public facilities 
within a district. The formation of a special assessment district requires a 
majority vote from property owners within the special assessment area, with 
their vote weighted based on their proportionate share of the total annual 
assessment. The majority of special assessment districts are formed within 
planned greenfi eld developments and not within existing neighborhoods.  
This is partially because of state constitutional requirements imposed in 
the late-1990s by Proposition 218, which mandates public notifi cation 
of property owners, conformance to clear administrative and reporting 
requirements, and a majority vote of property owners, weighted by their 
proportionate share of the assessment. Nevertheless, a special assessment 
district could support the operation and maintenance of services in the 
Opportunity Hill area (such as landscape maintenance) in addition to 
paying for street improvements and infrastructure improvements.  

The formation of a special assessment district is contingent on the 
magnitude of cost to each property owner and the political support for 
forming a special assessment district. As an example, if property owners 
were asked to pay half of the estimated $7.7 million in costs for street work, 
each property would pay approximately $40 per linear foot of frontage per 
year for 10 years, meaning that a property owner with 50 feet of frontage 
could pay $2,000 per year for 10 years (assuming a bond rate of 6.5% and 
bond administrative costs of 2% of the loan with a term of 10 years).  

Possible applications of the special-assessment-district include a parking 
district, or special assessment districts for streetscape improvements and 
maintenance or infrastructure improvements.

Mello-Roos Community Facilities District 

Mello-Roos districts are similar to special assessment districts except that 
they must be approved by a two-thirds majority of noticed voters (not 
proportionate to their assessment). Mello-Roos districts are not special 
assessments, but a special tax used to pay for public facilities and/or 
services. Many practitioners feel that the Mello-Roos proceedings provide 
more fl exibility in allocating district costs than special assessment districts.

The City currently has a Community Facilities District (CFD) for infi ll 
development for the purpose of funding ongoing police and fi re services. 
Although not all small, infi ll projects are required to participate in this CFD, 
the recommended higher-density development in the Opportunity Hill 
area may be required to annex into this CFD during the development 
review process. 

Possible applications of the Mello-Roos district include parking district 
improvements, streetscape improvements, infrastructure improvements, 
and operations and maintenance.

Park Impact Fees  

The City charges a park impact fee to new development. These funds 
must be spent within the planning area of the proposed development. 
Through a park impact fee, new development would help pay to acquire 
and build planned park space within the project area. 

Possible applications of Quimby Act fees include acquisition of parks or 
public open space, park development, and/or improvements.
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Regional, State, and Federal Funding Sources

The City may have the opportunity to pursue federal, state, and regional 
funding sources to fund improvements detailed in this Master Plan. 
Federal funds described are distributed through the State Transportation 
Improvement Program and through the Metropolitan Transportation 
Commission’s (MTC’s) Regional Transportation Improvement Program. 
The Bay Area will receive an injection of transportation-related funds 
generated from Proposition 1A and 1B bonds. These funds will augment 
existing transportation-related improvement programs, focused primarily 
on capital improvements related to roadways and public transportation. 

Metropolitan Transportation Commission

Through federal funding programs, the MTC has developed regional 
funding programs to promote smart growth and improve air quality. The 
programs available are described below.   

Transportation Development Act

The Transportation Development Act provides two funding 
sources for public transportation—the Local Transportation Fund 
and the State Transit Assistance fund. Locally, these funds are 
distributed to the MTC. Transportation Development Act funds 
distributed to the MTC can be used for improvements along 
public-transportation corridors. Furthermore, a small portion of the 
Local Transportation Fund (2%) is directed toward pedestrian and 
bicycle improvements.  

Possible applications of Transportation Development Act funds 
include planning and engineering, bicycle lanes, and pedestrian 
improvements.

Regional Transportation Improvement Program 

The Regional Transportation Improvement Program is the regional 
plan to fund transportation improvements. It identifi es a number 
of federal and state transportation programs that will be used in 
transportation capital improvement projects. These include federal 
distributions such as those from the Transportation Enhancement 
Activities Program, the Congestion Mitigation and Air Quality 
Improvement Program, and the Regional Surface Transportation 
Program.   

Possible applications of Regional Transportation Improvement 
Program funds include planning and engineering, capital fi nancing, 
operation and maintenance of streetscape improvements, and 
bicycle lane and bicycle path improvements in the downtown 
area.

Recreation Trails Program

The California Department of Parks and Recreation administers 
the Recreation Trails Program, which fi nances trail improvements in 
cities and counties. Cities must match at least 12% of the planned 
capital improvement costs. This is a competitive program with a 
small annual budget of approximately $5 million statewide.  

Possible applications of Recreation Trails Program funds include 
enhancements to the Ulatis Creekwalk and improvements to 
bikeways and pedestrian trails in the downtown area.
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Livable Communities Initiative

The Livable Communities Initiative provides funding for planning 
activities and capital improvements that facilitate public 
transportation ridership and alternative means of transportation. 
Eligible capital activities or capital project enhancements of 
demonstration projects include property acquisition, restoration or 
demolition of existing structures, site preparation, utilities, building 
foundations, walkways, and open spaces that are physically and 
functionally related to mass transportation facilities. The Initiative 
can also be used for site design improvements including sidewalks, 
aerial walkways, and bus access. The Federal Transportation 
Administration administers this program.

Possible applications of Livable Communities Initiative funds 
include planning and engineering, capital fi nancing, operation 
and maintenance of streetscape improvements, infrastructure 
improvements, transit-oriented developments in the downtown 
area, and projects related to improving bus routes and bus 
connections downtown. 

California Housing and Community Development Sources

The California Department of Housing and Community Development 
manages a number of housing and community development activities 
that support redevelopment and affordable housing in urban infi ll areas. 
The following are programs that Vacaville could access to implement the 
Master Plan.

The Multi-family Housing Program

The Multi-family Housing Program provides deferred loans for 
acquisition, rehabilitation, and new construction of housing, and 
the conversion of nonresidential structures to rental housing.   

Possible applications of this program include infrastructure 
improvements, transit-oriented development, affordable housing, 
and conversion of underutilized commercial and industrial 
buildings to residential uses.

The Brownfi eld Economic Development Incentive 

The Brownfi eld Economic Development Incentive (BEDI) is a 
competitive grant program to stimulate and promote economic 
and community development. BEDI assists cities with the 
redevelopment of abandoned, idle, and underused industrial 
and commercial facilities where expansion and redevelopment is 
hindered by real or potential environmental contamination. 

Possible applications of this program include purchasing property, 
infrastructure improvement, and environmental remediation, and 
business/development fi nancing that spur economic benefi ts. 
BEDI projects must increase the economic opportunity for persons 
of low-and moderate-income or stimulate and retain businesses 
and jobs that lead to economic revitalization.
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Vacaville’s Downtown Loan Program

Vacaville’s Downtown Loan Program may be a potential funding source 
for development in the Opportunity Hill area. The Downtown Loan Program  
is designed to stimulate building improvements and seismic upgrades for 
commercial properties in the Downtown Economic Development   area. 
The current program consists of Design Assistance Grants, Façade Loans, 
and Building Loans.  An analysis of this program is currently underway and 
may be modifi ed. 
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Traditional development pattern—
buildings are oriented parallel to lot 
lines and form a continuous street wall 
along the main street

6 Design Guidelines
The purpose of these design guidelines is to direct the quality and character 
of future development. The guidelines are intended to ensure that new 
developments in the Opportunity Hill area are consistent with the historic 
themes and architecture of Downtown Vacaville and are consistent with 
the City’s goals and objectives for downtown revitalization and the vision 
and goals of this Master Plan. Conformance with the design guidelines will 
ensure that new development projects within the Opportunity Hill area 
enhance the downtown environment and establish quality standards for 
site planning, architecture, and landscape design.

The design guidelines describe and illustrate approaches to site, building, 
and landscape design that are appropriate for the Opportunity Hill area. 
The design guidelines provide an explanation for each design element 
and standards that provide a framework for project review. The design 
guidelines are required actions. However, exceptions to the design 
guidelines may be permitted through the City’s Design Review Process so 
long as the intent of the guideline is upheld. All developments within the 
Opportunity Hill area shall be subject to the City’s Design Review Process 
and the approval of the Director of Community Development. 

6.1 Site Design
This section of the Design Guidelines provides direction for the site design 
of new development or renovation of existing structures. The design of the 
streetscape should address the relationship between buildings and the 
public realm by providing amenities such as street trees, street furniture, 
landscaping, and paving. These elements contribute to a more pleasant 
and pedestrian-friendly downtown environment and support public 
activity and interaction. 

Building Orientation
Building orientation is an essential element of site design that helps to 
defi ne pedestrian access and the relationship to the street. Buildings in 
the historic downtown area are oriented to create a continuous street 
wall along the major pedestrian streets—Main Street, Merchant Street, 
Parker Street, Mason Street, and Dobbins Avenue, with parking located 
behind the buildings. Historic buildings are rectangular, approximately 
20–40 feet wide, and placed perpendicular to the front property lines. 
Newer, contemporary buildings have larger offi ce fl oor plates and are 
typically oriented east-west on the lots. Contemporary building patterns 
with deeper setbacks and parking located in front of the buildings shall 
be avoided. New buildings in the Opportunity Hill area should be oriented 
to access and use solar energy, to the extent possible, except when this 
creates issues of neighborhood incompatibility with the development 
pattern in the historic downtown district.

Guidelines

The guidelines for building orientation are as follows:

• The orientation of buildings shall follow traditional and historic 
development patterns of downtown Vacaville, in which buildings 
are parallel to lot lines and the street.

• Parking areas shall be easily accessed and located to the side or 
rear of the buildings.  
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A building set back from the build-
to-line allows for public uses such as 
outdoor dining

Buildings located along a build-to-line 
create a well-defi ned building edge

• Primary building entries shall be oriented to the major pedestrian-
oriented streets—Main Street, School Street, McClellan Street, 
Wilson Street, and Catherine Street.

• Secondary building entries shall be oriented to parking or service areas.

Building Setbacks and Build-To-Lines
A build-to-line is generally used in urban or downtown settings to defi ne 
locations where the building façade should be located within a certain 
distance of the public right-of-way. The street wall may be varied to 
create usable outdoor public space such as entries, outdoor dining areas, 
sidewalk seating, public plazas, and other amenities in the public realm. 
The design intent of setbacks and build-to-lines in the context of the 
Opportunity Hill area is to ensure that buildings are pulled forward toward 
the sidewalk and street to create a well-defi ned building edge or street, 
consistent with the historic development pattern of downtown Vacaville. 
The building setback line and sidewalks widths should be of suffi cient width 
to support activity between the building and the edge of the sidewalk 
and the street.  

Guidelines

The guidelines for building setbacks and build-to-lines are as follows:

• Buildings shall be sited to the front of the property line and behind 
the sidewalk in the downtown area, to the extent feasible (see 
Figure 6-1, “Build-to-line Diagram” for locations where build-to-
lines shall be required).   

• Façades that front onto a public street shall be built parallel to the 
public right-of-way.

• Where build-to-lines are required, a portion of the front setback 
may be increased by as much as 15 feet, if the additional setback 
is used as public space for outdoor dining, or as a courtyard or 
entry area for public access. A minimum of 60% of the front façade 
of each building shall be constructed up to the front setback.

• Side yards shall be of suffi cient width to create usable space 
between buildings. Small, narrow side yards between buildings 
without a well-defi ned purpose shall be avoided.

• Buildings on street corners shall be set back to create corner 
entries.

• Build-to-lines for residential buildings shall be set back from the 
back of the sidewalks a maximum of 10 feet to accommodate 
entry stoops and porches. Front setbacks for residential façades 
shall be landscaped between the entry stoops and porches.

• Overhangs, awnings, bay windows, and upper fl oor shall not 
project more than three feet over the sidewalk and shall provide 
a minimum height clearance of 8 feet from the top of the 
sidewalk.
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Public and Private Open Space
Open space in the Opportunity Hill area includes public open space 
such as the Ulatis Creekwalk and Town Square and private open space 
such as planters, landscaped yards, and common open space in private 
development projects. Common open space may include courtyards, 
play areas, pools, recreation facilities, tennis courts, spas, and hot tubs. 
A variety of open space is encouraged in the Opportunity Hill  area to 
encourage outdoor activity and connections to the parks and open 
spaces system provided in the downtown area.   

Guidelines

The guidelines for public and private open space are as follows:

• Open space areas shall be designed to complement the existing 
site, built, or natural environment. 

• Existing natural features such as mature trees shall be maintained, 
whenever feasible.

• Public open spaces shall connect to the on-site pedestrian 
circulation system, sidewalks and/or trails, to provide maximum 
accessibility to all residents and users.  

• Shops or residences shall be sited to provide visual surveillance 
of parks and open spaces for the safety and security of residents 
and users.

• To the extent possible, open spaces shall be designed to take 
advantage of solar orientation, shade in the summer months, and 
natural breezes.

• Common open space amenities shall be designed to serve the 
anticipated residents (such as play areas for families with children, 
less parking and more accessible walking paths for senior housing, 
etc.).

• Private open spaces (porches, patios, stoops, balconies, and/
or decks) shall be designed at a reasonable size to provide a 
functional and comfortable outdoor living environment.

Andrews Park and the Ulatis 
Creekwalk are public open space 
amenities that bring nature into the 
downtown area
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Landscaping, placed along the public 
right-of-way, enhance the pedestrian 
experience along the street

The use of low-water, low-maintenance 
landscaping materials is encouraged 

6.2 Streetscape Design

This section of the design guidelines provides direction on streetscape 
design. Components of streetscape design include streets and paths; street 
trees; pedestrian street furniture; plazas, parks, and outdoor gathering 
spaces; parking; signage and graphics; building and site lighting; and 
service areas and utilities.  

Landscaping
Landscaping helps foster an attractive and comfortable downtown 
environment. Well-designed landscaping in the downtown area also helps 
to reinforce the historic character of the public realm, provide for safety 
and security of residents with “eyes on the street,” improve air quality, and 
help reduce heat gain on paved surfaces.   

Landscaping of the public realm in the Opportunity Hill area consists of 
street trees, fl owers and shrubs in parking islands and the Town Square 
Plaza, Andrews Park, and the extension of Ulatis Creekwalk.  

The landscaping of private and semi-private areas of projects in the 
Opportunity Hill area is also critical in maintaining an attractive and 
functional environment for downtown users. Landscaping in yards, patios, 
private plazas, and courtyards within new projects should be well designed 
with high-quality materials and details. Well-maintained landscaping within 
each site helps preserve property values and contributes to the character 
and quality of life for residents and downtown users.  

Guidelines

The guidelines for landscaping are as follows:

• Plant species shall be selected that are suitable to the Vacaville 
climate and complement the existing plant palette established 
for the Vacaville Downtown Historic District (refer to the “City of 
Vacaville Downtown Street Tree List”).

• Use of low-water and low-maintenance landscaping materials is 
encouraged.

• Minimize the area of impervious surfaces of pavements, sidewalks, 
and parking through the use of landscaping, permeable paving 
materials, and landscaped open space.

• The full growth of landscaping shall be anticipated so that trees 
and shrubs do not confl ict with lighting and roofs.

• Deciduous shade trees and shrubs shall be planted, where 
appropriate, to shade the west and south sides of buildings and 
shade paved areas to reduce heat transmission and be consistent 
with City shading requirements..

• Irrigation controls shall be adequately screened from view, to the 
satisfaction of the Director of the City’s Community Development 
Department with landscaping materials or other attractive site 
materials. 
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Street trees evenly spaced frame the 
street and provide shade and comfort 
along the street 

Streets and Paths
Streets and paths should be designed to provide effi cient circulation 
through the downtown. Bicycle and pedestrian facilities are encouraged 
to promote walking, bicycling, and bus transit. 

Guidelines

The guidelines for streets and paths are as follows:

• The street widths of new streets shall be minimized to maintain 
the pedestrian character in the downtown area. Sidewalks shall 
conform to the City Standard Downtown Commercial width of 
10’ for Main and School Streets. Additional concrete patio areas, 
behind the City rights-of-way, are recommended for outdoor 
dining opportunities.

• Sidewalks shall be a minimum of fi ve feet on residential streets and 
eight feet for main pedestrian sidewalks in the downtown area. 

• Pedestrian amenities including benches, trash cans, street 
furniture, and signage shall be placed at regular intervals along 
sidewalks and paths, where appropriate, without obstructing the 
minimum required sidewalk widths for handicap accessibility.

• Alleyway connections or paths are encouraged between 
developments or commercial and high density residential blocks.

• Pedestrian paths and access connections shall be clearly visible 
in the day and well lit at night.

Street Trees
Street trees should be planted on all streets to frame the street, soften 
the appearance of the commercial streetscape, and provide shade and 
comfort to pedestrians. Historically, London plane trees were used as street 
trees downtown to create a large deciduous canopy along the streets. 
Currently, Flowering Pear, Crape Myrtle, and Liquid Almond trees are also 
included. School Street uses a formal row of palm trees, spaced evenly 
down the street, while plazas and public entry areas include ornamental 
varieties such as pear and crape myrtle varieties.  Light poles are often 
decorated with banners or with fl owering plants and vines.

Guidelines

The guidelines for shade trees are as follows:

• Street trees shall be London plane trees or conform to the “City of 
Vacaville Downtown Street Tree List” and spaced no farther than 
25 feet on center, and shall be located in a metal-grated tree 
planter adjacent to the curb, with an area of at least four feet by 
four feet. Tree grates shall allow adequate area for tree growth.

• Street trees shall be chosen that are easy to maintain, cause 
minimal or no sidewalk damage, and provide a suffi ciently large 
canopy to shade the sidewalks.

• Street trees must be pruned in accordance with City standards to 
provide a clear space between the lower branches and sidewalk 
and to maintain a clear view of building signage, ground fl oor 
windows, and doors.

• Street tree species selected shall be water conservative and suitable 
to the Vacaville climate, in accordance with City standards.

Street trees soften the building and 
street edge

This midblock alleyway leads to 
parking located behind Main Street

Bike rack facilities are encouraged to 
promote biking in the downtown area
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Plazas serve as landscaped outdoor 
spaces that enhance the ambiance 
of the downtown 

Plazas, Parks, and Outdoor Gathering Spaces
Plazas and small public gathering places should serve as focal points for 
development. Opportunities to create small plaza spaces may exist in the 
Opportunity Hill area by continuing the existing pedestrian plaza along 
School Street; providing an end cap to School Street on the Depot Street 
site; on East Main Street near the pedestrian bridge; and at the north end of 
Wilson Street. These small plaza spaces can help defi ne the eastern edge of 
downtown Vacaville, serve as visual focal points to the Ulatis Creek spine, 
and draw visitors to the north-south pedestrian connection on Wilson Street 
from East Main Street to Mason Street. These outdoor gathering spaces 
can be easily created by widening the sidewalk, placing building entries 
next to the sidewalk, and extending pedestrian paths along the creek.

Guidelines

The guidelines for plazas, parks, and outdoor gathering spaces are as follows:

• Parks, plazas, courtyards, and entry plazas shall include landscape 
elements such as ornamental plants, public art, seating, 
streetscape furniture, and water features to create a visually 
interesting, comfortable, and functional outdoor environment for 
the pedestrian.

• The pattern and texture of ground-paving materials shall fi t into 
the context of the downtown environment. Hardscape materials 
shall be selected to endure the weather conditions in Vacaville.  
Use of high-quality paving materials, such as brick, set stone, or 
interlocking paving materials consistent with existing materials in 
the downtown area, is recommended.      

• The color of the plaza paving materials shall be consistent with those 
used in the downtown area. The use of red brick colors is appropriate.

Pedestrian Street Furniture
Street furniture—pedestrian kiosks, benches, transit shelters, newspaper racks, 
trash cans, and café tables—should be selected and installed to encourage 
strolling, window shopping, and casual social interaction. Well-designed 
street furniture enhances the appeal and vitality of the downtown area.

Guidelines

The guidelines for pedestrian street furniture are as follows:

• Street furniture shall be attractive, functional, easy to maintain, 
high quality, and vandal resistant.

• Street furniture shall not obstruct sidewalks or access to parking. 

• Seating is highly encouraged. A variety of seating alternatives is 
possible including benches, seat walls, and café tables.

• Street furniture shall be compatible with the quality of selections 
currently used in the downtown area.

• Flowering pots, landscaping, and colorful banners on lampposts 
in the historic downtown shall be extended into the Opportunity 
Hill area to create a festive, downtown commercial atmosphere.

• Public art is encouraged to be incorporated into site and building 
designs. Public art may include monuments, sculpture, or building 
design elements attached to building façades. Refer to the City 
of Vacaville’s public art policy. 

Chapter 6 / Design Guidelines

Street furniture placed in relationship 
to the pedestrian path should not 
block sidewalks or access to parking

Public art such as sculptures are 
encouraged along the Main Street
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Pedestrian entries and routes to 
parking lots or structures should be 
clearly defi ned

This parking court is located on the 
side of the retail buildings along the 
main street

Parking structures should be designed 
with architectural features that 
compliment historic buildings in the 
downtown

Parking
Parking areas should provide vehicular access without compromising 
pedestrian accessibility or the character of the public realm on primary 
public streets in the historic downtown area. Parking in the downtown area 
needs to be convenient, accessible, safe, screened from street views, 
and well landscaped to reduce summer heat gain. All parking areas shall 
be designed in accordance with Chapter 14 of the City’s Land Use and 
Development Code.

Guidelines
The guidelines for parking are as follows:

• Large surface-parking lots shall be avoided in favor of several 
smaller parking lots and on-street parking.

• Parking lots shall be located behind commercial and residential 
frontages on major pedestrian streets, including Main Street, 
McClellan Street, Wilson Street, and School Street. Angle parking 
is encouraged on major pedestrian streets.

• Where parking behind the building is not possible, parking shall be 
located on an interior lot. 

• When feasible and in accordance with city standards, driveways 
into parking lots shall be located on side streets such as Bush 
Street, Wilson Street, and Catherine Street. Access to parking on 
major pedestrian streets shall be minimized. 

• Parking lots shall include signage, locations for ingress and egress, 
and clearly defi ned pedestrian paths and/or routes. 

• Access to buildings from rear or side parking lots or alleys shall be 
well maintained and kept clear of obstructions. 

• Parking lots, driveways, and walkways shall be consolidated with 
adjacent sites, whenever feasible, to minimize the number of 
curb cuts and reduce confl icts with pedestrian and automobile 
circulation.

• Parking structures are encouraged where fi nancially feasible. 
Public/private partnerships to construct parking structures are 
encouraged.

• Parking structures located on primary commercial streets shall 
be designed with retail, offi ce, or other uses at the street level to 
avoid monotonous blank walls. 

• Parking structures shall be designed with architectural features 
that complement existing commercial, offi ce, and mixed-use 
buildings in the downtown area.

• All parking structure designs shall include security features that 
ensure personal safety within the parking structure as well as 
provide safe access and egress routes to or from the parking 
structure.

• Entry and exit ramps to parking shall be located midblock or 
toward service areas rather than facing the primary pedestrian 
street—Main Street, School Street, or McClellan Street.

• Pedestrian entries to parking structures shall be clearly marked 
and open onto pedestrian streets and routes.
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Signs should be designed to relate to 
and enhance the character of the 
building and/or site

Multi-tenant building directories such 
as the above are encouraged

Signage and Graphics
Signage should be used for information, direction, and wayfi nding and 
should not advertise specifi c products. Signs should relate in placement 
and size to other site and building elements. Signage should enhance 
the character and attractiveness of streets in the downtown area, while 
minimizing the appearance of clutter.

Guidelines
The guidelines for signage and graphics are as follows:

• Signage shall be modest in scale and appearance and 
complement, not overpower, the building structure. Signs shall 
also not obscure important architectural elements such as 
windows, cornices, or decorative details.

• The materials and colors of signage shall be compatible with 
those of the building as well as adjoining buildings.

• Signs shall be professionally designed and fabricated with 
high-quality materials such as metal, stone, and wood.

• Signs shall be wall mounted, projecting, combined with awnings, 
or placed on windows consistent with the historic character of 
downtown Vacaville. 

• Multiple signs detract from the building’s overall appearance and 
shall be discouraged.

• A sign program shall be provided for multitenant buildings to 
coordinate all signs to create a consistent and compatible 
image.     

• Combined directories located at the building entry for 
multitenant buildings are encouraged.  

• Individual shop signs on a single storefront or multitenant 
building shall be designed to relate to each other in size, color, 
lettering style, and/or building placement.  

• All other signage standards shall be established by the City’s Sign 
Ordinance, and the number of signs used shall be consistent with 
the ordinance.   

• Animated, moving, fl ashing, blinking, refl ecting, and revolving signs 
that detract attention from the buildings and historic character of 
downtown Vacaville shall not be permitted, in accordance with 
the City’s Sign Ordinance.

• Exposed conduit and tubing are not permitted. All transformers 
and other equipment shall be concealed. 

• Cabinet- and pole-mounted signage is not permitted. 
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Pedestrian-scale lighting fi xtures 
placed along the sidewalk enhance 
the pedestrian safety and quality of 
the downtown

Decorative fencing used to screen the 
service area

Building and Site Lighting
Lighting should be provided on the site and on buildings to improve the 
safety and security and pedestrian-friendly character of the downtown 
area during the evening hours. The form, quality of light, and character 
of the lighting contribute to the attractiveness and distinctiveness of 
the historic downtown area. The design and placement of lighting shall 
complement existing lighting and shall be compatible with the character 
of the area. 

Guidelines
The guidelines for building and site lighting are as follows:

• Street lighting shall match the existing street light system and 
conform to the City's decorative street light standards.

• Light fi xtures shall be installed on buildings in appropriate locations 
and shall not obscure major architectural features.

• The material, size, color, design, and brightness of exterior light 
fi xtures shall be considered when selecting a light fi xture.

• Lighting shall provide an even illumination level. Flashing or 
pulsating light fi xtures are not permitted.

• Exterior light fi xtures shall not cast glare on the public way and 
adjacent properties.

• Pedestrian-scale lighting fi xtures along the sidewalk, at the edge 
of the property, are encouraged to enhance pedestrian safety 
and the walkability of the downtown area.

• Sign lighting shall not cause glare or light spillover to other 
properties.

• Lighting shall conform to the provisions of the Downtown Vacaville 
Historic District Design Guidelines.

Service Areas and Utilities
Areas used for services should be designed to protect nearby areas and the 
pedestrian streets from unsightly, noisy, or other noxious environments. 

Guidelines
The guidelines for service areas and utilities are as follows:

• Service areas—loading docks, storage areas, trash bins, and 
rooftop and ground-mounted mechanical equipment—shall be 
screened from view from adjoining properties and public rights-
of-way to the satisfaction of the Director of the City’s Community 
Development Department.

• Evergreen vines, evergreen shrubs or trees, or decorative walls or 
fences shall be used to screen mechanical equipment, loading 
areas, and other service areas.

• Loading areas shall be accessible from side streets or alleys rather 
than from the front of buildings, where feasible.  Such areas shall 
be functionally separated from parking and pedestrian walkways 
for safety and shall provide convenient access for delivery 
trucks, to the satisfaction of the Director of the City’s Community 
Development Department.
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Side street designed to provide 
service area access

A variety of architectural features such 
as articulated entries and window 
openings break up the building mass 
along the street

New or infi ll buildings should be 
designed to be pedestrian friendly 
and compatible with the character of 
the historic downtown 

• Trash receptacles shall be located in the rear of buildings, with 
alley access for sanitation trucks.

• Roof-mounted satellite dishes and antennas shall be placed as far 
back from the front roofl ine as possible and shall be adequately 
screened from view on public streets, to the satisfaction of the 
Director of the City’s Community Development Department.

• All existing overhead utilities and proposed utilities shall be 
undergrounded in accordance with the City’s Undergrounding 
ordinance.  

• Utility boxes or meters shall be installed on secondary building 
façades instead of primary building façades.

6.3 Building Design

The guidelines for building design address the exterior of buildings and 
their relationship to the surrounding built context. Building styles in historic 
downtown areas are often various turn-of-the century Victorian, Spanish 
Colonial, and Tudor styles. However, no matter what the building style may 
resemble, buildings should complement the community setting and should 
contribute to historic character and public realm of the downtown area. 
Figures 6-2 and 6-3 are examples that apply the building design guidelines 
that follow in this section. These fi gures illustrate various design features 
to help describe the intent of the guidelines in ensuring new building 
designs in the Opportunity Hill area complement the historic architecture 
in downtown Vacaville.

Building Height, Massing, and Scale 
The size and scale of buildings should be compatible with existing 
development in the historic downtown area and should ensure a human-
scaled environment. To ensure compatibility with existing development 
in the historic downtown area, new development should appear similar 
in massing and scale. New buildings and additions to existing buildings 
should generally fall within the height range of existing buildings along 
each block. Larger scale buildings containing blank, uninteresting, and 
unappealing street walls should be avoided. Most commercial buildings 
in the historic downtown area are one or two stories high with a high fl oor-
to-ceiling measurement (typically 15 feet or more). Building parapets on 
one-story commercial buildings create the illusion of higher buildings and 
help to create the sense of street enclosure along the commercial street.

Guidelines
The guidelines for building height, massing, and scale are as follows:

• Larger-than-average buildings on the same block should break 
up the mass of the structure with articulation of the structure into 
smaller components to maintain the traditional human scale.  
Architectural treatments such as building setbacks, cornice lines, 
parapets, and header and sill details on upper-story windows, as 
well as bay windows shall be used to break up the massing of 
building façades.

• Appropriately scaled doors, windows, awnings, and detailing can 
reduce the appearance of mass. 
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Building colors complement the 
natural materials such as brick and 
stone found on the building façades

• New, higher buildings can reinforce the established building 
heights along a block by stepping back upper fl oors that are 
above the average building height for the street.

• Buildings on corner lots provide an opportunity for the use of 
building elements that exceed the average height on the block 
and that serve as a focal point for the block.

• Architectural features such as display windows, pilasters, lattices, 
and alcoves for product display can provide visual relief to 
buildings that cannot achieve continuous openings along the 
street and sidewalk.

Materials, Finishes, and Textures
Buildings should be constructed with high-quality materials that are 
durable and enhance the building character, particularly on the ground 
fl oor, where people are most likely to come in contact with the building 
and can easily see and touch the materials.

Guidelines
The guidelines for materials, fi nishes, and textures are as follows:

• Use of materials commonly found in the historic downtown area 
is encouraged. Stucco, brick, stone, terracotta, and tiles are 
common in historic downtown Vacaville.

• Durable, solid facing materials shall be used.

• Use of the following materials are not permitted:

• Vinyl, synthetic wood, grooved plywood, or metal siding;

• Sprayed on, textured stucco; and

• Raw, raised grain, or rough sawn wood

Color
Color should be used in a way that complements the colors of the 
surrounding structures, adds to the liveliness and character of the 
downtown area, and appropriately refl ects the downtown area’s historical 
character.

Guidelines
The guidelines for color are as follows:

• Primary building colors shall complement natural materials such as 
brick, stone, tile, and terracotta. Buildings shall avoid using more 
intense colors as primary design elements. 

• Contrasting accent colors are required for architectural details, 
awnings, and entrances.

• Colors shall be selected with consideration for the orientation of 
buildings and historical character of the downtown area. Because 
of sun exposure, colors on south- and west-facing façades will 
often appear warmer than the same colors on the north or east 
sides.

• Fluorescent, neon, and Day-Glo colors are not permitted.  

Example of appropriate building 
materials—brick and steel
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Doors, windows, cornice lines, and 
awnings establish the façade rhythm 
for the building and the street edge

Façade Rhythm
Building façades create the interface between the building face and the 
public realm of the street. Historically, commercial districts have consisted 
of buildings that are one or two stories high and repeat a consistent rhythm 
along the street. This pattern creates a regular rhythm of smaller, 20- to 
40-foot building widths and 30- to 45-foot-high street walls. In larger towns, 
the downtown building heights may be higher—three to four stories. The 
pattern and rhythm of architectural elements such as window openings, 
commercial display windows, frequent building entries, ornamentation, 
awnings, and canopies also contribute to the historic urban streetscape.

Guidelines
The guidelines for façade rhythm are as follows:

• Building openings such as windows and doors shall maintain the 
proportions and spacing of openings on the block. The rhythm of 
commercial street façades is typically divided into 20- to 40-foot-
wide increments.  

• Buildings on wider lots shall maintain the rhythm of the front 
façades by breaking the building’s façade into small increments 
of window displays and entries.

• Horizontal and vertical elements shall be used to articulate a 
building facade and create a top, middle, and base to give 
defi nition to the building and break its elements down to a more 
human scale. Building proportions used in new construction or 
additions shall be consistent and compatible with the proportions 
of buildings in the Historic Main Street District (see fi gure 6-4 for an 
illustration of these concepts). 

• Doors, windows, fl oor heights, cornice lines, signage, and awnings 
shall be appropriately scaled to reduce the mass of buildings 
experienced by the pedestrian.

• A building façade facing the street shall be lined with windows, 
entries, and openings that provide indoor and outdoor views to 
the public rights-of-way and sidewalks.

• Windows, doorways, and storefront entries shall repeat the rhythm 
of historic buildings in downtown Vacaville. 
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Building facade organized as a series of veritcal bays

proportion and 
rhythm of 

window openings

Maintain these proportions

 T
op

 M
id
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le

proportion and 
rhythm of 

storefront openings

Vertical Building Lines

cornice or 
parapet line

window opening

transom band

storefront facade

roof line

Horizontal Building Lines

Ba
se

Figure 6-4: Illustration of Facade Rhythm
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Roof Forms and Parapets
Historically, building roofs in downtown Vacaville used fl at roofs, or pitched 
or arched roofs hidden behind a parapet. Parapets are often capped with 
a cornice and provide space for wall-mounted signs. Residential buildings 
are generally provided with steep-sloped roof forms and articulated with 
dormers, parapets, and varying shapes and heights. 

Guidelines
The guidelines for roof forms and parapets are as follows:

• Variation of roof lines and a variety of roof forms, including fl at 
roofs or sloped roof forms, is appropriate in Opportunity Hill area.

• Free form and geometric roof shapes shall not be permitted.

• In general, sloped roofs shall be steeply pitched with multiple 
shapes and variations.  Use of dormers, special corner design 
elements, and varying roof heights to break down the massing of 
the roof form is appropriate.

• Roof equipment shall be screened from view on public streets 
and/or integrated into the roof design.

• Roof materials in view of the public streets shall be of high quality, 
solid materials such as tiles, metal, and terracotta.

Windows, Bays, And Storefronts 
The placement of windows and doors along a street frontage is one of the 
best methods of creating visual interest in a building. Storefront windows at 
the street level can be used to allow pedestrians to see into the structure 
and improve the visual surveillance of the area outside of the building.

Guidelines
The guidelines for windows, bays, and storefronts are as follows:

• Windows, entries, and doors shall occupy the wall surface in the 
ground-fl oor retail spaces along all major pedestrian streets—Main 
Street, McClellan Street, and School Street. Retail display windows 
and entries shall occupy at least 60% of the ground-fl oor building 
façade.

• Buildings shall follow the historic use of windows, in which windows 
were rectangular and vertically placed on the building façade.

• Headers, trims, and sills of windows of new buildings shall be 
well articulated in design, dimensions, and patterns of historic 
downtown architecture. Building façades of the Historic District 
follow a consistent pattern of building lines at each fl oor level, 
along the eaves of roofs, at the building base on the ground level, 
and following common window sill heights

• Storefront windows shall be made of clear glass to allow pedestrians 
to see into the structure and allow interior users to see out onto the 
street. Mirrored or dark-tinted glass is not allowed. Interior-lighted 
storefronts in the evening hours provide additional lighting to the 
sidewalks, increasing safety and security at night.

• Windows with articulated mullions and true divided lights 
are encouraged. Long, continuous ribbon windows are not 
permitted. 

Maintain the transparency of windows 
and entries along the street front 
facade to provide eyes on the street

Example of a fl at roof form similar to 
buildings in the historic downtown

Building with a variety of roof forms, 
shapes, and heights
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Commercial Doorways and Entrances

The entry features of commercial buildings should be clearly visible 
to pedestrians, with a defi ned relationship to the street and sidewalk.  
Recessed entries help break up the massing of a building and can make 
the entry threshold more immediately apparent to pedestrians. Decorative 
features such as awnings, canopies, lighting, and signage can also be 
used to clearly defi ne and articulate an entryway.  

Guidelines
The guidelines for commercial doorways and entrances are as follows:
 

• Windows and entries of ground-fl oor storefronts shall be compatible 
with the pattern of historic retail buildings in downtown Vacaville. 
Historic storefront windows include larger retail window displays 
and entries with overhanging awnings, a tile base, and a transom 
with a sign frieze above. Retail storefronts extend the length of the 
building façade and are approximately 40–50 feet in width. Wider 
buildings (100 feet wide or more) shall break up the façade length 
into smaller segments with building columns or pilasters, consistent 
with the pattern of the commercial block.

• Primary entries shall be located on the primary façade of the 
building facing a public street and provide clear and visible 
pedestrian access. 

• The size of the entry shall be proportional to the building.

• The main entrance of a building along a street-edge façade shall 
open directly onto a publicly accessible walkway that connects 
directly into adjacent street sidewalks. An entry foyer or landing 
may be inset into the building façade to prevent doors from 
opening onto and blocking the public way.

• New buildings in the downtown area shall include details such 
as sidelights, transoms, columns, and pediment trim that are 
often inset and embellished on traditional entries.

• Secondary entries may be located at the side or rear of the 
building to provide access from parking areas.

• Entries shall be clearly defi ned with signage and architectural 
details. 

Corner entries are clearly defi ned 
with an unique massing form and 
articulated with signage, awnings, 
and lighting
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Porches and entry stoops activate the 
street edge

Residential entry articulated using the 
architectural details of the building

Residential Doorways and Entrances

Residential doorways and entries in downtown Vacaville should be 
clearly visible to pedestrians, with a defi ned relationship to the street and 
sidewalk.  Recessed entries, entry stoops, and entry porches help break 
up the massing of a building façade and help make the entry threshold 
immediately apparent to pedestrians. Raised stoops and porches help 
provide a small separation and sense of privacy between the private 
residence and the public realm along the sidewalk. Decorative features 
such as awnings, canopies, lighting, and signage can also be used to 
clearly defi ne and articulate the entryway.    

Guidelines
The guidelines for residential doorways and entrances are as follows:

• Primary residential entries shall be located on major sidewalks to 
provide clear and visible pedestrian access. 

• The size of the entry shall be proportional to the building.

• New buildings in the downtown area shall include details such as 
sidelights, transoms, columns, and pediment trim that are often 
inset and embellished on traditional entries.

• Secondary entries may be located at the side or rear of the 
building to provide access from parking areas.

• Residential mixed-use projects, townhomes, and apartments shall 
provide multiple entries, stoops, and/or porches along the streets 
whenever possible. Multiple entries to ground-fl oor fl ats and 
townhomes improve the sense of safety and security along the 
street and help to activate the public realm. 
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Chapter 6 / Design Guidelines

Canopies, Awnings, and Arcades
Canopies, awnings, arcades, and other overhangs are traditional 
elements of commercial design that articulate the building façade and 
create variety and interest at the street level. They also provide space for 
signage, shade windows during the summer to reduce energy use, and 
provide weather protection for pedestrians.  

Guidelines
The guidelines for canopies, awning, and arcades are as follows:

• Use of canopies, awnings, arcades, and overhangs is encouraged 
over window displays and entries along the public sidewalk on 
the ground fl oor of commercial buildings.

• Canopies, awnings, and arcades shall be designed with respect 
for the size, shape, and placement of the building, unless a unique 
architectural style encourages something different.

• Canopies and awnings shall fi t within individual bays or structural 
divisions of the building façade rather than extending beyond a 
single bay, unless the building structure dictates an alternative 
placement.

• A variety of solid- and stripe-colored awnings may be considered.

• Canvas, fi re-resistant acrylic, and metal are preferred materials 
for awnings. Vinyl, plastic, plasticized fabric, fi berglass, and glass 
awning are not permitted.

• Awnings, decorative roofs, and miscellaneous entry features may 
project into the front public right-of-way, provided that they are 
not less than 8 feet above the sidewalk.

• Canopies and awnings shall only be internally illuminated where 
appropriate to the architectural style of the building. 

• Canopies and awnings shall be designed to provide window 
shading to reduce energy use.

• Overhangs, awnings, bay windows, and upper fl oor shall not 
project more than three feet over the sidewalk and shall provide 
a minimum height clearance of 8 feet from the top of the 
sidewalk.

Awnings used to protect building 
storefront windows and entries create 
variety and interest at the street level


