MINUTES OF THE
SOLANO COUNTY PLANNING COMMISSION
Meeting of January 28, 2010
The special meeting of the Solano County Planning Commission was called to order at 7:00
p.m. in the Board of Supervisors' Chambers, Fairfield, California.
PRESENT:
EXCUSED:

Commissioners Mahoney, Boschee and Chairman Barnes

STAFF PRESENT:

Birgitta Corsello, Director; Mike Yankovich, Planning Program
Manager; Matt Walsh; Principal Planner; Ken Solomon, Contract
Planner; David Cliché, Building Official; Jim Laughlin, Deputy County
Counsel; Kristine Letterman, Planning Commission Clerk

Items from the floor - none
1. PUBLIC HEARING to review the Draft Environmental Impact Report (DEIR) and receive public
comments for the proposed Middle Green Valley Specific Plan. The plan comprises development
of 400 residential units on approximately 1,900 acres of land in the Middle Green Valley area of
unincorporated Solano County. (Project Planner: Matt Walsh) Staff Recommendation: Accept
public comments on the DEIR. (Draft EIR previously distributed to the Commission)
Mr. Walsh stated that the intent of this meeting is for the Planning Commission to take public
comments on the DEIR. He stated that the public comment period ends on February 25, 2010. Mr.
Walsh explained that this project is the result of an implementation program from the 2008 General
Plan. He stated that staff will note the comments made at this hearing and respond to them in
writing which will come before the Planning Commission at a later date as part of the Final
Environmental Impact Report (FEIR).
Brendan Kelly, Project Consultant, Hart Howerton, provided a brief summary of the Plan. He stated
that the project consists of approximately 2,000 acres on the edge of the City of Fairfield, and
includes about 400 homes. The DEIR calls for the transfer of development rights over all of the
lands which include 15 different landowners. The exchange will be conservation and open space
easements on the remaining lands. He stated that this project, even though there is a lot of focus on
the 400 homes, is really a project based on and about small scale viable agriculture.
Chairman Barnes referred to pages 7 & 8 of the DEIR and inquired as to who will be the Middle
Green Valley Conservancy Design Review Committee. Mr. Kelly stated that the Conservancy would
nominate a design review committee. He stated that the conservancy is not required to be in place
until the tentative map is recorded, so it is not currently known who those members will be.
Chairman Barnes stated that in his opinion the design review committee should conduct public
hearings and the hearings should be held in the County Government Center. He believed that the
members should be appointed by the Solano County Board of Supervisors with one member from
the Board, and one member from the Planning Commission serving on the committee. He also
believed that the County Architect along with planning staff should be involved in the process. Mr.
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Barnes stated that there should also be an appeal process. He stated that he would like to see this
included in the Plan.
Mr. Yankovich stated that staff will respond to this comment as part of the FEIR.
Chairman Barnes referred to pages 11 & 12 regarding Impact on Prime Farmland and wanted to
know if the owners of the 123 acres of ag land have agreed to this proposal. Mr. Kelly stated that a
majority of the landowners who sit on prime farmland support the plan.
Chairman Barnes referred to pages 13 & 14 regarding Indirect Impacts on Prime Farmland and
asked what procedure the county would use to insure that the development applicant provides
notification in writing to purchasers of property. Mr. Yankovich stated that this would be a condition
of approval. He stated that it still needs to be worked out as to the recordable instrument that would
be used to put that into effect. Mr. Barnes stated that he would like to know by what method this is
going to be accomplished.
Chairman Barnes referred to page 63 regarding the wastewater treatment, and wanted to know how
the City of Fairfield feels about the plan. Mr. Kelly noted that the City of Fairfield and the FairfieldSuisun Sewer District attended a majority of the public meetings where infrastructure was
discussed. He stated that the intent of the plan is to have a wastewater treatment plant on site after
the 150th home is built, but in any event, whether it is the 1st home or the 400th home that is built,
there will always be a connection. Mr. Kelly stated that staff has met with the city and it is agreed
that there is capacity with regard to water. He stated that many of the infrastructure issues have yet
to be negotiated as part of the process.
Chairman Barnes referred to page 64 with regard to the Membrane Bioreactor package wastewater
treatment plant. Mr. Kelly stated that he has not received any negative feedback regarding this
technology. He stated that this is a known technology that has been used all across the State of
California whether it is used on crops, for irrigation, or other beneficial second uses. He said that no
landowner has spoke up against the reactor, and a number of them have stated that it is a really
efficient forward looking idea for water reuse.
Chairman Barnes commented that he appreciates hearing this positive feedback because when the
Rockville Trials Estates project was before the commission there was a lot of resistance and a
number of residents were against it. Mr. Kelly stated that the two systems could not be any more
different, and that it is a very different level of treatment in this proposal than the one proposed in
Rockville Trails.
Chairman Barnes referred to page 66 with regard to fire protection. He stated that if Rockville Trails
Estates and the Woodcreek subdivision project do not come into fruition, he wanted to know where
the fire station will be located. Mr. Kelly stated that the Cordelia Fire District fire station is located on
the Falls School site, and the station has been at that location for a very long time. He said that a
fire station is not actually planned for the study area although the DEIR calls for some future
developer supporting an enlargement or a contribution to the improvement of that building at the
Falls School site.
Since there were no further questions, Chairman Barnes opened the public hearing.
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Larry Burch, 6 Spring Lane, Fairfield, stated that he supports the DEIR. He stated that he believes
there are concerns about aesthetics in Green Valley, but the locations of the homes are planned in
a way that they are out of the view of people traveling up and down Green Valley Road. He stated
that the formation of the design review committee and the conservancy are very important, and that
the Board of Supervisors has a great position in making that formation. Mr. Burch stated that the
development agreement should be done through an open process for everyone to see. He stated
that under the Mitigation Monitoring Report Program the county is listed many times, and he felt that
it would be a good idea to have a list of where and when the design review board and conservancy
fits in. With regard to the proposed community services agency, he stated that he would like to see
some of those items further spelled out because there are a lot of activities that need follow up. Mr.
Burch commented to the green program. He stated that in his experience with solar panels, trees
will grow tall and could shade the system, and so there needs to be a way to monitor this. Mr. Burch
mentioned that he read what he thought was a conflicting statement with regard to water runoff and
the water that is suppose to be retained on each lot so that there is no net outflow, but that he
would need to read the text a second time before commenting. He complimented county staff and
the project consultants on producing a good document.
Herbert Hughes, 4317 Green Valley Road, Fairfield, stated that he is a member of the Green Valley
Landowners Association (GVLA) Board of Directors, and a member of the Citizens Advisory
Committee (CAC). He expressed his support for the Specific Plan and DEIR. He stated that these
documents have been derived by an exemplary planning process with extraordinary professional
planning effort and skill. He stated that these documents provide a very comprehensive framework
that will protect open space, rural character, and agricultural soils from over development or
creeping parcel by parcel exploitation. He said agriculture is encouraged and supported, open
space is protected by conservation easements in perpetuity, and the landowners may benefit from
development of appropriate areas with very specific development standards and guidelines. Mr.
Hughes stated that while this may not be a perfect plan, he thoroughly believed that this is really an
outstanding achievement and provides the best possible future for the Middle Green Valley
planning area and surrounding hills, park lands, and the communities that surround the project
area. Mr. Hughes stated that his greatest concern is to assure that this specific plan is executed
according to the defined conservation objectives and the potential of the plan. He believed that the
non-profit agricultural conservancy as described in the specific plan needs to be established as
soon as possible. He said the idea of the committee is essentially like a typical homeowners
association only much more sophisticated and professional with possible outside architects to
support it.
Bob Berman, 250 West K Street, Benicia, stated that his first comment relates to the issue of future
environmental review. He stated that there is an issue of inconsistency between DEIR Section 1.4
that discusses CEQA requirements for Subsequent Actions and Section 4.4.2 Subsequent
Entitlement Process that is included in the Specific Plan. He stated that the specific plan mentions
subsequent conformity review process. He believes those two sections are inconsistent and need to
be reviewed. In terms of the project description, he stated that the Specific Plan mentions a
Development Agreement, however he has not seen the agreement and it is not included in the
DEIR project description. He believed this to be a problem. He said the project description needs to
include all decisions that Solano County will be making on the Green Valley Specific Plan and he
requested that a copy of the development agreement be made available to the public, and for it to
be analyzed in the EIR.
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Bob Berman stated that his main focus is on issues of open space and trails. He referred to Figure
3.3 in the DEIR and stated that the subsequent discussion in the specific plan shows a potential trail
connection to Skyline County Park, the Vallejo Lakes watershed to the north, and Lynch Canyon to
the south. He inquired as to who will construct these trails and when will they be completed. He
wanted know if the Middle Green Valley developers will be responsible to construct the potential
connections. Mr. Berman stated that both the specific plan and the DEIR need to be more specific
as to which trails will be constructed, and when they will be constructed. He referred to page 2-3 in
the DEIR which provides only minimal discussion of the trail system and the implementation of the
trials. He stated that there is no meaningful discussion in the DEIR regarding issues related to trails
and open space. He stated that Impact 4-2 which is called Indirect Impacts on Prime Farmland
does not mention trails. He stated that Section 16.4 which is Parks and Recreation is simply
inadequate.
Mr. Berman stated that other than a brief mention of the Bay Area Ridge Impact 16-11 in the DEIR,
there is no discussion of the timing and the adequacy of the proposed trail system. In the
Transportation Chapter, he stated that there is the briefest mention of Pedestrian Impacts, Impact
17.3.8, and Bicycle Impacts, Impact 17.3.9. He stated that there is no analysis. He asked if all trails
will be available to hikers, horses, and bicyclists. He inquired as to how the emergency access will
be incorporated into the trail system. With reference to Figure 5-75 in the Specific Plan, Mr. Berman
asked why some trails are referred to as “potential” trail connections. On pages 5-102 and 103, it
discusses what is called the Ramble and the Emergency Access. He wanted to know how these fit
into the trail system and who can use them. Mr. Berman stated that he believed the bicycle system
is incomplete and inadequate. He said it is not clear from the Specific Plan and there is no
discussion in the DEIR about which roads will be designed for bicyclists. He noted that Green
Valley Road is shown as a rural collector with 11 foot travel lanes. He commented that 11 foot travel
lanes are not adequate for automobiles and bicyclists. He stated that there is some mention of a
multi-use trail, but he did not believe that is a good solution. Mr. Berman stated that he has specific
concerns about the Green Valley conservancy, especially related to the issue of governance. Mr.
Berman made note that his comments with regard to the Specific Plan were based on the Draft
October 2009 Plan.
Duane Kromm, Coventry Lane, Fairfield, stated that this has been a very different project from
many of those that have come through the county. He stated that there is good work that has been
done, but there are still some issues to be resolved. He stated that two issues are the provision of
water and sewer services. He stated that on page 16-8 of the DEIR there is a comment about the
Solano County Local Agency Formation Commission (LAFCO), and how a city or district may
provide new or extended services by contract or agreement outside its boundaries through written
approval from LAFCO. He stated that this is accurate as far as it goes, but as a former LAFCO
Commissioner he said it is not nearly far enough for what the rules are. He provided the
commission with a copy of Government Code Section 56133. Mr. Kromm stated that in the Section,
Point A talks about the process is of what needs to be done by a local city or district if they want to
provide service outside of their jurisdiction or boundaries, which is included in the DEIR. He
indicated that Point B of that Section talks about what LAFCO needs to look at as to whether or not
a jurisdiction can provide service to an area outside of its boundaries, but within the sphere of
influence of that district, and that has to do essentially with whether or not that piece of property at
some point may likely be annexed. He stated that if this particular area is governed by a voter
approved urban growth boundary, and without going through a vote of the City of Fairfield, there is
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no chance that this property can be annexed, so the criteria set forth in Subsection B has not been
met.
Mr. Kromm stated that Subsection C speaks to how service may be provided when it is outside of
the sphere of influence or outside the jurisdiction of the city when there is a health and public safety
issue at hand. He stated that there have been issues around the county from time to time where
there have been failing septic systems or wells in areas adjacent to city lines, and in those cases to
take care of a health and safety issue for the existing residents it could be approved for LAFCO to
allow a local city or district to provide service to those houses. He said that there is no provision in
LAFCO to allow cities or districts to provide service to spur development outside of their jurisdiction.
He stated that this is fundamental to the Orderly Growth Initiative in Solano County. He said the
concept of what is urban shall be municipal is directly at play here if water and sewer services are
readily available through traditional county sources which mean wells for water, and onsite sewage
treatment either through package type plants and/or septic systems.
Mr. Kromm stated that this gets to the heart of the problem with the DEIR. It is provided in both
cases of water and sewer a two-pronged approach; it could either be City of Fairfield water or it
could be wells. It could either be Fairfield-Suisun Sewer District providing the sewage system or it
could be some other kind of system. He stated that under CEQA law the project has to be defined.
Using water as an example, he inquired about the hydrological conditions in Green Valley, if there
will be a reservoir or a tank, and where that reservoir or tank will be located, and how the location
fits vis-a-vis the Green Valley fault line. He stated that there are issues that have to be looked at to
have a complete and adequate EIR, and he believed that by having this two-pronged approach to
providing the two toughest public utilities in the area that the DEIR fails. He stated that right now the
project is not being defined. He said that alternatives are being defined with an alternative being
picked at a later date, and he did not believe that CEQA allows this. He stated that he would hope
that things could be resolved and a service provider could be selected and fully analyzed. Mr.
Kromm complimented everyone on the work that has been done on this project.
Sarah Lindemann, 1744 Mason Road, Fairfield, stated that the release of the DEIR marks the
culmination of a year long process between many interested parties, and together they have
produced a plan for Middle Green Valley that meets and exceeds the goals and policies for this
area as set forth in the General Plan. She stated that this plan provides the property owners the
assurance of maintaining their agricultural practices and heritage while allowing them the
opportunity to develop some of their property in order to recognize its economic benefits. Ms.
Lindemann stated that the total acreage in the study area is approximately 1,900 acres and of these
approximately 495 will be developed. She said some or all of the remaining land may become part
of the proposed Green Valley Conservancy as provided for in the specific plan. She said this will
allow families who have farmed for generations to continue to do so. She said the conservancy is
something that is actively being discussed although it is not something that is required at this time,
but there are benefits to beginning the process now. She said it will ensure that the basic
organization of the conservancy reflects the needs and wants of the landowners and what the
specific plan calls for. Ms. Lindemann stated that its organization now instead of later ensures that a
vehicle will be in place when the transfer of development rights occurs.
Ms. Lindemann stated that she believed the plan is comprehensive and sensitive to the
environment. The clustering along with the isolation of its communities makes it unique to the area
and should serve as a model for other similar developments. Ms. Lindemann stated that all issues
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concerning perceived negative impacts have been addressed and most negative environmental
impacts will be self mitigating. She asked the commission to appreciate and approve this plan
based on its long term benefit of the whole area recognizing the commitment and compromise of
the landowners, neighbors, and county agencies involved.
Nancy Nelson, 1800 Cravea Lane, Fairfield, stated that she is a member of the CAC and GVLA
Board of Directors. She stated that Green Valley is a special place and a big part of this process
has been to preserve that special place while still recognizing property owner rights, and she
believed that the cooperative effort that has been put forth has been remarkable at achieving that
goal. She stated that watching this specific plan unfold has been remarkable, it grew very naturally
and logically and almost poetically between the conditions and the goals that were set forth from the
beginning. She said this plan evolved into something that really satisfied all of the goals from the
beginning. She stated that by applying extraordinary planning tools such as clustering and trading
development rights they are able to create this atmosphere that will protect the agriculture and the
natural habitats. She commented that if individual landowners developed their parcels without this
cooperative there would be none of those protections or incentives in place to maintain the
agriculture. She stated that a lot of people have pointed out aspects of the project and details that
need to be worked out, but as a member of the GVLA whose motto always has been to protect the
rural character of the valley, it turns out they were not that far off from wanting to protect the same
things the Middle Green Valley landowners did. She said it has been an amazing process that to
find this kind of solidarity in a group that has been traditionally embattled was a very positive
experience. She shared much appreciation to the staff of Hart Howerton.
Reed Onate, 5180 Lakeshore Drive, Fairfield, stated that his parents live in Green Valley. He
questioned if the implementation of the project will create an environmental impact relative to the
implementation of either the septic system or the connection to the City of Fairfield. He stated that
as long as either option was analyzed in the study and does not result in a significant environmental
impact, it would seem like the plan was well thought out and could be implemented. He believed
that the plan has evolved very well and is true to the agricultural roots of the valley.
Since there were no further speakers, Chairman Barnes closed the public hearing.
Commissioner Boschee stated that it is nice to see how the landowners, both those within the
project area and those surrounding it, have been able to come together and work out their
differences and develop a good plan. Mr. Boschee spoke to the agricultural development. He stated
that a big part of this project and its success will require that the ag area that is going to be set
aside in easements will need to be successful. He said people farming that land are going to have
to be able to sell their products and make a profit in order for those lands to continue to be used for
agriculture. He stated that if the land goes fallow there is going to be a lot of pressure to do
something with it. He believed that it is important in looking at this project that it is determined how
the county can insure or help make those agricultural lands successful into the future, and provide a
market for those products that are going to be grown in those areas. He stated that one item of
discussion has been the ag-tourism and developing a facility where products that are gown within
the valley can be retailed. He stated that while this is a good idea, the problem is that it will bring a
lot of traffic into the valley, and it will be hard to promote. He stated that he believes this is an issue
that needs to be addressed countywide. He said that there are a number of other valleys and
farmers struggling to produce products and get them to market. He stated that staff needs to look at
how to bring all of these people together, develop an ag-tourism concept for the entire area that will
take advantage of not just Green Valley farmers, but those in Suisun, Wooden Valley and southern
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Vacaville. He stated that farmers markets are very successful. He believes that people want this,
they are interested in it, and he felt that it should be looked at in order to help those famers come
together. He stated that he believed this could be successful not only in Green Valley, but the entire
agricultural area of the county. He stated that the county needs to look beyond Green Valley’s
boundaries and look much broader at the whole opportunity that will continue agriculture as a
primary industry for Solano County.
Chairman Barnes stated that he agreed with Commissioner Boschee’s comments. He also asked
staff to address Bob Berman’s concerns regarding trails and Duane Kromm’s comments with regard
to CEQA.
2. PUBLIC HEARING to consider Use Permit Application No. U-06-06 and Final Environmental
Impact Report for the Montezuma Wind Project, as sponsored by FPL Energy Montezuma Wind
LLC, and to certify the Final Environmental Impact Report, as amended, adopt the Statement of
Overriding Considerations and to approve the Use Permit and Mitigation Monitoring & Reporting
Program to construct a 37-megawatt (MW) wind power project with 16 to 23 wind turbines on about
1,466 acres of land in the Montezuma Hills area. Review of this project had been suspended by the
Planning Commission on October 4, 2007, at the request of the project applicant, due to radar
interference issues at Travis Air Force Base, and has been reactivated at the request of the project
applicant due to progress on resolving the radar issues. (Project Planner: Ken Solomon) Staff
Recommendation: Approval. (Draft and Final EIR previously distributed to the Commission)
Ken Solomon stated that the purpose of this hearing is to accept public comments and to take
action on the Final Environmental Impact Report (FEIR) as amended, and the use permit for the
Montezuma Wind energy project. He provided some background on the project. He explained that
this project was previously reviewed by the commission at three public hearings, one in 2006, and
two in 2007. At the first meeting, the Draft EIR (DEIR) was reviewed, at the second meeting the
FEIR and use permit were scheduled for certification and approval, but due exclusively to the
ongoing radar issues at Travis AFB at that time, the project was continued at the request of the
applicant for a period of approximately 6 months. At the third meeting which was on October 4,
2007, due to still unresolved radar issues the project was suspended indefinitely by the planning
commission at the request of the applicant to allow them an opportunity to resolve the issues with
TAFB. He stated that since then significant progress has been made and the potential affects of the
project on the radar at TAFB have been studied and resolved to the extent that Travis has
rescinded its prior concerns with the project. Mr. Solomon noted that the details are provided in
staff’s report including the amendment to the FEIR.
EIR consultants Nick Figone and Lauren Eisele of Ecology and Environment provided a brief
overview of the project including minor changes that have occurred since the FEIR was released in
2007, and a brief discussion of the CEQA process and the Statement of Overriding Considerations.
Ken Solomon further explained that the three significant impacts that are unavoidable are aesthetic
visual, air quality, and biological resources. He stated that while mitigation measures are being
proposed there is no mitigation available to reduce these impacts to a level of environmental
insignificance, and as such a Statement of Overriding Considerations is proposed which would
recognize that the combined benefits of the project would outweigh any such environmental
consequences and the anticipated impacts would be deemed reasonably acceptable. He noted that
the impacts are described in greater detail in the FEIR and the benefits are described in the staff
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report and related attachments. He mentioned that one of the greatest benefits of the project is the
wind powers renewable resource that is non-polluting and reduces the need for electricity
generated from fossil fuels resulting in reduced greenhouse gasses. He stated that wind energy
through leases with the landowners also enhances economic viability of continued agricultural use
of the land. He noted that earlier in the day the Airport Land Use Commission (ALUC) held a
meeting to re-review the project as it related to the previous condition that they provided which
required FAA notification for relocated turbines. Mr. Solomon stated that the ALUC concluded that
the condition was fully met.
Chairman Barnes inquired as to what kind of information will be provided with the meteorological
towers. Mr. Solomon stated that the towers collect climate data, wind direction, and temperature. He
noted that a lot of the information will get programmed into the system so that the direction and
operation of the wind turbines can be controlled. In response to Chairman Barnes’ inquiry with
regard to turbine setbacks, Mr. Solomon stated that there were revisions made to the site plan for
the turbines so that they accommodate not just the existing standards, but the standards currently
being prepared for consideration.
Cliff Graham, project manager, 700 Universe Blvd., Juno Beach, Florida, stated that after two years
with this project on hold, they are very happy with the outcome. He noted that they have worked
very closely with TAFB. He commented that this process is not over and has only just begun. He
said that they will continue working with Travis to help them in any way they can. Mr. Graham
mentioned that other air force bases are looking at the Cooperative Research and Development
Agreement (CRADA) Report that was prepared for this project as a model for the entire country. He
stated that they look forward to doing more projects in Solano County.
Chairman Barnes opened the public hearing.
David Marianno, 3915 Denverton Road, Suisun, stated that he was not opposed to project. He said
that his only concern is with the red strobe lights that sit on the turbines. He stated that they are
very annoying and questioned their necessity. Mr. Marianno believed that they could be distracting
to motorists. He inquired if something more soothing and less annoying could be used. He wanted
to know if any studies were done with regard to those lights.
Since there were no further speakers, the public hearing was closed.
Commissioner Mahoney stated that he sees the strobe lights every night on his drive home. He
commented that he finds them interesting, but as far as a distraction goes, he did not see it as a
problem. He did note that when that entire area is filled with wind mills that maybe it could become
a problem in the future. Mr. Mahoney stated that he sees the project as a real benefit to the
agricultural community. He stated that he finds it advantageous not only economically, but farmers
out there can access their fields by use of the graveled roads that are built which help in bringing
farming implements into the field and moving livestock.
A motion was made by Commissioner Mahoney and seconded by Commissioner Boschee to adopt
a Resolution certifying the Final Environmental Impact Report, as amended, and adopt a Resolution
approving Use Permit Application No. U-06-06, based on the recommended Findings and subject to
the recommended Conditions of Approval, and adopt the Statement of Overriding Considerations,
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and the Mitigation Monitoring and Reporting Program (MMRP) as recommended by staff. The
motion passed unanimously. (Resolution Nos. 4525 & 4526)

3. ANNOUNCEMENTS and REPORTS
Mike Yankovich announced that staff is hoping to welcome a new commissioner to the panel at the
February 18th meeting.
Commissioner Mahoney made reference to the Middle Green Valley Specific Plan. He noted his
concern that the public may believe that when a land development is put into a conservancy that
they truly have total faith it will never be developed. He stated that there have been instances in this
county when some of those lands have been developed. Mr. Mahoney asked staff to put together a
list of examples that can be made available for when the FEIR comes before the commission for
consideration. Mr. Mahoney wanted the public to see some solid examples so that landowners
understand the situation that they are going to be in.
Mike Yankovich stated that several speakers spoke in terms of the governance of the conservancy,
as well as the implementation, and as part of the FEIR this will be addressed along with the
particulars about the actual operation and the timeframe for conservancy.
4. Since there was no further business, the meeting was adjourned.
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