CITY OF FAIRFIELD

RESOLUTION NO. 2023-245

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF FAIRFIELD ADOPTING AN AMENDMENT
TO THE TRAIN STATION SPECIFIC PLAN (SP2023-001)

WHEREAS, on June 26, 2011, the City Council adopted the Train Station Specific Plan (TSSP); and

WHEREAS, on June 30, 2023, an application for a Specific Plan Amendment (SP2023-001) to the
Fairfield TSSP (the Project) was properly filed with the Community Development Department in
accordance with the rules and regulations governing the official filing of such applications; and

WHEREAS, on September 13, 2023, the Planning Commission held a duly noticed public
hearing. Staff presented substantial factual information regarding the proposed Project in a staff
report and through oral presentation before the commission, and the commission considered all
public testimony and information presented during the public hearing regarding this application;
and

WHEREAS, on September 19, 2023, the City Council held a duly noticed public hearing. on the
proposed TSSP amendment. Staff presented substantial factual information regarding the
proposed Project in a staff report and through oral presentation before the council, and the
council considered all public testimony and information presented during the public hearing
regarding this application; and

WHEREAS, the council has reviewed the proposed amendment to the TSSP and finds this revision
beneficial and consistent with the principles and objectives of the Specific Plan, consistent with
the goals, objectives, and policies of the City’s General Plan, and would not be detrimental to the
public interest, health, safety, convenience, or welfare of the city; and

WHEREAS, an Environmental Impact Report (EIR) and Mitigation Monitoring and Reporting
Program were previously certified and adopted for the TSSP, which includes all land covered by
the Project. A residential project implementing a specific plan is exempt from further review
under the California Environmental Quality Act (CEQA) (CEQA Guidelines § 15182(c)). Here, the
Amendment is an implementing approval of the Specific Plan to enable buildout of the Specific
Plan, and therefore qualifies for CEQA exemption. No subsequent EIR can be required unless (1)
substantial changes are proposed in the project which will require major revisions of the EIR; (2)
substantial changes occur with respect to the circumstances under which the project is being
undertaken which will require major revisions to the EIR; or (3) new information, which was not
known and could not have been known at the time the EIR was certified as complete, becomes
available (Pub. Res. Code § 21166). None of these circumstances exist here. In fact, the actual
pace of development within Canon Station and review of the specific plan EIR both indicate that
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amendment will not result in a new or significant impact. This is discussed in Exhibit B, which
expl?ins how the amendment will not result in substantial changes or new impacts requiring
furtr?er environmental review under CEQA Guidelines § 15162.

| ,
NOV|‘I, THEREFORE, THE COUNCIL OF THE CITY OF FAIRFIELD HEREBY RESOLVES:

Section 1. Amendment to the Train Station Specific Plan (SP2023-001) contained in the
attached Exhibit A is hereby adopted.

|‘ .
PASSED AND ADOPTED this 19t day of September, 2023, by the following vote:
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Exhibit A

Amendments to the “Train Station Specific Plan”

Proposed deletions shown
in strikeout Proposed new

text shown in underline

Chapter 4 — Land Use and Development Regulations

1. Amend Policy-4-16 as follows:

03 3 W
PermitswithinPASZ Policy Repealed




Exhibit B
Analysis of Potential Impact of TSSP Amendment

The purpose of this document is to assess whether amendment to Policy 4-16 of the Train
Station Specific Plan (TSSP) will create a new impact or significant impact of the Canon Station
project. It provides an overview of the current pace of development in the Canon Station
specific plan area, and the implicatipns for future plans within the specific plan area. Given the
proposed amendment to the TSSP, ‘this document also considers the role of the infrastructure
improvements required by Policy 4 16 in the larger context of the plan area’s overall
development. Because the mfrastructure improvements required by Policy 4-16— the complete
construction of New Canon Road west of Vanden Road—antlapated greater buildout of
Planning Area 4 and other re5|dent|‘al sections of the specific plan area than have currently
taken place, we conclude that revisions to Policy 4-16 would not create a new impact or
significant impact of the Canon Station project. Because Policy 4-16 is not specifically included
as a mitigation measure in the 2011 TSSP EIR, revision is also not inconsistent with
environmental planning for the speplflc plan area and would not create a new environmental
impact or significant impact that would require further environmental review. Further, these
conclusions are supported by recent traffic impact analysis conducted by.Fehr & Peers.

I. CEQA only requires further revie\iN for new significant environmental effects or substantial
increases in the severity of previously-identified environmental effects. '

For context, environmental review can be required subsequent to an EIR under certain limited
circumstances. Such review can be required if the lead agency, on the basis of substantial
evidence in light of the whole record, determines (1) substantial changes are proposed in the
project which will require major revisions of the previous EIR or negative declaration due to
new significant environmental effects or a substantial increase in the severity of previously-
identified significant effects, (2) subfstantial changes have occurred with respect to the project’s
circumstances which will require major revisions of the previous EIR or negative declaration due
to the involvement of new significant environmental effects or a substantial increase in the
severity of previously identified significant effects, or (3) new information, which was not
known and could not have been known with the exercise of reasonable diligence at the time
the previous EIR was certified or the negative declaration was adopted, shows the project will
(a) have one or more significant effects not previously discussed, (b) significant effects
previously examined will be substantlally more severe than shown, (c) mitigation measures or
alternatives previously found infeasible would substantially reduce one or more significant
effects and have not been adopted; or (d) considerably different mitigation measures or
alternatives would substantially reduce significant effects but have not been adopted (CEQA
Guidelines § 15162(a)).

t
As discussed above and below, none of those circumstances exist here. No new significant

environmental effects or substantiajl increases in the severity of previously identified
environmental effects have occurred. The proposed changes to the TSSP are in response to less
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intensive development than originally planned, and are intended to tailor future development
to match less intensive development.

Il. Policy 4-16 is not justified by the current pace of development.
At present, TSSP Policy 4-16 reads as follows:
Policy 4-16

New Canon Road shall be constructed from Peabody Road to Vanden Road by
landowner of PA5 prior to the issuance of any residential permits within PA5.

The map below of the specific plan area shows the section of New Canon Road impacted by
Policy 4-16. It is west of Vanden Road and north of Planning Area 5:

For context, Policy 4-16 was included in the TSSP to require the construction of New Canon
Road west of Vanden Road prior to Planning Area 5 build-out because the TSSP anticipated a
high level of residential development within the specific plan area prior to any development in
Planning Area 5. It assumed that greater traffic demand would necessitate greater roadway
infrastructure.! However, as the table below demonstrates, far less development than
anticipated has occurred: ’

" 1TSSP Section 4.4.5 at page 4-18; Planning Commission Resolution No. 2016-25, Exhibit D (PUD
2015-1, Section C.1).



Planning Area 4

EIR Specific Plan  MPUD Approval Actual

Low/Medium Density Single Family 921 921 \\ 623 623

High-Density Multi-Family 743 743 410 190
Subtotals 1,664 1,664 1,033 813

Planning Area 5

Low/Medium Density Single Family 1,477 1,477 1,104 0
Total 3,141 3,141 2,137 813

The table above details how actual development lags far behind the assumptions that resulted
in Policy 4-16. The 813 units approved in Planning Area 4 are only 79% of the 1,033 units
approved by the MPUD, and only 49% of the 1,664 units anticipated to be permitted in Planning
Area 4 by the TSSP—/ess than half. As a result, half of the capacity for residential development
in the TSSP prior to the construction of New Canon Road west of Vanden Road remains
available in Planning Area 4 and Planning Area 5. It follows that at a minimum, the remaining
capacity should be available for residential development on Planning Area 5 prior to requiring
complete construction of New Canon Road west of Vanden Road.

In addition, in 2011 the TSSP assumed a completed buildout of approximately 6,800 units by
2030, which computes to a rate of roughly 357 units per year. At this rate, the TSSP assumes
that there should be a total of 4,284 units constructed by 2023, and a portion of the traffic -
generated from 4,284 units would undoubtedly cause some impact at Peabody and Vanden
Road that would justify some New Canon Road improvements. However, as of June 2023,
actual buildout in the specific plan area is 813 units—only 12% of the units envisioned by the
specific plan and analyzed in the EIR, at a rate of only 74 units per year. Moreover, 100% of
these units are located withing Planning Area 4.

it follows that the traffic impacts assumed at this stage of specific plan development do not
exist, and accordingly the transportation improvements planned for this stage of development
are not justified. Because the traffic impacts anticipated at this stage do not exist, it follows that
amending the timing of the construction of limited transportation improvements will not create
new significant effects or a substantial increase in the severity of the previously-identified
significant effects of the project, or a change in circumstances that would generate such effects.
Amending the timing of transportation improvements to match lower and slower buildout
cannot generate more significant impacts, nor does it indicate that there is substantially-
important new information which would have a similar impact (see CEQA Guidelines

§ 15162(a)).



IIl. Policy 4-16 is not a mitigation measure in the 2011 TSSP EIR.

The 2011 TSSP EIR is consistent with this assessment and does not separately include the timing
of Policy 4-16 as a project mitigation measure. The EIR does require the construction of all
transportation improvements included in the Transportation Plan for the specific plan area,
which does include the construction of New Canon Road west of Vanden Road. But it does not
include any timing requirements, and does not specifically highlight the New Canon Road
requirements—as opposed to the Vanden Road extension, which is explicitly mentioned as a
project requirement.? As the timing of the construction of New Canon Road west of Vanden
Road is not a mitigation measure, altering the timing by amending Policy 4-16 does not change
the project’s mitigation measures. As a result, the proposed amendment to Policy 4-16 does
not present new mitigation measures or alternatives, or alter the feasibility of previously-
considered mitigation measures or alternatives, such that it would constitute new information
of substantial important justifying further environmental review (CEQA Guidelines

§ 15162(a)(3)).

Relatedly, the EIR does not discuss the construction of New Canon Road west of Vanden Road
with respect to impacts from the development of Planning Area 6, which is planned to be
assigned to another entity, Canon Partners in connection with the development of Planning
Area 6. Instead, the EIR focused on the construction of New Canon Road east of Vanden Road,
including the construction of a grade-separated crossing at the railroad tracks east of Vanden
Road and a new intersection at Vanden Road to mitigate a significant transportation impact
associated with development of that planning area and reduce it to less than significant.?
Therefore, for environmental analysis purposes, construction of New Canon Road west of
Vanden Road is unrelated to the development of Planning Area 6. This was recognized by the
2021 MPUD approval for Planning Area 5, which bifurcated the development of Planning Area 5
and Planning Area 6 by eliminating TSSP Policy 4-22.# As a result of this bifurcation, the
construction of New Canon Road west of Vanden Road is wholly decoupled from the
construction east of Vanden Road as discussed in the EIR, and cannot create new or contribute
to existing impacts east of Vanden Road.

Similar to the TSSP itself, the 2011 TSSP EIR also anticipated far greater development in the
specific plan area than currently projected. It analyzed environmental impacts for the eventual
build-out of 6,800 dwelling units by 2030.> As described above, development has not kept pace
with these projects. Current projections assume that eventually a total of approximately 4,500
housing units will be developed within the specific plan area. As the table above demonstrates,
an even smaller number have been permitted, and an even smaller number have been

22011 TSSP EIR, Table 2-1 “Summary of Project Impacts and Mitigation Measures” (Mitigation
Measure 4.14-1).

32011 TSSP EIR, Impact 4.14.6 (see page 4.14-95).

4 City of Fairfield Planning Commission Resolution No. PC2021-22, Exhibit A.

52011 TSSP EIR, Table 3-1, Section 3.4.4.



constructed. It follows that the assumptions that justified the original EIR requirements for
transportation improvements are overstated and no longer supported by current development
projections. As discussed above, it follows that no new significant impact or increasingly-severe
existing impact would result from altering the timing and scope of TSSP Policy 4-16.

IV. No changes to the project, its circumstances, or new information otherwise trigger the
need for the full construction of New Canon Road west of Vanden Road at this time.

As discussed above, the slower, lower pace of development within the specific plan area
indicates that the project will not generate traffic impacts that necessitate the timing of New
Canon Road construction required by TSSP Policy 4-16. This is confirmed by the Fehr & Peers
traffic report prepared for the City and dated August 14, 2023, which further analyzes near
term projects and the impact of future development on traffic conditions.

Fehr & Peers’ report analyzes the impact of the completed construction of Planning Area 4 and
other near-term projects alongside the development of Planning Area 5 and the industrial
development of Planning Area 6. It concludes that, even conservatively, both Planning Area 4
and Planning Area 5 can be built out as currently contemplated without t)riggering the need for
the full construction of New Canon Road west of Vanden Road. Instead, “under Near Term Plus
PA 5 conditions, all study intersections continue to operate acceptably.”® In fact, up to 50% of
the industrial development on Planning Area 6 can also be completed before the overall traffic
conditions in the specific plan area would require New Canon Road west of Vanden Road.” Fehr
& Peers’ analysis and conclusions make plain that there have been no changes to the project or
its circumstances, or new information about the project, that would require subsequent
environmental review (CEQA Guidelines § 15162(b)). )

- IV. Conclusion

In summary, the amendment to TSSP Policy 4-16 is proposed to better tailor the TSSP to the
lower, slower buildout of the specific plan area. This context, the amendment’s tailoring to this
context, Policy 4-16’s omission from the 2011 TSSP EIR, and recent traffic impact analysis by
Fehr & Peers all indicate that the amendment will not result in a new significant impact,
substantially increase the severity of an existing significant impact, or constitute new
information that could give rise to changes in such impacts or require reconsideration of
rhitigation measures or alternatives (CEQA Guidelines § 15162(a)). As a result, the amendment
will not require further environmental review.

6 New Canon Road Connection to Peabody Road — Transportation Impact Analysis — FINAL (Fehr
& Peers, August 14, 2023), at p. 12.
7 New Canon Road Connection to Peabody Road — Transportation Impact Analysis — FINAL (Fehr
& Peers, August 14, 2023), at p. 13.




