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Application Two for the Villages at Southtown requests a change to Implementing Policy 2.3-I 13 of the City of Vacaville General Plan.  Within the implementing policy it states: “Require that the South Vanden Area, including the Southtown and Moody Project Areas, facilitate the development of a range of housing densities and opportunities, pedestrian and bicycle friendly design, neighborhood commercial sites…”
At issue is the requirement for neighborhood commercial sites.  No other backup or justification is stated in the General Plan for requiring this.  Typically throughout Vacaville, commercial sites are located on arterials or, at the very least, heavily traveled collectors.  The two commercial sites within the Southtown project are located at the intersection of two minor collectors casting doubt on the viability of the sites for commercial development.  It should also be noted that the traffic patterns within the Southtown area have been designed to direct traffic away from this area to the two arterials bordering the area (Nut Tree Road and Leisure Town Road).  If commercial sites were to be required in the area, one wonders why these sites weren’t directed to either of the two arterials.  Lastly, we have had discussions with the neighborhood group and they have indicated that they would like to see the two commercial sites changed to residential uses.
To further identify whether the two Southtown CN sites are appropriate for commercial development, the applicants have undertaken the preparation of an analysis which will likely indicate that the small commercial sites on minor collectors are simply not viable within the Southtown area.  As soon as that report is completed, it will be submitted for review by City staff.  In the meantime, we would respectfully request that staff provide the City’s rationale for keeping the sites commercials.

In addition to the change mentioned above, a clarification is requested regarding a statement in Implementing Policy 2.3-I 13.  In the implementing policy the following statement is made: “New development adjacent to existing homes within the City limits shall match or exceed the size, character, and quality of adjacent homes and lots.”  
Staff has indicated that this applies to every lot within the Southtown development.  We believe that this interpretation is incorrect.  The policy was included in the General Plan to insure that the existing residents adjacent to and within the existing City limits (at the time of the Southtown approvals which occurred in 2004) were not adversely affected by the Southtown development.  For example, during the Southtown approval process, residents on the west side of Nut Tree Road expressed concern that small homes would be built on the east side of Nut Tree which would adversely affect the value of their homes.  Hence the above implementing policy language was added to the General Plan.
To interpret the policy to mean that every lot had to be equal to or greater than that neighboring lot would preclude the entire Southtown development from proceeding as designed.  This is because the lots are smaller and smaller (higher densities) as they get closer to Magnolia Park.

Lastly, staff has indicated a concern with General Plan Implementing Policy 2.5-I 3.  In that implementing policy the required housing mix is 55% single family, 25% moderate density, and 20% high density.  If the Villages at Southtown applications as submitted are approved and assuming 22 units per acre on the undeveloped RHD parcel adjacent to Leisure Town Road; the following residential mix would result:
· Total Residential Units		1202		100%
· Residential High Density	  220		  18%
· Residential Moderate Density	  299		  25%
· Residential Low Density	  683		  57%
The end result is that all of the residential mixes are within 2% of targeted goals.  In our opinion, the Southtown development, with approval of the Villages at Southtown meets the intent of the implementing policy.  Nevertheless, to avoid confusion we are requesting that the text of the General Plan be modified to change the RHD mix to 18% and the RLD mix to 57%.  The moderate density mix would remain as 25%.
