August 14, 2008

BENICIA PLANNING COMMISSION
CITY COUNCIL CHAMBERS
REGULAR MEETING AGENDA
Thursday, August 14, 2008

7:00 P.M.

I. OPENING OF MEETING

A. Pledge of Allegiance
B. Roll Call of Commissioners

C. Reference to Fundamental Rights of Public - A plaque stating the Fundamental Rights of each
member of the public is posted at the entrance to this meeting room per Section 4.04.030 of
the City of Benicia’s Open Government Ordinance.

Il. AGENDA CHANGES AND DISCUSSION

lll. OPPORTUNITY FOR PUBLIC COMMENT

A. WRITTEN

B. PUBLIC COMMENT

IV. CONSENT CALENDAR

Consent Calendar items are considered routine and will be enacted, approved or adopted by one
motion unless a request for removal for discussion or explanation is received from the Planning
Commission or a member of the public by submitting a speaker slip for that item.

*Any Item identified as a Public Hearing has been placed on the Consent Calendar because it has not
generated any public interest or dissent. However, if any member of the public wishes to comment on
a Public Hearing item, or would like the item placed on the regular agenda, please notify the
Community Development Staff either prior to, or at the Planning Commission meeting, prior to the
reading of the Consent Calendar.

A. Approval of Agenda

B. Approval of Minutes of June 12, 2008

C. Approval of Minutes of July 10, 2008

V. REGULAR AGENDA ITEMS

A. USE PERMIT FOR BODY ART AS AN ANCILLARY USE

08PLN-34 Bombshell Hair and Ink

120 East G Street; APN: 89-342-030



PROPOSAL:

In accordance with Downtown Mixed Use Master Plan Town Core (TC) development regulations, the
applicant requests approval of a Use Permit for the establishment of an ancillary body art business as
part of an existing hair salon.

Recommendation: Adopt a resolution approving application 08PLN-34 to establish an ancillary body
art use at 120 East G Street, with the condition that body art other than only facial aesthetic
treatments customarily incidental to salon use not be allowed.

B. RECOMMENDATION TO CITY COUNCIL ON THE LOWER ARSENAL MIXED USE SPECIFIC PLAN AND EIR

The project site consists of approximately 50 acres east of Downtown Benicia, and is a portion of
Benicia’s former Arsenal known as the Lower Arsenal. The site is generally bounded by lands adjoining
1-780 on the north, lands adjoining 1-680 on the east, Port of Benicia land and the Carquinez Strait on
the south, and residential neighborhoods extending into downtown Benicia on the west.

PROPOSAL:

The proposed project includes implementation of a Specific Plan for the Lower Arsenal site, which is
designated for mixed uses in the Benicia General Plan. The Specific Plan covers four distinct zones,
each of which exhibits a unique physical character. The Specific Plan would implement a form-based
code to shape future development on the project site, with primary emphasis on the physical form
and character of new development. After build-out of the Specific Plan, the area would contain
approximately 741,865 square feet of mixed uses, 22 residential units, and 6.39 acres of open space.
The Specific Plan area currently contains approximately 525,000 square feet of mixed uses.

Recommendation: Planning Commission recommend City Council certification of the Environmental
Impact Report and adoption of the Lower Arsenal Mixed Use Specific Plan, with modification of Action
4.6.2 to prohibit granting of City permit for alteration of any structure in the Plan area more than 50
years old until the Lower Arsenal historic resource inventory has been updated.

Vl. COMMUNICATIONS FROM STAFF

Vil. COMMUNICATIONS FROM COMMISSIONERS

VIIl. ADJOURNMENT

Public Participation
The Benicia Planning Commission welcomes public participation.

Pursuant to the Brown Act, each public agency must provide the public with an opportunity to speak
on any matter within the subject matter jurisdiction of the agency and which is not on the agency's
agenda for that meeting. The Planning Commission allows speakers to speak on non-agendized
matters under public comments, and on agendized items at the time the agenda item is addressed at
the meeting. Comments are limited to no more than five minutes per speaker. By law, no action may
be taken on any item raised during the public comment period although informational answers to
questions may be given and matters may be referred to staff for placement on a future agenda of the
Planning Commission.



Should you have material you wish to enter into the record, please submit it to the Commission
Secretary.

Disabled Access

In compliance with the Americans with Disabilities Act (ADA), if you need special assistance to
participate in this meeting, please contact Dan Pincetich, the ADA Coordinator, at (707) 746-4211.
Notification 48 hours prior to the meeting will enable the City to make reasonable arrangements to
ensure accessibility to this meeting.

Meeting Procedures

All items listed on this agenda are for Commission discussion and/or action. In accordance with the
Brown Act, each item is listed and includes, where appropriate, further description of the item and/or
arecommended action. The posting of a recommended action does not limit, or necessarily indicate,
what action may be taken by the Planning Commission.

The Planning Commission may not begin new public hearing items after 11 p.m. Public hearing items
which remain on the agenda may be continued to the next regular meeting of the Commission, or to a
special meeting.

Pursuant to Government Code Section 65009; if you challenge a decision of the Planning Commission
in court, you may be limited to raising only those issues you or someone else raised at the Public
Hearing described in this notice, or in written correspondence delivered to the Planning Commission
at, or prior to, the Public Hearing. You may also be limited by the ninety (90) day statute of limitations
in which to file and serve a petition for administrative writ of mandate challenging any final City
decisions regarding planning or zoning.

Appeals of Planning Commission decisions which are final actions, not recommendations, are
considered by the City Council. Appeals must be filed in the Community Development Department in
writing, stating the basis of appeal with the appeal fee within 10 business days of the date of action.

Public Records

The agenda packet for this meeting is available at the City Clerk’s Office, the Benicia Public Library and
the Community Development Department during regular working hours. To the extent feasible, the
packet is also available on the City’s web page at www.ci.benicia.ca.usunder the heading "Agendas
and Minutes." Public records related to an open session agenda item that are distributed after the
agenda packet is prepared are available before the meeting at the Community Development
Department’s office located at 250 East L Street, Benicia, or at the meeting held in the City Hall
Council Chambers. If you wish to submit written information on an agenda item, please submit to
Gina Eleccion, Management Analyst, as soon as possible so that it may be distributed to the Planning
Commission.

@qune 12, 2008 minutes (pdf)
july 10, 2008 minutes (pdf)




7120 East G (pdf)
ligArsenaI Specific Plan (pdf)
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BENICIA PLANNING COMMISSION
CITY COUNCIL CHAMBERS

REGULAR MEETING MINUTES

Thursday, June 12, 2008

7:00 P.M.
OPENING OF MEETING
A. Pledge of Allegiance
B. Roll Call of Commissioners
Present: Commissioners Richard Bortolazzo, RicksE&idan Healy, Rod Sherry,
Lee Syracuse, and Chair Fred Railsback
Absent: Commissioner Brad Thomas (excused)
Commissioner Richard Bortolazzo (excused)
Staff Present: Damon Golubics, Principal Planner
Kat Wellman, Contract Attorney
Terry Baldwin, Senior Administrative Clerk
C.

Reference to Fundamental Rights of Public A plague stating the Fundamental Rights of
each member of the public is posted at the entramtiés meeting room per Section
4.04.030 of the City of Benicia’s Open Governmendi@ance.

Il. AGENDA CHANGES AND DISCUSSION

No agenda changes.

[I. OPPORTUNITY FOR PUBLIC COMMENT

A.

WRITTEN

None

PUBLIC COMMENT

None
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CONSENT CALENDAR
On motion of Commissioner Sherry, seconded by Casiomer Ernst, the Consent Calendar
was approved by the following vote:

Ayes: Commissioners Rick Ernst, Dan Healy, Rod Bhé&ee Syracuse, and
Chair Fred Railsback

Noes: none

Absent: Commissioners Thomas, Bortolazzo

Abstain: none

A. Approval of Agenda
B. Planning Commission Minutes of May 8, 2008

REGULAR AGENDA ITEMS

LOWER ARSENAL MIXED USE SPECIFIC PLAN — DRAFT E NVIRONMENTAL
IMPACT REPORT (DEIR) — PUBLIC COMMENT ON RECIRCULAT ED
SECTIONS:

(1) HAZARD AND HAZARDOUS MATERIALS AND (2) CULTURAL AND
PALEONTOLOGICAL RESOURCES

PROJECT LOCATION:

The project site is located in the City of BenigicSolano County. The project site
consists of approximately 50 acres east of DowntBemicia, and is a portion of
Benicia’s former Arsenal known as the Lower Arseildle site is generally bounded by
lands adjoining I-780 on the north, lands adjoink&B0 on the east, Port of Benicia land
and the Carquinez Strait on the south, and resaler@ighborhoods extending into
downtown Benicia on the west.

BRIEF DESCRIPTION OF PROJECT:

The proposed project includes implementation opec8ic Plan for the Lower Arsenal
site, which is designated for mixed uses in thei@arGeneral Plan. The Specific Plan
covers four distinct zones, each of which exhiaitsmique physical character. The
Specific Plan would implement a form-based codgehi@pe future development on the
project site, with primary emphasis on the physioah and character of new
development. After build-out of the Specific Pléme area would contain approximately
741,865 square feet of mixed uses, 22 residentitd,.and 6.39 acres of open space. The
Specific Plan area currently contains approxima®y,000 square feet of mixed uses.

The Draft Specific Plan is available for public i@v on the City’s website
(http://www.ci.benicia.ca.us/ downtown-arsenalimpnents.phppr at the City’s
Community Development Department.

Recommendation: The City of Benicia is requesting that reviewensititheir

comments to the recirculated materials, consistght CEQA Guidelines section
15088.5(f)(2). Comments on the DEIR should focushensufficiency of the DEIR in
discussing possible impacts on the environmentsvwayhich adverse effects might be
minimized, and alternatives to the project. Commendy be made at the public hearing
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described above, or in writing. There is no feedmmmenting, and all comments
received will be considered by the City prior todiizing the EIR and making a decision
on the project.

Principal Planner Damon Golubics gave a brief oswnof the project and then
introduced Adam Weinstein from LSA Associates.

Mr. Weinstein explained the new impacts to the gubjthat have been added to the
DEIR. The DEIR is being recirculated and the n&amss identified to have impact on
the project include (1) hazard and hazardous madgerand (2) cultural and
paleontological resources.

Chair Railsback asked for questions on the profress commissioners to which there
were none.

Damon Golubics mentioned that new correspondencereeeived by the Department
and copies were provided for the Commissioners.

Commissioners discussed the monitoring procesgeatons and remediation and
related costs. Adam Weinstein explained that thegept will be monitored by an
independent monitor and cost to be worked out betviiee City and developer.

The public hearing was opened.

Kitty Griffin commented on the contents of two nesections of the DEIR. She
expressed concerns regarding the significant aravaidable impact this project will
have.

Belinda Smith stated that she is concerned abatgments in the cultural section being
adequate. She will submit all of her comments iitimg.

Don Dean spoke regarding the project and agreddBélinda Smith’s comments.

Dana Dean stated that she feels this is a firdt dfamany to come. She expressed
concern with some of the language in new sections.

Marilyn Bardet stated that she will be submittingpther letter addressing her concerns
to the DEIR. She has concerns that LSA has nqiguty been informed by Staff.

Commission Comments:

Chair Railsback stated that this meeting was fdslipucomment and that no action
would be taken by the Commission.

Commissioners discussed the EIR process. Adam dféeingave an overview of the
project and the EIR process. Staff will confirmattihe new commissioners have all
documents pertaining to this project.
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Damon Golubics stated that August 14, 2008 is tredline for the Final EIR Response

to Comments for final consideration and recommeandato send project to City
Council.

VI. COMMUNICATIONS FROM STAFF

Damon Golubics mentioned that the July 10, 2008timgevill be dedicated to the Valero

Improvement Project. Commissioners should haveived the original EIR and the new
addendum.

Vil.  COMMUNICATIONS FROM COMMISSIONERS

The Commission requested a discussion item in@ufugust regarding the Seeno/Benicia
Business Park project, specifically the trafficdstuequired for City Council review on October 7,
2008.

Vill. ADJOURNMENT
Chair Railsback adjourned the meeting at 8:08pm
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BENICIA PLANNING COMMISSION
CITY COUNCIL CHAMBERS

REGULAR MEETING MINUTES

Thursday, July 10 2008

7:00 P.M.
OPENING OF MEETING
A. Pledge of Allegiance
B. Roll Call of Commissioners
Present: Commissioners Richard Bortolazzo, RiclsEiree Syracuse, Brad
Thomas and Chair Fred Railsback
Absent: Commissioners Dan Healy (arrived late) Rod Sherry (excused)

Staff Present:. Charlie Knox, Community Developni@inector
Dan Schiada, Public Works Director
Gina Eleccion, Management Analyst
Kitty Hammer, Consultant
Kat Wellman, Contract Attorney

C. Reference to Fundamental Rights of Public A plague stating the Fundamental Rights of
each member of the public is posted at the entramtiés meeting room per Section
4.04.030 of the City of Benicia’s Open Governmendi@ance.

Il. AGENDA CHANGES AND DISCUSSION
None.

II. OPPORTUNITY FOR PUBLIC COMMENT

A. WRITTEN
None.

B. PUBLIC COMMENT
None.

IV. CONSENT CALENDAR




On motion of Commissioner Ernst, seconded by Comioner Syracuse, the Consent Calendar
was approved by the following vote:

Ayes: Commissioners Bortolazzo, Ernst, Syracubenias and Chair Railsback
Noes: None

Absent: Commissioner Healy (arrived late) and Cossioner Sherry (excused)
Abstain: None

A. Approval of Agenda

REGULAR AGENDA ITEMS

A. USE PERMIT FOR VALERO IMPROVEMENT PROJECT (VIP )
AMENDMENTS
07PLN-32
3400 East Second Street

BRIEF DESCRIPTION OF PROJECT:

Valero Refining Company requests approval of a Rsenit amending the Valero
Improvement Project (VIP) Use Permit approved i@20The VIP, as approved in
2003, is comprised of a number of project elem#rdsValero hoped to undertake at the
refinery over the ensuing seven years. Only adtthie project elements have been
constructed. Valero now wishes to modify portiohghe VIP to improve air pollution
control, energy efficiency, and flare minimizati@md to make other technical
modifications to VIP project elements based updaitéel engineering analysis of the
project as originally proposed. Valero requesés the December 31, 2009 use permit
expiration date be extended to December 31, 20&4ldw for construction of the
project as amended.

Recommendation: Approve the Use Permit for the Valero Improvememjétt
Amendments, based on the findings, and subjettet@dnditions listed in the proposed
resolution.

Charlie Knox noted that an agreement has been edduttween Valero and the Good
Neighbor Steering Committee for additional conditido commit to Provision 5 of the
June 5, 2003 Settlement Agreement regarding coasenvefforts. Charlie Knox
thanked Dana Dean, Marilyn Bardet, Chris Howe aateko staff for their efforts in
negotiating this agreement.

Kitty Hammer, Consultant, gave an overview of thejgct. She gave a history of the
refinery and the Valero Improvement Project (VIBhe noted that Valero is currently
working on crude tanks and low-sulphur diesel prigje The Federal EPA requires a
better scrubber be constructed by the end of 20h@ scrubber and a new hydrogen
unit are the main components of the VIP. An envinental assessment determined that
an addendum was the appropriate CEQA document.adttendum was circulated and
one comment was received from the Good Neighbaribig Committee. The VIP
amendments would further reduce emissions frometidentified in the original VIP
Environmental Impact Report. The City has deteediit can meet the water demands,
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including those related to the VIP. The refineag educed its water need. One
condition of approval is to incorporate the 2008I8ment Agreement as a formal
condition of approval. Staff is recommending tleenpit be conditioned to enforce a cap
regarding emissions. In addition, the color ofsheubber is being conditioned. The
scrubber will be stainless steel, with painteddattvork. Valero requested changes in
six of the conditions of approval. Valero alsouested to extend the Use Permit
expiration date to December 31, 2014. Staff recemas granting this extension. The
requested Use Permit would allow improvements toehse emissions. Staff
recommends approval with conditions.

Kitty Hammer introduced Tim Morgan and his statirfr ESA, who assisted on the
environmental assessment. In addition, she inted#inna Shimko, an attorney
working with ESA. Charlie Knox noted that Conditi#13 should incorporate the new
agreement between Valero and the Good Neighborigge€ommittee distributed at the
meeting.

Commissioners discussed the changes to conditidmetated to Valero and the Good
Neighbor Steering Committee.

The peer analysis was discussed. Kitty Hammerdnibiat the peer review was
conducted by environmental experts. ESA emplogs gxperts, who carefully
reviewed the CEQA analysis provided by Valero ilatien to the impacts of the project.

The addendum was discussed. The City oversawnthlgsas performed by ESA.

The increase in property tax revenue was discusSadrlie Knox noted that an
additional $500,000 per year in revenue is antteigpat buildout.

Mitigations related to water use were discusseitty Klammer noted that these
mitigations are related only to the VIP projectnyAvater shortage would require a
reduction in use.

The need for a Use Permit, based on the legal,andooning use, was discussed.
Charlie Knox noted that there wasn'’t a requirenfent Use Permit in 1968 when the
refinery came to Benicia.

The Mitigation Monitoring and Reporting Program (NRR) was discussed. Kitty
Hammer noted that there were no new significantaictg so the MMRP remains the
same and should be incorporated as an exhibietapgproved Resolution.

This project was discussed in relation to the BarBBusiness Park project. All of the
effects of the refinery were considered in the emunental analysis of the Benicia
Business Park project. Kat Wellman noted that Meddready has approval for the
project. This amendment simply allows additiorzlilities that result in reduction in
emissions.

AB32 was discussed in relation to the project. A&imko noted that the standard for
environmental review beyond an addendum to be mgmfisant impacts, which has
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been determined is not the case. Therefore nbdugnvironmental analysis beyond the
addendum is required. The addendum includes &tifjoation of the greenhouse gas
emission, which shows a decrease in emissiong iithendments are approved.

Kitty Hammer noted that the City has obtained meager, so there is an additional
water supply available. Regarding this conditivere is less impact with the additional
water supply. Dan Schiada, Public Works Direatoted that the additional water added
an additional 10,500 acre feet. There is stilllggiowater to provide for this project, as
well as other projects called out in the GenerahPincluding the Benicia Business Park
project.

Condition #14b was discussed. It is intended suenthat the scrubber gets built.

Regarding AB32 Charlie Knox noted that the Citgasnpleting a greenhouse gas
emissions inventory.

Don Cuffel, Principal Environmental Engineer, Valemgave a brief presentation on the
amendments. The amendments refine the previopphpeaed project, and do not
increase emissions. An overview of the scrubberatpn was given. The existing
hydrogen plant will be decommissioned. The newbgdn plant will consume internal
refinery fuel gas, thereby reducing flaring.

Commissioners questioned where Valero purchasesuite oil. A Valero
representative noted that it varies. Don Cuffébddhat the amendments also reduce
water use.

Commissioners questioned Valero’s approach to AB8zirements. Chris Howe,
Valero, noted that the agreement with the Good g Steering Committee specifies
Valero’s commitment to environmental issues. Maleould like to be recognized as an
environmental partner with the City.

Don Cuffel commented on flare issues. He notetlftaee is a safety critical device. It
safely combusts material that cannot be containdke plant. Steam is injected with
material going to the flare.

It was noted that up to 50 jobs may be createdrasut of the VIP.

The possibility of participation with other refines in a hydrogen grid was discussed.
There are no plans at this time related to thigegto

The public hearing was opened.

Dana Dean, Good Neighbor Steering Committee (GNS&)e noted that there have
been a lot of changes in the last 5 years that haga positive. The GNSC disagreed
with an addendum as the appropriate CEQA docum@limate change, water supply,
and reduction of greenhouse gas emissions are m@jgoerns. She noted that the
GNSC will not appeal if all items from Exhibit A@mcorporated as conditions of
approval. Air quality and monitoring have alwaysh a major focus of the GNSC. An
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overview of the agreement between Valero and th&GMWas given. The agreement
secures a reduction in water need. She notedhisawill reduce energy consumption as
well. She noted there is $1,000,00 for buffer land $1,000,000 for watershed land
acquisition.

Marilyn Bardet, founding member of Good Neighboee3ing Committee — She noted
that safety and environmental protection have adwmeen big issues and she appreciates
the current refinery staff. She commented on et ©f AB32. The required

reductions are going to be difficult to achievehe@redited Valero with the reductions
and acknowledged Don Cuffel for his work with th#izeén Action Panel (CAP). She
commented on impacts from global warming. Sheipgertive of the additional
conditions noted in Exhibit A.

Kevin Coleman, Business Agent for Local IBEW 18Be-commented on the work
between Valero and the Good Neighbor Steering Cateeni He believes this is a win-
win for Valero and the City, based on the amendetlitions of approval.

The public hearing was closed.

Commissioners commented on the collaboration betWedero and the GNSC. Air
quality, water consumption and AB32 were all nagsdconcerns to the community.

There were questions regarding soil analysis, @ddily in relation to the original EIR.
Charlie Knox noted that there has been some salysis for the Arsenal. Kitty
Hammer noted the Regional Water Quality Controli@dsas been monitoring water
guality and soils in the ground at the refinerjney are working to mitigate any
contamination.

Don Cuffel noted that there is a limit of 6 tong pear for fugitive VOC emissions so
that Valero is responsible for monitoring the intaey. He noted that BAAQMD
requires immediate repairs of any leaks.

Commissioners thanked Dana Dean and Marilyn Bdodeéheir work. In addition,
Valero was recognized for their work. The impodawof AB32 was reiterated. The
Benicia Business Park project was referenced, palty a bike/pedestrian trail. The
potential for a hybrid transportation system waggasted.

RESOLUTION NO. 08 =5 - A RESOLUTION OF THE PLANNIN G
COMMISSION OF THE CITY OF BENICIA APPROVING A USE P ERMIT FOR
AMENDMENTS TO THE VALERO IMPROVEMENT PROJECT (07PLN -32)

Kat Wellman suggested the following:

1. Eliminate #13

2. Leave #23, add “as amended by the July 10, Ze®@ement Agreement which
specifically sets forth in Exhibit A conditions approval, which are incorporated
by reference and included as additional conditmfregpproval of this amended
use permit.”



Don Cuffel agreed with the changes proposed. Heestgd that conditions not be
renumbered. Dana Dean noted there is an easemémt property that can be used
for a bike path. Chris Howe noted that Valero wiowbrk with the City on the use of
buffer zones for bike/pedestrian traffic.

On motion of Commissioner Ernst, seconded by Comioner Syracuse, the above
Resolution was approved, as amended, by the fallpwote:

Ayes: Commissioners Bortolazzo, Ernst, Healy, 8ysa, Thomas and Chair
Railsback

Noes: None

Absent: Commissioner Sherry

Abstain: None

VI. COMMUNICATIONS FROM STAFF

Charlie Knox noted that the Arsenal Specific Plalh lve on the August agenda.

Vil.  COMMUNICATIONS FROM COMMISSIONERS

Chair Railsback questioned if Tesla was lookingsimaice in Northern California and wondered if
Benicia had been contacted. Charlie Knox notetlitbdelieves they are looking at 2 specific
South Bay locations.

Vill. ADJOURNMENT
Chair Railsback adjourned the meeting at 9:17 p.m.




AGENDA ITEM
PLANNING COMMISSION MEETING: AUGUST 14, 2008

REGUL AR AGENDA ITEM
DATE : August 4, 2008
TO : Planning Commission
FROM : Damon Golubics, Principal Planner

SUBJECT : USE PERMIT FOR BODY ART AS AN ANCILLARY USE

PROJECT : Bombshell Hair and Ink
120 East G Street
08PLN-34
APN: 089-342-03

RECOMMENDATION:

Adopt a resolution approving application 08PLN-34 to establish an ancillary body art use
at 120 East G Street, with the condition that body art other than only facial aesthetic
treatments customarily incidental to salon use not be allowed.

EXECUTIVE SUMMARY:

A use permit is requested for body art use ancillary to an existing hair salon in the Town
Core zoning district per the Downtown Mixed Use Master Plan. Such use is consistent
with the directive of General Plan Policy 2.1.1 to support the historic small-town
character of the downtown, provided that body art at the salon is limited to facial
aesthetic treatments customarily incidental o salon use. The proposed ancillary use
would require expansion of the salon into an adjacent vacant area of the same building.

ENVIRONMENTAL ANALYSIS:

The proposal is Categorically Exempt under Section 15301 of the California
Environmental Quality Act (CEQA), which applies to interior alterations of existing
facilities.

BACKGROUND:

General Plan designation/Zoning: Downtown Commercial/Town Core (TC)

Existing use: Hair salon

Proposed use: Hair salon and body art as an ancillary use

Adjacent zoning and uses:
North: Neighborhood General (NG) / Commercial & multi-family residential
East: Neighborhood General (NG) / Leary residence (single-family residential)
South: Town Core (TC) & Neighborhood General-Open (NG-O) / Mixed use
West: Town Core (TC) / Sandoval’s Restaurant



SUMMARY:

Cheri Graf, owner of Bombshell Hair and Ink, seeks to expand existing salon services to
include body art. The hair salon currently occupies 568 square feet at 120 East G Street.
The proposed body art area would occupy an additional 261 square feet of currently
vacant commercial space adjacent to the existing salon.

Permanent Make-up vs. Non-facial Tattoos

The Downtown Mixed Use Master Plan requires use permit approval for any body art or
piecing business in the Town Core zoning district, which may only be considered as an
ancillary use to a permitted use. Body art customarily ancillary to a salon use consists of
“permanent make-up,” typically defined as:

Pigment applied to or under the skin of a person for the purpose of permanently or
semi-permanently changing the color or appearance of eyebrows, eyelids and Lps.

Permanent make-up as part of a salon is consistent with General Plan Policy 2.1.1, which
seeks to:

Ensure that new development is compatible with adjacent existing development
and does not detract from Benicia’s small town qualities and historic heritage,
(and to the extent possible, contributes to the applicable quality of life factors...)

These “factors” include safe neighborhoods, pedestrian-friendly streets, the “Main Street”
character of First Street, strong sense of community and civic pride, low-crime, small
town atmosphere, and numerous community-wide celebrations, cultural events, and
family-oriented activities. Allowing permanent make-up at Bombshell also would be
consistent with provision of facial body art by other salons in operation in the Town Core
zoning district since prior to adoption of the Downtown Mixed Use Master Plan. This
type of body art was discussed by the City Council when the use permit provision was
added to the Downtown Mixed Use Master Plan at the time of its adoption. Other forms
of body art not typically incidental o salons, such as tattooing of other regions of the
body, were not desired and would be inconsistent with General Plan Policy 2.1.1 by
detracting from Benicia’s small town qualities and not contributing to the “quality of life
factors” referenced.

Use Permit Findings
Benicia Municipal Code Section 17.104.060 requires the following findings be made by
the Planning Commission in order to approve any Use Permit request:

a) That the proposed location of the use is in accord with the objectives of this
title and the purposes of the district in which the site is located,

b) That the proposed location of the conditional use and the proposed conditions
under which it would operate or be maintained will be consistent with the
General Plan and will not be detrimental to the public health, safety, or
welfare of persons residing or working in or adjacent to the neighborhood of



such use, nor detrimental to properties or improvements in the vicinity or to
the general welfare of the city; and

¢) That the proposed conditional use will comply with the provisions of this title,
mcluding any specific conditions required for the proposed conditional use in
the district in which it would be located.

Conclusion

The proposal by Bombshell Hair and Ink is consistent with the required findings and
General Plan Policy 2.1.1 regarding the small-town atmosphere and character of
downtown, provided that body art at the salon is limited to semi-permanent and
permanent make-up treatments that are customarily incidental to salon use.

FURTHER ACTION:

Planning Commission action will be final unless appealed to the City Council within ten
business days.

Attachments:
2  Draft Resolution

a  Application (Project Description, Applicant’s Written Statement, Floor Plan)
0 Signatures in Support of the Request



DRAFT RESOLUTION



RESOLUTION NO. 08- (PC)

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
BENICIA APPROVING A USE PERMIT (08PLN-34) FOR AN ANCILLARY
BODY ART USE AT 120 EAST G STREET

WHEREAS, on June 3, 2008, Cheri Graf submitted an application for a body art
use ancillary to an existing personal service use (hair salon) at 120 East G Street in the
Town Core zoning district; and

WHEREAS, the Planning Commission at a regular meeting on August 14, 2008,
conducted a public hearing, considered all testimony and documents and reviewed the
proposed project.

WHEREAS, the Planning Commission at a regular meeting on August 14, 2008,
finds that the proposed project is Categorically Exempt under Section 15301 of the
California Environmental Quality Act (CEQA) because the ancillary use would be
accommodated in existing developed commercial space.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of
the City of Benicia hereby approves a use permit for an ancillary body art use at 120 East
G Street.

BE IT FURTHER RESOLVED that the Planning Commission of the City of
Benicia hereby approves a use permit allowing an ancillary body art use as part of an
existing hair salon at 120 East G Street, provided that body art at the salon is limited to
facial permanent make-up treatments, specifically: pigment applied to or under the skin
of a person for the purpose of permanently or semi-permanently changing the color or
appearance of eyebrows, eyelids and lips.

BE IT FURTHER RESOLVED that the City Council of the City of Benicia
finds that:

a) The proposed location of the use is in accord with the objectives of this title
and the purposes of the district in which the site is located. Adding an
ancillary body art use limited to permanent facial make-up to downtown
would not detract from the small-town character of Benicia and would be
consistent with the purpose and intent of the Downtown Mixed Use Master
Plan;

b) The proposed location of the ancillary use and the conditions under which it
would operate and be maintained will be consistent with the General Plan and
will not be detrimental to the public health, safety, or welfare of persons
residing or working in or adjacent to the neighborhood of such use, nor
detrimental to properties or improvements in the vicinity or to the general
welfare of the city. The proposed body art business is compatible with
adjacent existing development and policies in the General Plan; and



¢) The proposed ancillary use will comply with the provisions of Title 17 of the

Benicia Municipal Code, including any specific conditions required for the
proposed conditional use in the district in which it would be located. As
referenced in the General Plan, new businesses should support safe
neighborhoods and streets, pedestrian-friendly streets, the “Main Street”
character of First Street, open vistas of historic sites and buildings, strong
sense of community and civic pride, low-crime, small town atmosphere, and
numerous community-wide celebrations, cultural events, and family-oriented
activities.

BE IT FURTHER RESOLVED that the Planning Commission of the City of
Benicia hereby approves the Use Permit subject to the following conditions:

1,

The plans and information submitted for the project [dated received June 3,
2008] shall be on file with the Community Development Department.

“Body art” as allowed in the Town Core zoning district shall be defined as
“pigment applied to or under the skin of a person for the purpose of
permanently or semi-permanently changing the color or appearance of
eyebrows, eyelids and lips,” and may also be referred to as “permanent make-
up.”

“Tattooing,” which shall not be allowed as “body art” in the Town Core
zoning district, shall be defined as:

Indelible marking or coloring of the skin with a needle by injecting ink,
dye, or other coloring material upon or under the skin so as to leave a
permanent mark or designs on the skin, except that tattooing does not
include “permanent make-up” provided as an ancillary use to a beauty
shop, hair salon, day spa or other similar service or retail establishment.

At no time shall “tattooing” be allowed at the subject location or elsewhere
within the area of the Downtown Mixed Use Master Plan and shall be
considered a zoning violation and grounds for use permit revocation.

The permittee shall obtain all necessary permits from the Solano County
Environmental Health Department or other jurisdictional agency prior to
commencement of the use.

Hours of operation of the ancillary body art business shall be limited to 9:00
a.m. to 9:00 p.m. daily.

The ancillary body art business shall not be visible from any public area
outside of the subject building and shall not have private work stations, in
order to maintain adequate interior visibility.



8. City staff shall be allowed to inspect the ancillary body art business for
compliance with these conditions of approval. Adequate notice of inspection
shall be given to the permittee.

9. The applicant or permittee shall defend, indemnify, and hold harmless the
City of Benicia or its agents, officers, and employees from any claim, action,
or proceeding against the City of Benicia or its agents, officers, or employees
to attack, set aside, void, or annul an approval of the Planning Commission,
City Council, Community Development Director, or any other department,
committee, or agency of the City concerning a development, variance, permit
or land use approval which action is brought within the time period provided
for in any applicable statute; provided, however, that the applicant’s or
permittee’s duty to so defend, indemnify, and hold harmless shall be subject to
the City’s promptly notifying the applicant or permittee of any said claim,
action, or proceeding and the City’s full cooperation in the applicant’s or
permittee’s defense of said claims, actions, or proceedings.

* ok kok

On a motion of Commissioner , seconded by Commissioner

, the above Resolution was adopted by the Planning Commission of the
City of Benicia at the regular meeting of said Commission held on the 14th day of
August, 2008, and adopted by the following vote:

Ayes:
Noes:
Absent:
Abstain:

Charlie Knox
Planning Commission Secretary



APPLICATION



Planning Application Form
Regarding question #3
Project Description:

Addition of permanent art studio inside existing Hair Salon “Bombshell Hair and Ink”.
Hair Salon space existing square footage 568.15. Proposed separate space for permanent
art studio 261.25 square feet.

Hours of operation are Tuesday thru Saturday, 10:00am thru 9:00pm. Mostly by
appointment only.

Existing space to be used for tattooing has hand washing facilities inside room per Osha
Standards. Door leading to G street from tattoo room is an. EXIT only, and does not
open from the outside. Two doors leading in and out of tattoo room from the hair salon,
one for employees only, and one for clients who are of age. Legal age for tattooing in
state of California is 18 years of age with proper LD. will be strictly enforced.

Windows that lead to G Street with be covered during any type of tattooing service, so as
the public will not see a tattoo being performed.



Written Statement:

The number of people in the Hair Salon are 4 stylists, and a part-time assistant. The
number of customers could be 0-2 people per stylist at any given time.

‘There will be one part/full time tattoo artist, and myself, a part time tattoo artist by
appointment only. Each tattoo artist will only have one client at a time.

Our location is limited to side-street parking or parking on First Street. There is currently
a 30 minute green zone on East G Street. We will have normal vehicle traffic as does any
customer related business in Benicia.
Our Days of operation are Tuesday thru Saturday. Closed on Sunday and Monday.
Business hours range from 10:00am till as late as 10:00pm, while most of the time we are
closed by 8:30pm.
We have no outdoor areas except the sidewalk area in front of our store windows.
No new structures are being added at any time.
The former use of this site for a 5-6 months was “The Computer Doctors” a computer
repair store.

Previous to that it was a golf store called “The Shaft Shop”.
There will be no noise, or anything that would be considered unlawful.
There are no hazardous materials or chemicals involved in this business.
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SIGNATURES IN SUPPORT
OF THE REQUEST



Bombshell Hair and Ink is a high-end hair salon that would like to add
permanent art “tattooing” to their list of services. Please sign below if you
would like to support our request of adding this service.
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AGENDA ITEM
PLANNING COMMISSION MEETING: AUGUST 14, 2008

PUBLIC HEARING
DATE : August 4, 2008
TO : Planning Commission
FROM : Charlie Knox, Community Development Director

SUBJECT RECOMMENDATION TO CITY COUNCIL ON THE LOWER
ARSENAIL MIXED USE SPECIFIC PLAN AND EIR

RECOMMENDATION:

Recommend that the City Council certify the Environmental Impact Report and adopt the Lower
Arsenal Mixed Use Specific Plan, with modification of Action 4.6.2 to prohibit granting of City
permit for alteration of any structure in the Plan area more than 50 years old until the Lower
Arsenal historic resource inventory has been updated.

EXECUTIVE SUMMARY:

An Environmental Impact Report (EIR) has been completed for the Draft Lower Arsenal Mixed
Use Specific Plan. Public comment on the Plan and EIR has focused on whether historic
resources will be adequately protected, and whether residential uses should be included given
potential hazards and compatibility with nearby industrial operations.

The suggested modification to Specific Plan Action 4.6.2 is intended {0 ensure preservation of
historic resources, including the Plan area as a whole and the National Register Historic Districts
within it.

The only single-family component of the Plan is 22 homes at 1025 Grant Street, but the
appropriateness of live/work and mixed-use residences has also been a topic of public comment.
Accordingly, the Planning Commission may wish to make a specific recommendation to Council
regarding whether these types of residential uses should be allowed in the Plan area. (Work/live
units, in which living space is subordinate to relatively intensive manufacturing-type activities,
have not been identified by EIR commenters as potentially incompatible with existing nearby
uses.)

BUDGET INFORMATION:

General Fund monies for the Plan and EIR were allocated in FY 2006-2007.



ENVIRONMENTAL ANALYSIS:

The Draft EIR (DEIR) was released for public review from July 19, 2007 to September 6, 2007.
In response to public comment, “significant new information” (as defined by California
Environmental Quality Act (CEQA) Guidelines Section 15088.5) was added to the DEIR, and
the revised document was recirculated from April 22, 2008 to July 22, 2008. The significant new
information inchuded hazards and cultural resource impacts not previously identified in the
DEIR.

Previously, there were two mitigation measures identified in the Hazards and Hazardous
Materials section of the EIR. The original measures dealt with what must occur when hazardous
materials are uncovered. An additional measure was added in the recirculated DEIR that
acknowledges the potential presence of hazardous materials throughout the lower Arsenal area
and directs property owners to investigate and remediate contaminated areas if discovered.

The Cultural and Paleontological Resources section of the recirculated DEIR retained eight of
the original 13 mitigation measures pertaining to cultural resources and added a mitigation
measure to address construction of new buildings that could adversely affect National Historic
Register District D in the South of Grant Street Zone. Information contained in the five deleted
mitigation measures were incorporated into other mitigation measures based on the significant
new information added to the DEIR.

BACKGROUND:

The Benicia General Plan establishes a Lower Arsenal Mixed Use designation for approximately
50 acres generally bounded by 1-780, the Port of Benicia, and residences east of East 7th Street.
In August 2006, the City began a process to involve citizens in planning for preservation and
change in the lower Arsenal with a community workshop and stakeholder interviews, followed
by a multi-day charrette in September 2006. In January 2007, the Planning Commission
recommended the Draft Lower Arsenal Mixed Use Specific Plan to the City Council, and
Council initiated environmental review of the Draft Plan in February 2007. The Planning
Commission held an EIR scoping hearing in April 2007, and the DEIR was published in July
2007. The recirculated DEIR was published in April 2008, and the Planning Commission held a
public hearing on the recirculated DEIR in June 2008.

SUMMARY:

The Draft Plan includes a different set of development and land use standards for the Lower
Arsenal area than are presently established by the zoning ordinance. The Plan includes standards
for building form, architecture, open space, and circulation. These standards will replace current
zoning provisions for allowable uses, permit requirements and site development; however, the
Arsenal Historic Conservation Plan will continue to provide additional design guidelines that
will supersede the Specific Plan provisions in the event of any conflict (Appendix B compares
Specific Plan provisions to the Conservation Plan).



The DEIR describes “the project” per CEQA as Option 2 in the March 30, 2007 Lower Arsenal
Mixed Use Specific Plan Draft for Environmental Review. The DEIR also presents alternatives
to Option 2, which differ only in their treatment of the Jefferson Ridge area. Option 2 and the
DEIR alternatives are set forth below: :

» Option 2 calls for 185,000 sq. ft. of new mixed-use development on the Jefferson Ridge
in seven major buildings designed to complement the existing formal military
architectural and spatial arrangement of the site.

~ The DEIR alternatives to Option 2 are:

»  Option | identified in the Draft Specific Plan, which would preserve and rehabilitate
existing structures without the addition of new ones. This alternative would require
financial control of the ridge area by an entity able to afford the conservation effort
without additional development. Possibilities include purchase, conservation easement,
and/or transfer of development rights.

= Option “1.5,” which would allow two new commercial buildings of approximately
35,000 sq. ft. each, and dedicate most of the existing open space to a memorial park.

» Senior Housing, which would place 50 below-market-rate apartments in one new
building above Jefferson Street and 30 market-rate townhouses in nine structures below
Jefferson Street.

Option 1 and the Senior Housing alternative propose to utilize existing streets; Option 1.5 would
add a new street and remove an existing one; and Option 2 calls for construction of several new
rights-of-way. Option 1 is identified as the environmentally superior alternative.

FURTHER ACTION:

The Planning Commission recommendation will be forwarded to the City Council for action.

Attachments:
o Draft Resolution
o City Attorney Response to Marilyn Bardet
a Environmental Impact Report (Recirculated Draft EIR plus Responses to Comments) **
a  Lower Arsenal Mixed Use Specific Plan **

®% [fviewing online, these attachments are available to view in the Community Development
Department or the Benicia Public Library in the August 14, 2008 Planning Commission packet.
In addition, all documents are available on the City's website (www.ci. benicia.ca.us Junder
Community Development/Current Projects/Arsenal Plan.




DRAFT RESOLUTION



RESOLUTION NO. 08- (PC)

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF BENICIA
RECOMMENDING CITY COUNCIL APPROVAL OF THE LOWER ARSENAL
MIXED USE SPECIFIC PLAN AND CERTIFICATION OF THE ACCOMPANYING
ENVIRONMENTAL IMPACT REPORT

WHEREAS, a Draft Lower Arsenal Mixed Use Specific Plan to implement the Lower
Arsenal Mixed Use Designation of the Benicia General Plan has been prepared and subject to
public review; and

WHEREAS, the Community Development Department prepared an Initial Study
consistent with the California Environmental Quality Act (CEQA), as amended; and

WHEREAS, the Planning Commission held a public hearing on April 12, 2007 to solicit
public comment on the scope of the Draft Environmental Impact Report (DEIR); the DEIR was
published July 19, 2007, and the public comment period ran until September 6, 2007; the DEIR
was recirculated from April 22, 2008, to July 22, 2008 to disclose significant new information in
the form of hazards and cultural resource impacts not previously identified and mitigation
measures to address those impacts; and the Planning Commission held a public hearing on June
12, 2008 to receive public comment on the recirculated DEIR; and

WHEREAS, the Planning Commission at a regular meeting of August 14, 2008 held a
public hearing on the draft Lower Arsenal Mixed Use Master Plan and proposed Final
Environmental Impact Report for the project, and considered other pertinent documents,
information and all public comment.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City
of Benicia recommends that the City Council approve the Draft Lower Arsenal Mixed Use
Specific Plan and certify the accompanying Final Environmental Impact Report EIR), based on
the following findings:

1. The Draft Lower Arsenal Mixed Use Specific Plan shall incorporate by reference
all of the EIR mitigation measures to lessen all potentially significant
environmental effects described in the EIR to a less-than-significant level.

2. Any development proposals resulting from the implementation of the Lower
Arsenal Mixed Use Specific Plan will be evaluated in accordance with Section
15002 (d) of the CEQA Guidelines. Prior to approval of any new projects within
the Lower Arsenal Mixed Use Specific Plan area requiring Use Permit or Design
Review approval, the City shall conduct project-specific environmental review to
determine whether the project would cause any significant environmental impacts
and, where possible, identify measures to mitigate any potential significant
environmental impacts.



Implementation of the Lower Arsenal Mixed Use Specific Plan would not result
in a significant environmental impact on the Arsenal District, and would not
eliminate important examples of major periods of California history or prehistory.

The Lower Arsenal Mixed Use Specific Plan has impacts that are individually
limited but cumulatively considerable, and based on the findings of the
Environmental Impact Report, the Lower Arsenal Mixed Use Specific Plan would
not result in significant cumulative environmental effects, except for Air Quality
as the City of Benicia is in an area of regional “nonattainment” status. The City
Council will be required to consider a Statement of Overriding Consideration for
this air quality impact.

Adoption of the Lower Arsenal Mixed Use Specific Plan by the City Council
would fulfill provisions of the General Plan that specify that the Lower Arsenal
area promote mixed use development through a proactive master plan created by
stakeholders that, among other things, evaluates historic preservation of buildings,
public access, circulation, affordable housing, live/work space, infrastructure
needs, potential for economic development and revenue enhancement of the City,
reconsideration of uses in the lower Arsenal, restrictions on hazardous materials
and waste, and improving the public process for project approval.

L

On motion of Commissioner , seconded by Commissioner , the above Resolution was
adopted by the Planning Commission of the City of Benicia at a regular meeting of said
Commission held on the 14" day of August, 2008 by the following vote:

Charlie Knox

Planning Commission Secretary



CITY ATTORNEY RESPONSE
TO MARILYN BARDET



City Attorney’s Office

MEMORANDUM
Date: August 5, 2008
To: Charlie Knox, Community Development Director
Erom: Heather C. Mc Laughlin, City Attorney
Re: Marilyn Bardet’s Questions on the Lower Arsenal Mixed Use Plan

Below please see my brief answers in italics fo Ms. Bardet’s questions.

1) What is the nature of the city's liability if the
council approves the LAMUSP with the inclusion of
residential, if now, or at any time in the future,
residential use can be entertained, under Form Based
Code, for any particular new infill or rehabbed
building in the lower Arsenal?

There is no particular liability since any uses will be reviewed and go through the
planning process. Projects will be conditioned as appropriate.

2) From a legal standpoint, what is the necessary
context in which to discuss the standards to be set
for "site characterization", "scope of investigation”,
"oleanup levels" for lower Arsenal properties
considered for "highest and best use", e.g., for
residential development now or at any time in the
future?

Standards should be set at the time a project is proposed. This allows “state of
the art” technologies and practices fo be considered. It also allows the type of
project to factor into the scope of the investigation and proposed cleanup.

3) Based on our (yours, the City's, the community's,
the CAG's) knowledge of CAL-EPA's requirements and
standards developed for designing a scope of work for
the Tourtelot investigation and cleanup of
contaminated soils and "OE", please describe how those
standards will bear on Arsenal property owners if and
when any one stakeholder is determined to build family
housing on his or her property.



Community Development Director
August 5, 2008

Page 2

The applicable standards at the time of a proposal will apply. Typically,
residential projects require a much more thorough cleanup or barrier to prevent
contact with contaminants.

4) Please discuss the feasibility, from a legal
standpoint, of developing consensus among all property
owners, if and when any one property owner decides to
pursue "residential" development. Could the Specific
Plan itself insist on complete characterization and
investigation of the entire lower Arsenal for the
protection of any one property developer's interest in
building residential?

It is only feasible to develop consensus if all the parties are willing and interested.
Based on my knowledge of the Arsenal, it does not seem legally possible 10
require, as part of the Specific Plan, “complete characterization and
investigation” to allow one specific project. Other property owners may have no
interest in “complete characterization and investigation.”

5) Please identify the main precedent-setting
standards developed by Cal-EPA as lead agent to
address the Tourtelot site investigation and cleanup

of military hazards for prospective residential
development.

How do those standards affect our legal understanding
of the LAMUSP DEIR's assertions (in the Hazards
Section, under "Mitigations") that individual property
owners will be responsible for investigating their
properties, if and when they should "discover
anything"? Please discuss the use of hindsight here,
since we know Granite Managment's knowledge of the
problem of the existence of the "North Valley tunnels"
didn't really stop them from "going forward",
excavating over 600,000 cubic yards of soil, against
fed RCRA laws. . . It was much later that live
ordnance and metal frag were found.

The Tourtelot standards provide us a starting point for cleanup and investigation.
In the years since the Tourtelot project, advances have probably been made in
technology and should be considered. Although the State and Federal agencies
have not finished their work in the Arsenal, the work fo date does provide a pretly
good indication of which parcels need more investigation. Property owners will
be required to do the necessary investigation and remediation for thely projects.



Community Development Director
August 5, 2008

Page 3

6) Now that we have hindsight, thanks to 7-year
Tourtelot investigation, about what quite potentially
could be encountered in the lower Arsenal (ordnance,
OE frags, powders, contaminated soils, TCE,
hydrocarbons, etc. ete...) on properties and in nearby
existing Army landfill identified below the
Clocktower, is it possible to allow ANY property
owner, including the City, to turn over a teaspoon of

* dirt without prior authorization from Cal-EPA?

cel

Yes. For most areas of the Arsenal it is very possible to turn over small
quantities of dirt. The City is working with the Department of Toxic
Substances Control on an “ordnance ordinance” to allow excavations in
the Arsenal. The ordinance would allow digging to a depth of 12 inches
without special permifs.

7) Describe, from a city legal perspective, your
view of the controversy between the Army Corp and
DTSC, involving standards of site characterization
used by the Army Corps for its "Arsenal FUDS
Restoration Program" ,~1997-2005. Also, describe the
impact of the suspension of the investigation for lack
of funding on the conclusions of the LAMUSP DEIR
re-circulated Hazards Section. ) and the standards
that Cal-EPA implicitly references in its several
letters to the city dated March 27, 2007 and Sept 6
(?) 2007. by the Tourtelot for levels of site
characterization and investigation and cleanup
required for residential development where the site
has been a "formerly used defense site”.

The current controversy further highlights that the Tourtelot project approach

was a good idea in terms of “getting it done.” The lack of cooperation between
the State and Feds is bureaucracy at is finest.

ety C//%é/fﬁ\

City Manager
Kat Wellman



FINAL ENVIRONMENTAL IMPACT REPORT

(** If viewing online, this attachment is available to view in the Community Development
Department or the Benicia Public Library in the August 14, 2008 Planning Commission packet.
In addition, all documents are available on the City’s website (www.ci benicia.ca.us Junder
Community Development/Current Projects/Arsenal Plan.)




LOWER ARSENAL MIXED USE SPECIFIC PLAN

(** [fviewing online, this attachment is available to view in the Community Development
Department or the Benicia Public Library in the August 14, 2008 Planning Commission packet.
In addition, all documents are available on the City’s website (www.ci.benicia.ca.us Junder
Community Development/Current Projects/Arsenal Plan.)




