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MEMORANDUM:
To:

Solano County Airport Land Use Commission

From:

Jim Leland, Principal Planner

Subject:

ITEM 7: ALUC-12-06: Brighton Landing (City of Vacaville)

Public Hearing to consider the consistency of the Brighton Landing Development Project and
Specific Plan (hereafter, „Brighton Landing Project‟) with the Travis Air Force Base Land Use
Compatibility Plan: Applicant - City of Vacaville

RECOMMENDATION
Adopt the recommended findings and determine that the Brighton Landing Project is consistent
with the Travis Air Force Base Land Use Compatibility Plan.

EXECUTIVE SUMMARY
Project Description
The City of Vacaville is considering the Brighton Landing Development Project and Specific
Plan (Brighton Landing Project) application, which would permit the development of 775 homes,
two schools and a neighborhood park on 213 acres. The proposed project is located at the
southeast corner of Elmira Road and Leisure Town Road.
Review Criteria
The review criteria for general plan amendments, specific plans and zoning amendments are
embodied in the State‟s California Airport Land Use Planning Handbook (2011) and the ALUCs‟
Solano County Airport Land Use Compatibility Review Procedures (2004).
General Plans are reviewed for the elimination of direct conflicts with a Land Use Compatibility
Plan as well as the identification of mechanisms which assure compatibility criteria are met.
Zoning amendments are reviewed for their affect on a variety of land use criteria, including
density, intensity, height, etc.
Consistency Analysis and Recommendation
The project lies entirely within the Travis Air Force Base Land Use Compatibility Plan‟s Area of
Influence, more particularly within Compatibility Zone D. The applicable review criteria are for
airspace review of objects over 200 feet in height and a prohibition of “other hazards to flight”.

The consistency review and analysis has concluded that the general plan amendments and
specific plan, with recommended conditions of approval, do not create any direct conflicts with
the Travis Air Force Base Land Use Compatibility Plan or modify any of the mechanisms in
place that assure compliance with the compatibility criteria in the Land Use Compatibility Plan.
Further, the analysis indicates that the proposed zoning amendments, with the recommended
conditions of approval, are consistent with the applicable review criteria for policy documents.
As a result, the staff is recommending that the Commission find the proposed Brighton Landing
Project is consistent with the Travis Air Force Base Land Use Compatibility Plan.

INTRODUCTION
The City of Vacaville is in the process of reviewing its Brighton Landing Project, which consists
of a general plan amendment, specific plan, tentative subdivision map, planned development
zoning and development agreement. A Draft EIR was previously distributed to the Commission
for information.

ALUCP REVIEW REQUIREMENTS
State law, under Section 21676(b) of the Public Utilities Code, requires that any proposed
general plan amendments, specific plans or zoning regulations or revisions to the local zoning
ordinance be reviewed for consistency with adopted airport land use compatibility plans. The
proposed Brighton Landing Project includes general plan, specific plan and zoning regulation
amendments and thus is required to come before the Airport Land Use Commission for a
consistency determination.
Required Tests for Consistency for General Plan Amendments and Specific Plans
The State Department of Aeronautics has published the California Airport Land Use Planning
Handbook (January 2011) as a guide for Airport Land Use Commissions in the preparation and
implementation of Land Use Compatibility Plans and Procedure Documents. The Solano
Countywide Airport Land Use Review Procedures also require the review of all amendments to
a local agency‟s general plan, consistent with the State law. In order to be considered fully
consistent with the applicable compatibility plan(s), the general plan revisions proposed as a
part of the Local Protection Program must meet two specific tests, as identified in the California
Airport Land Use Planning Handbook (January 2011). The tests are:
1. Elimination of any direct conflicts between the General Plan and relevant compatibility
plan(s)
Direct conflicts primarily involve general plan land use designations which do not meet
the density (for residential uses) or intensity (for non-residential uses) criteria specified in
the compatibility plan, although conflicts with regard to other policies also may exist.
2. Delineation of a mechanism or process for ensuring that individual land use
development proposals comply with the ALUC‟s adopted compatibility criteria
Elimination of direct conflicts between a county‟s or a city‟s general plan and the ALUC‟s
compatibility plan is not enough to guarantee that future land use development will
adhere to the compatibility criteria set forth in the compatibility plan. An implementation
process must also be defined either directly in the general plan or specific plan or by
reference to a separately adopted ordinance, regulation, or other policy document.
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There are three facets to the process of ensuring compliance with airport land use
compatibility criteria:
a. Delineation of Compatibility Criteria
Airport land use compatibility criteria must be defined either in a policy document
adopted by the county or city or through adoption of or reference to the ALUC‟s
compatibility plan itself.
b. Identification of Mechanisms for Compliance
The mechanisms by which applicable compatibility criteria will be tied to an
individual development and continue to be enforced must be identified. A
conditional use permit or a development agreement are two possibilities.
c. Indication of Review and Approval Procedures
Lastly, the procedures for review and approval of individual development
proposals must be defined. At what level within a county or a city are
compatibility approvals made: staff, planning commission or governing body?
The types of actions which are submitted to the ALUC for review and the timing
of such submittals relative to internal review and approval process also must be
indicated.
Required Tests for Consistency for Zoning Amendments
The State Department of Aeronautics has published the California Airport Land Use Planning
Handbook (2011) as a guide for Airport Land Use Commissions in the preparation and
implementation of Land Use Compatibility Plans and Procedure Documents. Section 6.4.2 (p. 614) sets forth procedures for the review of local zoning ordinances and directs agencies to
consider the topics listed in Table 5A, as follows:
Zoning or Other Policy Documents (from Table 5A, CalTrans Airport Land Use Planning Handbook)
The Handbook lists the following topics for consideration when reviewing zoning or other policy
documents.
1.
2.
3.
4.
5.
6.
7.

Intensity Limitations on Nonresidential Uses
Identification of Prohibited Uses
Open Land Requirements
Infill Development
Height Limitations and Other Hazards to Flight
Buyer Awareness Measures
Non-conforming Uses and Reconstruction

Staff has reviewed the Brighton Landing Project in light of the tests outlined above. Our analysis
is presented below.
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CONSISTENCY ANALYSIS
Project Description
The site is located in southeast Vacaville, at the intersection of Elmira Road and Leisure Town
Road (See Exhibit B).The property lies entirely within Compatibility Zone D of the Travis Air
Force Base Land Use Compatibility Plan (See Exhibit C). The project is located approximately
4.5 miles north of Travis Air Force Base.
The Brighton Landing Project will permit the development of 775 single family homes, a private
high school, a public elementary school and 6 acre neighborhood park and incidental
neighborhood serving commercial uses on 213 acres (See Exhibit D and E).
Table 3-3 below, from the Draft EIR, provides the distribution of land uses within the Brighton
Landing Project.
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Applicable Land Use Compatibility Plans and Review Criteria.
The Brighton Landing Project lies outside of the area of influence for both the Nut Tree and Rio
Vista Airports, and thus the project is only being evaluated against the Travis Air Force Base
Land Use Compatibility Plan. As previously mentioned, the project lies entirely within
Compatibility Zone D. The compatibility criteria for this zone are:
Compatibility Criteria for Zone D
Airspace review for objects greater than 200 feet in height
No hazards to flight
There are no land use limitations within compatibility zone D. There is airspace review for
objects greater than 200 feet in height.
General Plan and Specific Plan Consistency Determination
As discussed earlier, the Commission‟s consistency determination for general and specific plans
involves two considerations:
1. Elimination of Direct Conflicts, and
2. Assurance of Compliance with Compatibility Criteria
Elimination of Direct Conflicts
As discussed above, the proposed Brighton Landing Project lies entirely within Compatibility
Zone D, where there are no restrictions on land use, intensity or density within the Land Use
Compatibility Plan. There is a requirement for ALUC review of objects greater than 200 feet in
height or other hazards to flight.
The Brighton Landing Specific Plan does not include any specific height restrictions on
development within its boundaries. The City of Vacaville will impose height standards under the
zoning amendment discussed on the following pages.
Because the specific plan does not establish any height limits, staff is recommending that the
Commission add a condition requiring a discretionary permit for any structures greater than 200
feet in height. The City has indicated that they can accommodate this request.
In conclusion, based on the condition of approval recommended above, the proposed Brighton
Landing Project meets the first test for consistency by the ALUC – the elimination of direct
conflicts with an airport‟s LUCP compatibility criteria.
Assurance of Compliance with Compatibility Criteria
The second test for consistency is the assurance that there will be compliance with the
compatibility criteria contained within an adopted Land Use Compatibility Plan by delineating the
compatibility criteria, the mechanisms for compliance and the review and approval procedures.
a. Delineation of Compatibility CriteriaConsistency between the Travis Plan and the City‟s General Plan and the Brighton
Landing Specific Plan is established by General Plan Land Use Element
Implementing Policy 2.1- I 12, requiring that “Land use changes and development
proposals within the Vacaville planning area shall be consistent with the Nut Tree and
Travis Airport Land Use Compatibility Plans (ALUCP‟s)”.
This in effect gives the City a basis for requiring that projects under review comply
with the applicable Airport land Use Compatibility Plan.
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b. Identification of Mechanisms for ComplianceAdoption of the specific plan does not authorize the residential development.
Subsequent legislative actions by the City Council will be required, including a
rezoning of the property. Tentative subdivision maps will also be required. Both the
rezoning and the tentative subdivision maps must be consistent with the City‟s
General Plan and the Brighton Landing Specific Plan. This requirement addresses
conformance with applicable LUCP‟s and as such, the City‟s mechanism for
compliance is adequately assured.
c. Indication of Review and Approval ProceduresPer state law, legislative actions (e.g., General Plan Amendments and Zoning
Ordinance Amendments) that have an impact on the Travis LUCP must be approved
by the Vacaville City Council following a public hearing. They must also be reviewed
by the ALUC prior to the City Council‟s action.
Procedures for planning review:
The Tentative Map and Development Agreement must be approved by the City
Council.
Types of actions submitted to ALUC:
Any revisions to the general plan, specific plan or zoning amendments would be
required to come before the ALUC for statutory review.
Timing:
ALUC review would be completed before the City takes further action on any
development proposal.
As a result, the review procedures are adequate to assure that applicable
compatibility criteria will be tied to an individual development and continue to be
enforced.
Zoning Amendment Consistency Determination
The Brighton Landing Project includeds a Planned Development zoning amendment.
Consistency Analysis of Zoning Text Amendments
As previously discussed, the California Airport Land Use Planning Handbook (2011) identifies
several topics for consistency determination review of zoning and other policy documents, as
provided in the table below.
Topics for consideration when reviewing zoning or other policy documents
1.
2.
3.
4.
5.
6.
7.

Intensity Limitations on Nonresidential Uses
Identification of Prohibited Uses
Open Land Requirements
Infill Development
Height Limitations and Other Hazards to Flight
Buyer Awareness Measures
Non-conforming Uses and Reconstruction

Within Compatibility Zone D, the only issue to be analyzed would be height review and other
hazards to flight.
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The proposed zoning amendment sets forth height limitations for various land uses which are all
less than 200 feet in height, as follows:
Residential Uses:

Generally 30 feet, with some structures up to 55 feet

Community Facilities: Generally 70 feet, with some structures up to 55 feet
Commercial Uses:

Generally 30 feet, with some structures up to 55 feet

In addition, telecom structures can be approved up to 125 feet in height. Lastly, applicants may
apply for additional height by means of a variance request or conditional use permit.
Staff recommends that this zoning amendment include a standard requiring a conditional use
permit for any structure greater than 200 feet in height so that the process of granting height
increases which are subject to ALUC review are discretionary on the part of the City. In addition,
staff recommends that the zoning amendment include a standard that no hazards to flight are
permitted.
In conclusion, with the addition of the conditions of approval recommended above, the proposed
Brighton Landing Project meets the first test for consistency by the ALUC – the elimination of
direct conflicts with an airport‟s LUCP compatibility criteria.

RECOMMENDATION
Based on the analysis and discussions above, staff recommends that the Solano County Airport
Land Use Commission find as follows:
Determination: That the Brighton Landing Project, with the recommended conditions of
approval, is consistent with the Travis Air Force Base Land Use Compatibility Plan for
the following reasons:
1. General Plan amendment and Specific Plan. As modified by the conditions of
approval, there will be no direct conflicts between the Travis Air Force Base Land
Use Compatibility Plan and the general plan amendment and specific plan. In
addition, adequate mechanisms for assurance of compliance with applicable
compatibility criteria are in place.
2. Planned Development Zoning Amendment. As modified by the conditions of
approval, there will be no direct conflicts between the Travis Air Force Base Land
Use Compatibility Plan and the development zoning amendment.
Conditions of Approval: That the Brighton Landing Specific Plan and planned
development zoning amendment contain the following additional development
standards:
1. Objects Greater than 200 Feet in Height. Any object proposed which will
exceed 200 feet in height, shall first obtain a conditional use permit.
2. Other Hazards to Flight Prohibited. Any use of the land, structures or buildings
which produce other hazards to flight, as defined by the Travis Air Force Base
Land use Compatibility Plan are prohibited.
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ATTACHMENTS
Exhibit A: Brighton Landing Specific Plan Draft EIR (previously distributed)
Exhibit B: Location Map
Exhibit C: Relationship Map
Exhibit D: Specific Plan Land Use Map
Exhibit E: Aerial Photo
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Exhibit A: Brighton Landing Specific Plan Draft EIR (previously distributed)

Link: http://www.ci.vacaville.ca.us/index.aspx?page=114
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Exhibit B: Location Map
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Exhibit C: Relationship Map

*
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Exhibit D: Specific Plan Land Use Map
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Exhibit E: Aerial Photo
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