RESOLUTION NO. 08 (PC)

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
BENICIA RECOMMENDING CITY COUNCIL CONSIDERATION OF
VESTING TENTATIVE MAP, MASTER PLAN OVERLAY, AND REZONING
APPROVAL FOR THE BENICIA BUSINESS PARK PROJECT

WHEREAS, On October 6, 2004, Discovery Builders submitadapplication
for Vesting Tentative Map, Master Plan Overlay &®&toning for the Benicia Business
Park project; and

WHEREAS, the proposed project is located in northeasterndgeand consists
of 527.8 acres of undeveloped land bounded ondhthsnd east by East’Street. The
western boundary is an irregular property line tiexterally parallels the alignments of
West Channel Road and Industrial Way. The nortpeoperty line is also irregular and
is bounded in part by the City of Benicia Waterdtneent Plant and Lake Herman Road;
and

WHEREAS, the revised project includes:

* Rezoning of the site to apply the Master Plan Quedesignation and adjust
the General Commercial and Limited Industrial zgrgstrict boundaries;

» Subdivision of the site into 80 lots ranging frord 10 5.4 acres;

» Development of approximately 150 acres of limitedustrial and 35 acres of
commercial land uses, with approximately 2.35 millsquare feet of
industrial building space and 857,000 square feebmmercial uses —
projected to result in the direct creation of 4,53#5s;

* Open space totaling 312 acres, including buffergréserve drainages,
topographic features and the rural character oelld&rman Road;

» Utilities and infrastructure, including 30 acreso@ds; and

* Two 1,000,000-gallon tanks to supply water for pheject.

WHEREAS, the City Council certified the Environmental Imp&zport (EIR)
for the project on February 19, 2008; however, Cdwaiso determined that the project
as proposed could not be approved due to inconsigtgith the City’s General Plan; and

WHEREAS, the applicant submitted a revised Vesting Tentdap, Master
Plan Overlay and Rezoning application March 20,82@Md a proposed EIR Addendum
and letter regarding traffic impacts on March 280&; and

WHEREAS, the Planning Commission at a regular meeting onl AP, 2008,
conducted a public hearing, and considered testyraod documents regarding the
revised project.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of
the City of Benicia recommends that the City Coloensider adopting the following



findings in the event Council chooses to approeepitoposed Benicia Business Park
project:

Vesting Tentative Map

a)

b)

d)

The proposed map is consistent with the apgigaitmvisions of Benicia
Municipal Code Title 16 (Subdivisions) and CityRénicia General Plan goals,
policies and programs; and

The site is physically suitable for the typedelelopment, as the majority of the
site terrain will be maintained in its current staand the site contains no known
constraints to development of the proposed proged;

The site is physically suitable for the propodedsity of development, as the
proposed development generally conforms to theiagisopography of the site,
contains no known easements that would constraipiibposed development and
can therefore support the proposed density of dpweént; and

The design of the subdivision and proposed iwgments will not cause
substantial environmental damage or substantialtlysevoidably injure fish or
wildlife or their habitat, as the revised projetans would not create a substantial
or potentially substantial adverse change in arth@fphysical conditions within
the area of the project due to March 2008 revistormoject design and
mitigation measures prescribed in the project Emritental Impact Report (EIR)
that when implemented will reduce such impactess{than-significant levels;
and

The design of the subdivision and the type gfromements will not cause serious
public health problems since all building, fire atineering codes and
standards enforced by the City of Benicia can aitido& met as part of the
proposed project; and

The design of the subdivision or the type of imgements will not conflict with
easements, acquired by the public at large, foesscthrough or use of the
property within the proposed subdivision, since&known easements traverse the
project site.

MP Master Plan Overlay District

a)

b)

The proposed Master Plan conforms to the Geésal as the revised
development plan is now consistent with applic&émeral Plan goals, policies
and programs; and

The proposed Master Plan complies with the lasgland development

regulations of the base zoning districts and de¢significantly alter the
regulations since specific design guidelines aesqibed for all future

Page 2



commercial and industrial projects to be constmaigté¢hin the development site;
and

c) The project can be adequately, reasonably amdeciently served by public
services, utilities and public facilities, as nembjic services, utilities and public
facilities will be required and constructed as @enry development of the phased
project.

BE IT FURTHER RESOLVED THAT the Planning Commission recommends
that the City Council adopt the following condit®im the event Council chooses to
approve the proposed Benicia Business Park project:

General

1. This approval shall be of no force and effedess and until the City Council
approves a Mitigation Monitoring and Reporting Reog and EIR Addendum for
the project.

2. The plans and maps submitted for approval amdldement of the site shall
substantially comply with the plans prepared byeSa@nd Associates Landscape
Architects and Morton and Pitalo, Inc., dated Ma2h 2008 on file in the
Community Development Department consisting of &hkeel, L-2, L-3 and
Sheets labeled “Vesting Tentative Map,” “Prelimyp8&rainage Plan,”
Preliminary Sewer and Water Plan,” “Phasing PlaMaster Plan,” subject to the
conditions contained in this resolution.

3. This approval shall expire two years from thfe@fve date of adoption of a City
Council Resolution of approval of the vesting téiRtamap and rezoning, unless
made permanent by the issuance of building peranmitisrecordation of a final
map, unless an extension of time is requested jppiebaed by the City Council
prior to the expiration of the two years.

4. This project shall adhere to all applicable oadices, plans, and specifications of
the City of Benicia in effect at the time the VasgtiTentative Map was submitted
and shall obtain any and all permits required yepgovernment agencies
having jurisdiction over the project. Any alteratiof the approved plans,
including substitution of materials, shall be resped in writing and approved by
the Community Development Department prior to clesngeing made in the
field. Depending on the degree of the any propedtedation of the approved
plans, the Community Development Director shaled®aine whether such
change shall be reviewed by the Planning Commissitomor changes shall be
reviewed and approved by the Community Developrbémctor, and substantial
and significant changes to the project shall béeeseed and approved by the
Planning Commission. Minor changes shall be defametechnical errors or
minor omissions that do not significantly change éhiginal project approval.
Substantial and significant changes to the projeailve relocation of roads,
sidewalks, buildings, changes in landscaping desighmaterials, changes in the
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proposed grading of the site, proposed changesbhgaservices to the site, and
any changes to the commercial or industrial degigdelines applicable to the
project.

5. Prior to filing of a Final Map, the applicantadlhsubmit draft Covenants,
Conditions and Restrictions (CC&Rs) for the projedtich shall be subject to the
approval of the Community Development Director &mel City Attorney. The
CC&Rs shall address landscape maintenance of eawely nreated lot,
maintenance of the proposed open space areasl| atitea areas of concern as it
pertains to this development as directed by thg @iBenicia. The CC&Rs shall
be recorded with the final subdivision map.

6. No Adult Business as defined by the Benicia Mipal Code shall be allowed in
the Benicia Business Park project. Any office usgppsed in the Limited
Industrial - IL portion of the project site may permitted with Use Permit
reviewed and approval by the Planning Commissiant & the Planning
Commission’s review of a Use Permit request sinaluide detailed parking data
and analysis that clearly shows that the proposedldpment will have adequate
on-site parking and traffic impacts associated whthoffice development will be
mitigated and not substantially or significantlypatt surrounding development
sites or existing businesses.

7. All mitigations measures set forth in the Enmimeental Impact Report are hereby
incorporated by reference and made conditionsisfapproval.

8. American with Disabilities Act (ADA) disabled @ss shall be provided
throughout all areas of the project. This includaeblic and privates areas of the
Benicia Business Park.

9. Thirty (30) days prior to any grading or demiolitonsite, the applicant shall
notify all tenants and property owners within a’3@@ius of any particular
project phase the intended date of constructidme riotice shall contain a contact
number and contact person at Discovery Buildeisagyent, and a contact
number and contact person with the constructionpaoy or its agent for the
public to contact with complaints or concerns. Téce shall include allowed
construction hours. The notice shall include thetact number for the Solano
County Environmental Health Department vector aantihe notice shall
remind the public to patrol their foundations andridation vents and openings to
secure them against vectors.

10. A 4’ x 8 painted sign shall be posted onstterpto initiation of any onsite work,
including clearing and grubbing, and shall remaisite through the duration of
such work. This sign shall contain the contact banmand contact person at the
Discovery Builders or its agent, and a contact nemaimd contact person with the
construction company for the public to contact vatimplaints or concerns.
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11. Prior to acceptance by the City, the propod&dAtidendum will require analysis
of data regarding changes to the project to supgsocbnclusions. The applicant
shall also provide an updated Urban Decay analgsieview and consideration
by the City.

12. No more than 50% of the area zoned General Gooiah- CG shall be used for
Eating and Drinking Establishment use unless arfitgnCommission Use Permit
is first obtained. Pedestrian access throughdhenercial area to the Eating and
Drinking Establishments shall be maintained.

13. The project, if approved, includes all writtdmmitments made by the applicant
as specified in all written documents submittegas of the application as
contained in the project file.

14. Prior to issuance of a building permit the agapit shall file a Final Map in
conformance with the Subdivision Map Act and lomalinances that covers all
phases of the project.

15. Prior to issuance of a building permit the aapit shall enter into a bonded
subdivision improvement agreement for the instaliabf the public
improvements and grading necessary to accommaduatprbject. Plans for these
improvements shall be designed by a Registered BEingineer and in
conformance with the City's Engineering Design 8&ads. Improvements shall
include brick patterned sidewalk, a looped watstesy, public sewer extension,
and storm drainage improvements incorporating steater run-off best
management practices and conforming to the HydyoReport prepared for this
project dated February 18, 2004 on file with the@wnity Development
Department. The applicant shall complete all wemkompassed by the
subdivision improvement agreement prior to issuari@Certificate of
Occupancy.

16. The grading plan shall be prepared by a regidteivil engineer and comply with
the requirements of a soils report prepared far pndject and the City's Grading
Ordinance. An erosion control plan shall be incoaped into the grading plan.
Also included shall be a Storm Water Pollution raion Plan incorporating
best management practices and complying with thgsCstorm Water
Ordinance.

17. Prior to issuance of a building permit for atigalar phase of the project or
individual building to be constructed within theopact site, the applicant shall
pay all school, traffic impact and other applicathelopment fees.

18. Prior to final map approval, a geotechnicabrephall be prepared by a registered
geotechnical engineer, and all recommendationseofdport shall be
incorporated into the final engineering designdach structure onsite to avoid
potential geologic impacts.
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19. Prior to issuance of a building permit the aapit shall grant to the City
easements on the Final Map necessary to accommibégfgoject, including
water, sewer, and access easements.

20. The site shall be provided with Fire apparaittess roads and water/hydrants to
meet California Fire Code Article 9. All improventer development plans
require Fire Department approval.

21. A Property Owner Association shall be establishy the developer to install and
maintain private and public access, and storm wignage, and open space and
common areas. The documents governing the Pro@evher Association must
be approved by the City Attorney prior to recordatof the Final Map.

22. The applicant or permittee shall defend, ind&mand hold harmless the City of
Benicia or its agents, officers, and employees famy claim, action, or
proceeding against the City of Benicia or its ageafficers, or employees to
attack, set aside, void, or annul an approval @f@ity Council, Planning
Commission, Historic Preservation Review Commiss@ommunity
Development Director or any other committee, agencylepartment of the City
concerning a development, variance, permit or laselapproval which action is
brought within the time period provided for in aagplicable statute; provided,
however, that the applicant's or permittee's duoityat defend, indemnify, and hold
harmless shall be subject to the City's promptiyfyiag the applicant or
permittee of any said claim, action, or proceedaind the City's full cooperation
in the applicant's or permittee's defense of siens, actions, or proceedings.

Site Plans

23. Site plans shall be coordinated with adjoirpngjects to take advantage of
similar perimeter landscape themes, common acoessgnilar features.
Particular care and coordination should be consitles it pertains to bioswale
features, LEED standards and other design guideforea particular project.

24. Water quality features such as bioswales amddiention basins shall be
integrated in a cohesive and logical manner and éalkvantage of site
topography, orientation and visibility.

25. Impervious paving shall be used in-lieu of p@wg paving wherever possible.
Paving should be reduced to the minimum neceseagdomplish site
circulation and parking needs.

26. Recycled products for driveway and parkingolase material shall be used.

27. Building setbacks and coverage shall compli wie limitations specified in
Benicia Municipal Code Section 17.32.030.
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28. Buildings shall be located and oriented to mte\a strong visual and functional
relationship with the site, adjacent sites, andimethoroughfares. Where
feasible, accessory facilities such as mechangapenent, trash collection,
storage areas, and vehicle service areas sholddtdied away from portions of
the site visible from public roadways or adjacemipgerties with dissimilar
improvements.

29. Underground utilities shall be installed in@cance with Benicia Municipal
Code Section 17.70.230.

30. An ultra-high bandwidth broadband fiber netwshlall be installed that serves all
lots and businesses.

Circulation, Parking and L oading

31. Pedestrian access to primary building entraslcal be separated from auto
access by walkways to the extent possible. Vigigmking shall be located near
the entrance of the building and should be remdred loading areas and truck
parking areas to the extent feasible.

32. Driveway access along streets shall be keghtetoninimum width essential for
proper industrial traffic circulation. Drivewaysalid be aligned with existing or
planned driveways on the opposite side of the streeriented to existing or
future street median breaks. Where possible, daysvghall be located to avoid
arterial streets, close proximity to street corrmradjacent driveways and areas
with restricted visibility.

33. In order to minimize interference with streletwalation, a minimum driveway
length of twenty feet shall be required betweenpitugerty line and the first
parking stall.

34. Parking lots or stalls that require backingdily into public streets are prohibited
by Benicia Municipal Code Section 17.74.130. Alngarking areas shall
facilitate forward movement into public streetsasgd a variance is granted by the
Planning Commission.

35. Parking and loading facilities shall be su#fiti to serve each business without the
need to park on adjacent streets. Each projedtatrabply with the number and
configuration of spaces required by Benicia Muratiggode Chapter 17.74.

36. Per Benicia Municipal Code Section 17.70.19(E&rking lot design shall
include landscape planters, sidewalks, or othesrsgéprs at the end of parking
bays. All parking, loading and driveway areas shalseparated from landscaped
areas by concrete curbs.

37. Parking and loading areas shall be designédasdhey do not interfere with each
other or with other site activities.
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38. Access to loading facilities shall eliminate tieed for trucks to back into or out
of street rights-of-way.

39. Provision shall be made for adequate accessiendation of emergency
vehicles.

40. Pursuant to Benicia Municipal Code Section 4.020 K., a deviation from
parking standards may be approved by the Plannamgrdssion if there will be
ample on-street parking. The deviation may be Bbifiginy site within the
industrial zoned portion of the Benicia BusinesgkRawused for offices. Conflict
with BMC 17.74.130 must be resolved either by putigdication of the parking
elsewhere within the development site or other reeguproved by the City
Attorney prior to issuance of building permits.

L andscape Design

41. Trees, shrubs and groundcover, including nafpezies to the maximum extent
possible, shall be used to provide variety anctiuce the apparent mass of large,
blank facades. Earth berms may be used to redecapibarent mass and height of
a building.

42. Landscaping and berms shall reinforce ciroogpiatterns and screen and shade
large visible paved surfaces such as loading areas.

43. The visual impact of parking lots and othegéacirculation areas shall be
minimized through the use of planting, earth mouadsl/or low fencing along
the street frontage. Views through the site gbalinaintained for orientation and

security.

44. Project landscape design, materials and trestshall comply with specifications
of Benicia Zoning Ordinance Section 17.70.190 d®dBenicia Business Park
Master Landscape Plan. In the event of a conflati@a Zoning Ordinance
Section 17.70.190 shall prevail.

45, Street trees shall be provided along all pudnlid private streets with a minimum
of one tree installed for each thirty feet of frage. One dominant tree shall be
selected for each street. The final landscape fplatihe Benicia Business Park
project shall reflect this requirement.

46. Plant, shrub and tree species shall be appttefdn Benicia's climate and should
require minimal water and care. New trees shallfiorm in appearance and
wind tolerant.

47. Disturbed slopes shall be hydroseeded witlveategetation.
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48. Live plant material shall be used for all grdwover areas. Wood chip mulch
shall be used for weed retardation.

49. Automatic irrigation shall be provided. Whereught-resistant landscape
materials are planted, only temporary irrigationeiguired until landscaping is
established.

50. Landscaping shall be provided around the peenad each building.
Fencing and Screening

51. All exterior mechanical equipment, utility met@nd valves, refuse storage and
containers, and above ground storage tanks shédcheed and screened in a
manner compatible with the design of the project m@arby development, in
accordance with Benicia Municipal Code Section§@.210 and 17.70.220.

52. Telecommunications equipment shall be installetbnformance with Benicia
Municipal Code Section 17.70.250.

53. Outdoor storage and display of merchandisegmadd or equipment shall be
located and screened in accordance with Beniciaidfpal Code Section
17.70.200.

54. In accordance with Benicia Municipal Code Setti7.28.030 M., the maximum
height of a commercial fence or wall shall be &.fee

55. In accordance with Section 17.32.030 J., themmam height of an industrial
fence or wall shall be 12 feet.

56. New fencing along public rights-of-way shalldmétened with landscaping.

57. Fencing shall not impair traffic safety by alsieg views.

58. Fencing shall be designed for compatibilityhwiearby building and landscape
materials. It should have a high design quality simall be constructed of highly

durable materials. Use of wood and masonry is eragmal. Chain link and barb-
wire fencing should not be installed along streehfages.

Exterior Lighting

59. Exterior lighting type, brightness, height dixture design shall be appropriate to
the building design, its function and location. liigmg shall be adequate but not
overly bright. Lighting fixtures should be propedgaled to the pedestrian and
automobile.
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60. Light bulbs or tubes shall not be exposed. @Gdiye exterior lighting shall shine
downwards and be non-glare. Lights must not glate adjacent streets or
neighboring properties.

61. Security lighting must be indirect or diffusaad shielded or directed away from
a residential district, in accordance with Benidianicipal Code Section
17.70.240 D.

62. Outdoor parking area lighting shall comply wl&nicia Municipal Code Section
17.74.170.

Architecture

63. The architectural design of new buildings arajamexterior additions shall be
compatible with neighboring buildings. Size, bultkaterials and colors shall have
a complementary relationship to other buildingghim vicinity. Primary buildings
in close proximity on the same property shall haaemonious proportions and
similar architectural styles. Nearby accessorydigs shall be of compatible
design and treatment.

64. Due to their potential impact upon the charagtdenicia as a whole, particular
attention shall be given to the architectural desjgality of buildings that will be
highly visible from entry gateways to the city: 8@ East Second Street and Lake
Herman Road.

65. Variety in roof shapes and form is encouragealdd diversity, enhance scale, and
complement the features of nearby buildings. Wparapet walls are used, they
shall be treated as an integral part of the bujydiasign.

66. Exterior design features including materiagiure, color and trim detailing shall
be included on all building elevations to an extéat maintains overall design
continuity.

67. The apparent mass of large buildings shaledeaed by introducing variations in
wall setbacks and heights, additions of windows @thér openings, variety in
materials or finishes, and similar methods. Monotanbuilding forms must be
avoided by using various methods to help creatxest and reduce scale.
Examples include the staggering of vertical walgessing openings, providing
upper-level roof overhangs, using deep score esnstruction joints,
contrasting compatible building materials, and gdinrizontal bands of
compatible colors.

68. The appearance of large structures shall heeedn following ways:

a. Vary the planes of the exterior walls in deptti/ar direction. Wall planes shall
not run in one continuous direction without an efffs
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b. Vary the height of the buildings so that it agugeo be divided into distant
massing elements.

c. Atrticulate the different parts of a buildinggefde by use of color, arrangement
of facade elements, or change of materials.

d. Create horizontal emphasis through the usenof tr

e. Use landscaping and architectural detailingeaiground level to lessen the
impact of an otherwise bulky building.

69. Mixing of unrelated architectural styles, metksrand details shall be avoided.

70. All roof-mounted equipment, including air-cainohiers, large vents, blowers or any
other mechanical device, shall be screened froriiqouibw by roof elements, an
outside parapet wall, an equipment well, or alteraachitectural screening and
devices that fit the building design.

71. Mirrors or highly reflective glass shall notveo more than 20 percent of a
building surface visible from a street, unless &ats the glare performance
requirement specified in Benicia Municipal Codet®er17.70.240 D.

72. Exterior siding materials shall be masonrystgdg wood, metal, or approved
alternate material. Metal clad buildings shall hba&ed-on enamel exterior
finishes or equal.

73. The size of windows and doors shall relaténéosize of the wall in which they
appear. Monotonous repetition shall be avoidetiéenidcation, size and shape of
windows and small doors. Variety must be provittethrge, flat, uninterrupted
expanses of exterior walls by the variety, sizepprtions, and rhythm of window
and door openings. Recessed openings help prowiteast by creating shade
patterns and by adding depth to flat planes.

74. Mixed-use buildings containing non-industriaésa shall highlight the public
entry to the structure to create a sense of huwae and to emphasize a primary
entry feature.

75. Exterior walls shall incorporate compatibleédires and colors. Very bright, very
light and very dark colors shall be limited to attserather than occur as primary
wall colors.

76. Utility doors, fire doors, loading docks antiet potentially unsightly service
features shall be designed to blend with the ugjdiarchitecture.

77. Commercial structures shall include significaatl articulation, multi-plane and
treated pitched roofs, and regular or traditionadew rhythm.
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78. Large blank and/or flat wall surfaces, unpairdencrete block walls, highly
reflective surfaces, metal or plastic siding onrien facade, square "boxlike"
appearance, mixtures of unrelated styles shalrbleilpted.

Sustainable Design

79. All construction shall adhere whenever possibkbe following guidelines
established in the project application:

a. Design efficient use of space and air distrdoutvith the goal of minimizing
conditioned area.

b. Design building orientation and shading to miaignsolar gain and maximize
daylight harvesting.

c. Provide high efficiency HVAC systems with non-HC refrigerants.
d. Provide natural ventilation.

e. Provide waterless urinals.

f. Include materials which minimize embodied energy

g. Design efficient detailing to minimize the ambohwaste material.

h. Include low VOC low CPC and formaldehyde fredenals, finishes, paints
and materials.

i. Capture and filter gray water for irrigation poses.

j. Include photo-sensors and localized lightingtools to reduce the amount of
artificial light needed within indoor spaces.

k. Provide motion detectors in accessory functi@as.

I.  Use recycled and recycled-content building materpost consumer and
post-industrial.

m. Provide photovoltaic cells to produce a portbhe electrical needs.
n. Divert and recycle construction waste from gdimg¢he landfill.
0. Capture and direct stormwater to landscape am@sto release.

p. Secure purchase agreements with serving uiiiitgreen power sources.
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g. Utilize sustainable harvested lumber per thestadBtewardship Council (FSC
Label).

r. Utilize fly ash or slag concrete mix design.
s. Minimize light trespass and reduce sky glowntréase night sky access.
Signs
80. All signs shall comply with Benicia Municipab@e Section 17.78.

81. Every structure and commercial complex propsisall include a signage plan that
includes provisions for sign placement, sign stratelationship with the building,
and sign readability. All signs shall be compativlth building and site design
relative to color, material, and placement.

82. Monument signs are the preferred alternativddisiness identification whenever
possible. Where several tenants occupy the sameérgltvidual wall mounted signs
may be allowed in combination with a monument sigmtifying the development
and address.

83. Backlit individually cut letter signs shall bélized wherever feasible.

84. Each development site shall be appropriateiyesi to provide directions to
loading and receiving areas, visitor parking arfteospecial areas.

Specific Landscaping and Open Space Requirements:

85. A licensed landscape architect shall preparésieape and irrigation plans for all
landscaped areas including designated open speasg and the public service
facilities. The Community Development Departmdrdlsreview and approve
landscape and irrigation plans prior to issuancangfsite-specific building
permit. The final landscape plans must include:

* A plant legend including common and botanical plarnhe, quantity,
size, spacing, method of planting, and similar taaghe design
information.

» Shrubs at least five (5) gallons and trees (exetusf specimen trees)
fifteen (15) gallon (3/4” to 1” trunk caliper) inze; approximately one
third of all trees planted on the site shall becgpen size (minimum 2”
trunk caliper) located at all major focal points.

» Deep root barriers for all trees within eight (8gf of pavement. Trees
shall not be planted within 10 feet of sewer orawxdines.

The final landscape plan shall be approved by ConityiDevelopment staff
prior to issuance of a building permit for thisesit
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86. All required landscaping and related improvetseshall be completed prior to the
issuance of a Certificate of Occupancy for each lot

87. Appropriate care and maintenance of all regquaedscaping on-site including
open space areas and public areas such as the/Poidacility and in the
adjacent right-of-way shall be the responsibilitytee project sponsor to maintain
in perpetuity. The landscape improvements requisethe City to be installed by
the project sponsor shall be maintained throughvaie maintenance association
or similar entity. The City Attorney, the City Emgier and the Community
Development Director prior to acceptance of anglfimap shall approve the
funding mechanism for maintenance of the requiaed$cape improvements. The
mechanism must be in place prior to or concurremnitil acceptance of any final
map. Standard of maintenance shall be determingldeb@ity and included in the
Covenants, Conditions and Restrictions for thequtoj

88. Prior to site development, a tree report preghéry a consulting arborist shall
identify trees that will be preserved. The rembrdll include measures to protect
the preserved trees, and identify the locatiore,sand health of these trees. The
project sponsor shall apply for a Tree Permit @ temoval of any protected
trees that includes a tree replacement program.

89. The project sponsor shall provide the followithin and adjacent to each phase
of the project:

* A 10’ wide concrete Bikeway/Sidewalk along Lake ian Rd between
A Blvd. and | —680.

« A 10’ wide concrete Bikeway/Sidewalk between E48tS2 and Lake
Herman Road in the project site.

* A 10’ wide concrete Bikeway/Sidewalk along A Bibm Industrial to
Lake Herman Road.

A 10’ wide concrete Bikeway/Sidewalk along Park Rdm A Blvd. to
East 29 Street.

* A 10’ wide concrete Bikeway/Sidewalk along East &tdfrom Industrial
Way to Lake Herman Road.

» ACClass Il Bikeway along Lake Herman Rd. betweetubtrial Way and
A Blvd.

90. The project sponsor shall contribute $1 millioward the Mills Community
Center project and/or install public access thailthe project open space to meet
the recreation demands of onsite employees.

Public Works Conditions
91.The project applicant shall comply with all théigation measures listed in the

certified EIR and they shall be considered as Qardi of Approval for this
project.
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92. The project applicant shall comply with all gqgplicable provisions of the
Benicia Municipal Code (BMC), the Benicia Generlr) the 1992 Benicia
Engineering Standard Plans and Design Criterisasydecent updates, any
applicable policy or specific plan, and these Cbads of Approval. Any failure
by the applicant to comply with all applicable pigns of the Benicia General
Plan, any applicable City policy or specific plamd these Conditions of
Approval may result in the revocation of the proj@gproval.

93.The project applicant shall comply with all r&gary and resource agency
requirements imposed upon this project. Any regqugnts that require
amendments or deviations from the approved prajetiiese Conditions of
Approval as determined by the City may requireghggect applicant to resubmit
the project (or affected portions) to the City Coillifor consideration at a duly
noticed public hearing with the applicant respolesibr paying new application
fees in accordance with the BMC.

94. The project applicant shall obtain the necgssarmits from all applicable State
and Federal regulatory and resource agenciestpri@ceiving approval from the
City on any grading, encroachment or building pémwnithis project and prior to
commencement of any work on this project.

95. No work shall commence on this project unt gnoject applicant receives a
grading, encroachment, and/or building permit fitwa City and pays all
applicable fees, bonds, security deposits, chaggsgssments, and development
impact fees in accordance with the BMC.

96. The project applicant shall apply for and precapproval from the Benicia City
Council to form a new Property Owner Associationtfee purpose of providing a
funding mechanism to pay for the full costs of angamaintenance for
improvements located within and adjacent to thgggmt, including but not
limited to:

a. Landscaping/irrigation improvements within tleenenon lot parcels,
along both sides and within the medians of eachigpatreet (including
East 29 St., Lake Herman Road & Industrial Way), arounel plerimeter
of the fire substation and corporation yard lotd aithin other areas to be
landscaped as required by the City.

b. Drainage system improvements within the comnetipéarcels including
the detention basins, inlet/outlet facilities, opgrales and other drainage
featuresThis does not include the underground drainage pipeline systems
located within the street rights-of-way.

c. Open space areas within the common lot parsekst rights-of-way,
public easements and other locations to be ledtnatural state as
required by the City.

d. Ongoing inspection and maintenance of sedimentaiasins, detention
basins, drainage swales, inlets/outlets, slopdsjsibenches and v-
ditches.

e. Ongoing weed abatement program.
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97.

98.

It will be the responsibility of the project apgitt to complete the necessary
reports and legal documentation to establish tbpdtty Owners Association or
other mechanism with approval required by the @itprney and Community
Development Director prior to the filing of thedirfinal map for this project. The
standards for on going maintenance levels shallebermined by the City and
included in the CC&R'’s for this project and thisintanance district.

The project applicant shall only submit finaprapplications for each phase
defined on the phasing plan for this project. Malfmap applications will be
allowed to create partially phased areas or estaphrcels in a later phase that
would be out of sequence with the phasing plan stanwith this project. If the
applicant wishes to create parcels for a later ghtagn all the conditions trigged
by that phase must be implemented.

Prior to approval and recordation of the fimap for thefirst phase of this
project, the applicant shall:

a. Submit specific master plan studies regardimgs€updated), water, and
drainage systems to seraié¢ phases of this project showing proposed
onsite and offsite improvements necessary to néitze impacts
(additional flows, runoff, etc.) from this projecApproval of these
specific master plans shall be required as pattisfirst phase and before
submittal of the specific improvement plans forleagstem.

b. Submit a complete set of overall “rough” gradptgns accompanied by a
soils/geotechnical report and a storm water patuprevention program
(SWPPP) utilizing best management practices (BM#®is)he “rough”
grading work required faall phases of this project. The City shall require
the “rough” grading work for thérst phase and the drainage area to the
north of A Blvd. to be completed with thiest phase. Also submit a
complete set of “finish” grading plans accomparbgd
soils/geotechnical report, erosion control plang 8&/PPP for the grading
required for thdirst phase of this project.

c. Submit a complete water system analysis plaalfghases of this project
to establish the operational and design paramtiengate a separate
zoned water system required &bl phases of this project including, but
not limited to, determining the number, size arevation requirements
for the new reservoirs and pump stations; devetpthie overall looped
layout of the distribution system; establishing #&ppropriate water
pressures; and accommodating the water qualitgsssApproval of this
system analysis shall be required as part ofiteephase. Once
approved, submit water system improvement plansgyprovements
required for thdirst phase of this project, which includes the installation
of the distribution system, onsite storage and gogfacilities, and the
connection to the main service line from the cigtev treatment plant.
The City shall require the applicant to fully fuadd install these water
system improvements prior to the issuance of tts¢ building permit for
this project.
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d. Submit a complete set of improvement plansHerdffsite sewer system
improvements required f@tl phases of this project including, but not
limited to the connection points, gravity linesfsite lift station and
offsite force main as referenced in the EIR miiigaimeasures, shown on
the mitigated Preliminary Sewer and Water Plandidtarch 20, 2008,
included in the Brown and Caldwell Benicia BusinBssk Sewer
Collection System Analysis dated October 16, 20 shown as
Alternate Route B (Bayshore Road) in the Stetsogirteers Analysis
dated September 27, 2006. The City shall reqguheeapplicant to fully
fund and install all of these offsite improveme¢signed for cumulative
development in Benicia arall phases of this development and to
complete them with thirst phase. Also submit a complete set of sewer
system improvement plans for the onsite collectipgstem and the
connections to offsite lines required within fivst phase of this project
and sized to accommodate all other developmentatitiattilize this
portion of the collection system in the future.

e. Submit a complete set of drainage system impnewe plans
accompanied by a hydraulic study for the improveisieequired orall
phases of this project to ensure that no increased anttiacentrated
stormwater runoff will be present downstream of poxtion of this
project. The plan needs to clearly show the pregasainage system
improvements including, but not limited to, detentbasins, swales,
pipeline systems, and their relationship to exgstipstream and
downstream systems and the flow rates and capagitren for pre and
post project conditions. The plan also needs ¢tevdtow drainage from
the City’s Water Treatment Plant site and proposatér storage
reservoirs are addressed in the event of an ovedtocatastrophic event.
Approval of this design will be required as parthufirst phase. Once
approved, submit drainage system improvement gtartbe site-specific
pipeline and bio-swale improvements required ferfittst phase of this
project. All detention facilities, improvements kit the common lot
areas, and offsite improvements required to migiglaé overall
stormwater flows fothe phase shall be installed as part of the “rough”
grading improvements. The site-specific pipelind hio-swale systems
to serve each phase shall be installed as panedfinish” grading for
that phase.

f. Submit a complete set of street improvementgfan the improvements
required to be completed for thiest phase of this project which shall
include:

i. East 2° Street widening improvements from Lake Herman Road
the Channel Road Bridge to provide for a minimurdfa@ curb-
to-curb width with 4-thru lanes, separate left aigtit turn lanes,
raised median islands, paved shoulders, 4-foot witherete
sidewalk on the north side and 10-foot wide corecbéke/ped path
on the south side (each separated by a 6-foot mmimvidth
parkway), transit facilities and access connecttoniaternal
bikeway and public accessways.

Page 17



Vi.

Lake Herman Road improvements between A Boulkaad the
northbound 680 freeway ramps including modificasiom the
intersections to mitigate the additional traffici® generated ksl
phases of this project. Improvements shall include 2tthru
lanes, separate left and right turn lanes, raisedian islands,
striped bike lanes, sidewalks on both sides (sépditay a 6-foot
minimum width parkway) and access connections teral
bikeway and public accessways.

New internal street improvements (A St, and #xtension of Park
Rd.) for thefirst phase of this project to provide for a minimum
48-foot curb-to-curb width with 2-thru lanes, s&gbtwo-way turn
medians, 10-foot wide concrete bike/ped paths dh sides
(separated by a 6-foot minimum width parkway) aadgit
facilities.

New street lighting with decorative pole stardfaalong both sides
of each new internal stredirgt phase), along both sides of E"%2
St, and along both sides of Lake Herman Road (letwe
Boulevard and the northbound 680 freeway ramps).

New traffic signal installations and interseatimodifications at
East 29 St./Park Rd., East'2St./Lake Herman Rd., and Lake
Herman Rd./680 freeway northbound and southboumgsan
accordance with the mitigation measures in the EIR.

New intersection improvements incorporatingpandabout design
or other alternate traffic control design as apptbly the City
Engineer for Lake Herman Rd./A Blvd and A Blvd./P&d.
internal road extension.

g. Submit a complete set of landscape/irrigati@mglfor those
improvements required for the first phase of thiggrt which shall

include:
i

Landscaped medians along Ed¥t®. (between Channel Road
Bridge and Lake Herman Road).

Landscaped parkway strips along both sidesasftE?® St. (same
limits).

Perimeter landscaped areas along edges ofamsite roadways
and along East"2 St. (same limits).

Landscaped areas within common areas, bikespatitessways as
approved by the Community Development Director.

h. Submit a complete set of bikeway and public see@ys plans for those
improvements required for the first phase of thiggxt which shall
include:

Class | bikelanes along both sides of E4%82. (between the
Channel Road Bridge and Lake Herman Road.

Class Il bikelanes along both sides of LakerHan Road (between
Reservoir Road and Easf'st.).

Class | bikeways and offstreet accessways iwithefirst phase
showing connections to the surrounding sidewal&thways and
accessways.
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i. Include all necessary easements and dedicabiotise final map to
accommodate the onsite public improvements necefsathis project
and provide all necessary easement/right-of-wayah@nts to
accommodate the offsite public improvements necggeathis project
including, but not limited to, street, utilitiesater, sewer, drainage, public
accessways (bikes, peds, etc.), open space, asckgre/irrigation
improvements.

j. Enter into a subdivision improvement agreemeiti the City
incorporating the requirements for thiest phase of this project including
the installation of the public improvements outtirebove; payment of all
necessary plan check and inspection fees; paynfi@$10,000 non-
refundable cleanup deposit; posting all necessang$ and securities; and
providing the proper indemnification and hold haggd guarantees.

99. Prior to approval and recordation of the fimap for thesecond phase of this
project, the applicant shall:

a. Submit a complete set of overall “rough” gradatgns accompanied by a
soils/geotechnical report and a storm water paiuprevention program
(SWPPP) utilizing best management practices (BM#gis)he “rough”
grading work required fgphases two and three of this project. The City
shall require the “rough” grading work for tbecond and third phases
and the drainage area to the north of A Blvd. tedmpleted with the
second phase. Also a complete set of “finish” grading plans aepanied
by a soils/geotechnical report, erosion controhpland storm water
pollution prevention plans for the grading requifedthesecond phase of
this project.

b. Submit a complete set of water system improvemlkams for the onsite
distribution system improvements required for $e@nd phase of this
project.

c. Submit a complete set of sewer system improvéplans for the onsite
collection system and the connections to offsitedirequired for the
second phase of this project.

d. Submit drainage system improvement plans fostigespecific pipeline
and bio-swale improvements required for $beond and third phases of
this project. All detention facilities, improvemsnwithin the common lot
areas, and off-site improvements required to ntéighe overall
stormwater flows for theecond and third phases shall be installed as part
of the “rough” grading improvementsr phase two. The site specific
pipeline and bio-swale systems to serve each @tadkbe installed as
part of the “finish” grading for that phasghése two or three).

e. Submit a complete set of street improvementsplanthe improvements
required for thesecond phase of this project which shall include:

i. Construction of the new Industrial Way connegt{&ast 2° St. to
A Blvd.) to provide for a minimum 70-foot wide cutb-curb
width with 4-thru lanes and raised median islaséparate left and
right turn lanes, 10-foot wide concrete bike/pethpan both sides
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Vi.

Vii.

viii.

(separated by a 6-foot minimum width parkway), sitifacilities
and access connections to internal bikeway andgabtessways.
Construction of the new Industrial Way connent(A Blvd. to
Lake Herman Rd.) to provide for a minimum 48-foatlevcurb-to-
curb width with 2-thru lanes, striped two-way tunedians, 4-foot
wide concrete sidewalk on the west side and 10+vodé concrete
bike/ped path on the east side (each separate® g
minimum width parkway) and access connections teeriral
bikeway and public accessways.

Demolition of the entire length of Reservoin& including but
not limited to the removal of all pavement, struet) drainage
facilities, and base material to return the roadaaea to a natural
condition in accordance with the approved “rougtdding plan
for this project.

Lake Herman Road widening improvements betwReservoir
Road and the westerly city limits to provide fofesahoulders and
new Class Il striped bikelanes while maintaining tbadway’s 2-
lane rural curvilinear alignment

The applicant may chose to defer the installatibitems 99(e)ii,
99(e) iii and 99(e)iv, until théourth phase of this project by
repaving (including necessary reconstruction ofabistandard
roadbase) the entire length of Reservoir Roaddaa#tisfaction of
the City Engineer to remain in operation until tfev Industrial
Way connection is completed before the first cedie of
occupancy on thiourth phase of this project.

Provisions for a 60-foot right-of-way with griag improvements
to accommodate a future roadway and bikeway corretd
Channel Road (12% maximum grade) near the vicofityot 64.
Construction of remaining portions of A Blvdg provide for a
minimum 48-foot curb-to-curb width with 2-thru las)estriped
two-way turn median, 10-foot wide concrete bike/paths on
both sides (separated by a 6-foot minimum widthkyway) and
transit facilities.

New internal street improvements for tseeond phase of this
project to provide for a minimum 48-foot curb-torowvidth with
2-thru lanes, a striped two-way turn median, sidksvan both
sides (separated by a 6-foot minimum width parkveag transit
facilities.

New street lighting with decorative pole stard$aalong both sides
of each new internal streese¢ond phase) and along both sides of
the new Industrial Way connection (between .. and Lake
Herman Road).

New traffic signal and intersection installatsoaind/or
modifications at East"2 St./Industrial Way, East'2St./Rose Dr.,
Park Rd./Industrial Way, Park Rd./Bayshore Rd.ubtdal
Way/680 freeway northbound and southbound ramgk, an
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f.

Xi.

Xil.

Bayshore Rd./680 freeway northbound and southboamgs in
accordance with the mitigation measures in the EIR.

New intersection improvements incorporatingpandabout design
or other alternate traffic control design as apptbly the City
Engineer for Lake Herman Rd./Industrial Way and at
Blvd./Industrial Way.

New pedestrian/school crossing safety enhamcgsifor the
intersection of East" St./Hillcrest Ave. as approved by the City
Engineer.

Submit a complete set of landscape/irrigatiaanplfor those
improvements required for tlsecond phase of this project which shall
include:

iv.

Landscaped medians along the new Industrial é¢eyection
(East 29 St. to A Blvd.).

Landscaped parkway strips along both sidesiefrtew Industrial
Way connection (Easf'¢St. to Lake Herman Rd.).

Perimeter landscape areas along edges of msieoroadways and
along the new Industrial Way connection betweert P¥sSt. and
Lake Herman Rd.

Landscaped areas within common areas, bikespatitessways as
approved Community Development Director.

g. Submit a complete set of bikeway and public s&eys plans for those
improvements required for tlsecond phase of this project which shall
include:

h.

Class | bikeway alongside the new Industrial Véagnection
between East"3 St. and Lake Herman Rd. located a minimum
distance of ten (10) feet behind the new Industialy curb line.
May defer the installation of this bikeway untiufth phase of this
project if Reservoir Road is repaved per Conditlan 99(e)v.
Class | bikeway and offstreet accessway conoestbetween the
existing sewer access roadway westerly of Chandetdrconnect
with the new sidewalks and bikelanes on E4$62 and to
Channel Rd.

Class | bikeways and offstreet accessways iwithe second phase
showing connections to the surrounding sidewal&thways and
accessways.

Include all necessary easements and dedicatiotize final map to
accommodate the onsite public improvements necefsathis project
and provide all necessary easement/right-of-waych@nts to
accommodate the offsite public improvements necggeathis project
including, but not limited to, street, utilitiesater, sewer, drainage, public
accessways (bikes, peds, etc.), open space, asckge/irrigation
improvements.

Enter into a subdivision improvement agreemeith wthe City
incorporating the requirements for tbeeond phase of this project
including the installation of the public improventgoutlined above;
payment of all necessary plan check and inspefdies; payment of a
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$10,000 non-refundable cleanup deposit; postingeadessary bonds and
securities; and providing the proper indemnificatémd hold harmless
guarantees.

100. Prior to approval and recordation of the fimalp for the eackucceeding phase
of the project, the applicant shall:

a)

b)
c)

d)

f)

Submit a complete set of “rough” and “finishagimg plans accompanied
by a soils/geotechnical report, erosion controhpland storm water
pollution prevention plans for that phase.

Submit a complete set of water and sewer systggrovement plans for
that phase.

Submit a complete set of drainage system pleosnapanied by a
hydraulic study for that phase.

Submit a complete set of street improvementgiaauding, but not
limited to, street pavement, sidewalks, bikewatrees lights, traffic
signals, median islands, transit facilities andikrape/irrigation
improvements for that phase.

Enter into a subdivision improvement agreemetit the City
incorporating the requirements for that phase nlidlg the installation of
the necessary public improvements; payment ofedeasary plan check
and inspection fees; payment of a $10,000 non-dzfole cleanup
deposit; posting all necessary bonds and secyréresproviding the
proper indemnification and hold harmless guarantees

Submit a set of improvement plans for the foliogvimprovements that
shall be required as part of tfaeirth phase of this project:

i. New traffic signal and intersection modificat®at the
intersections of East'2St./Rose Dr. and East®5St./780 freeway
eastbound and westbound ramps in accordance veitimitigation
measures in the EIR.

ii. Installation of additional onsite storage andnping facilities and
connection to the main service line from the cigtev treatment
plant with connections to the distribution systeexuired for the
remaining phases of this project.

iii. Construction of the new Industrial Way conrient(A Blvd. to
Lake Herman Rd.) to provide for a minimum 48-foatl&curb-to-
curb width with 2-thru lanes, striped two-way tunedians, 4-foot
wide sidewalk on the west side and 10-foot wideshokd path on
the east side (each concrete separated by a @faohum width
parkway) and access connections to internal bikeamalypublic
accessways.

iv. Demolition of the entire length of Reservoirdbincluding, but
not limited to, the removal of all pavement, stures, drainage
facilities, and base material to return the roadesea to a natural
condition in accordance with the approved “rougrdding plan
for this project. Lake Herman Road widening improeats
between Reservoir Road and the westerly city linaigsrovide for
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safe shoulders and new Class Il striped bikelarielew
maintaining the roadway’s 2-lane rural curvilineignment.

v. Lake Herman Road widening improvements betwesseR/oir
Road and the westerly city limits to provide fomn€lass Il
striped bikelanes while maintaining the roadwaylar2e rural
curvilinear alignment.

vi. Class | bikeway alongside the new IndustrialyW¢annection
between East" St. and Lake Herman Rd. located a minimum
distance of ten (10) feet behind the new Industaly curb line.

101. Prior to the issuance of a grading, encroaaleued/or building permit for the
applicable phase of the project:

a)
b)
C)
d)
e)

f)

9)

The grading, erosion control and storm watelugioh prevention plans
shall have been reviewed and approved by the Gigirieer.

The water and sewer system improvement plarnklshae been reviewed
and approved by the City Engineer.

The drainage system plans and hydraulic studlf ave been reviewed
and approved by the City Engineer.

The street improvement plans shall have beerwed and approved by
the City Engineer.

The landscapel/irrigation plans shall have beerewed and approved by
the Community Development Director.

The project applicant shall file a “Notice oftémt” with the Regional
Water Quality Control Board and shall prepare ar8t@/ater Pollution
Prevention Plan with Monitoring Program for reviand approval by the
City Engineer.

All water system improvements for thest phase (reservoir, pump
station, distribution system with hydrants) sha&ldompleted prior to the
issuance of the first building permit so that adgquvater supply with
minimum fire flow requirements is provided beforeyatructure is under
construction. All water system improvements forreagbsequent phase
shall be completed prior to the issuance of tret building permit for that
phase.

102. Prior to the issuance of a certificate of gamncy for the first building on the
applicable phase of the project:

a)

b)

c)

d)

All public improvements required for that phasest be completed and
accepted by the City Council.

The “as built” plans and final soils/geotechhieports must be submitted
and approved by the City Engineer for all improvatseand grading
required for that phase.

All landscapel/irrigation improvements must benpteted and accepted by
the Community Development Director.

All damaged pavement, sidewalk, curb, lands@apimother public
improvements within or adjacent to that phase efgioject shall be
repaired by the applicant to the satisfaction ef@@ity Engineer.
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e)

f)

9)

All necessary easement/right-of-way documergsired for that phase
must be executed and recorded at the County.

All necessary legal documentation establishimgRProperty Owner
Association for ongoing maintenance of all opercspdrainage systems
and landscape/irrigation improvements shall be @eelcand recorded at
the County.

All building improvements must be completed acdepted by the
Building Official on the initial building permit.

103. Public Works Conditions also required for thrigject shall include:

a)

b)

f)

)

Connections to any existing public storm dragwer or water line shall
require prior approval by the City Engineer and willy be considered
after the project applicant provides an engineeainglysis for the City’s
review on both the capacity and condition of thistaxg public system to
accept the impacts from the system proposed feriaject. Any
deficiencies or capacity constraints shall be atee by the project
applicant before any connection is approved.

Project applicant shall be required to undergdoall existing overhead
utilities along the frontages of the project limitsluding East ' St.,
Reservoir Rd. and Lake Herman Road in accordanitetiae
requirements of the Benicia Municipal Code. Tineirig of the
undergrounding of overhead utilities shall be injoaction with the street
improvements required for each phase of this ptojec

Sight distances at all street intersectionsairitie driveways intersecting
public streets shall conform to the standards é&stada by the Institute of
Transportation Engineers and as approved by theEDigineer.

Project applicant shall obtain written appravam all applicable agencies
or utility companies before any existing easememight-of-way may be
considered for abandonment.

All water, sewer, drainage, street and othetiputffrastructure required
to serve each phase of development shall be coadplgt no later than the
initial year of development of that phase and piiothe issuance of the
first certificate occupancy for that phase excepemearlier completion
times are required by applicable provisions ofBleaicia Municipal Code
(BMC), Benicia Engineering Standard Plans and De€igteria, any City
policy or specific plan, mitigation measures fastproject and these
Conditions of Approval.

Project applicant shall pay the City for the tcwshire a professional
engineer with expertise in flood control and stoltay
guality/management techniques to review the sigaifi grading and
drainage plans, the SWPPP, the proposed pre- atecpostruction best
management practices (BMP’s) and to perform inspestduring
implementation.

The project applicant shall assign a projecstaction manager and
prepare a construction management plan for reviehagproval by the
City Engineer prior to the issuance of any permitthis project. This
plan shall include, but not be limited to, truckit® requirements,

Page 24



h)

)

K)

scheduling/time restrictions for trucks and condian traffic, working
hour restrictions, noise mitigation measures, sgeeeping, provisions
for worker parking, staging areas, storage aredsagrocess for
responding to and tracking complaints. All constien traffic for this
project shall access the site from the 680 freemtdlie Lake Herman
Road or Bayshore/Industrial Road interchanges hatil anly travel along
Bayshore Road, Park Road, Industrial Way, E¥582 (north of
Industrial Way) and Lake Herman Road (east of AlBeard) to the
project site. Any violations of this restrictishall be cause for the
issuance of a stop work order on any permit issaethis project.

During construction of the project, the applicsinall make periodic
improvements to area roadways impacted by the rearigin traffic
including pothole repairs, street section repaieanup of debris and
other street section damages as determined byith&ineer. Upon
completion of each phase of construction, the pt@pplicant shall pay
the City for the cost to hire a street pavemeneexjp assess the condition
of the area streets impacted by construction anlgtermine the
appropriate mitigation measures and/or impactddeetassessed to the
project applicant with the final determination ® tmade by the City
Engineer in accordance the mitigation measuresded in the EIR.
During construction of the project, the applitahall implement the
necessary controls to minimize the air quality istpancluding, but not
limited to, dust control/watering all active ar¢agce a day (minimum),
covering all dirt/rock hauling trucks, sweep artraets twice a day
(minimum), covering dirt/rock stockpiles, installierosion control
measures and other mitigation measures as stigutatae EIR.

The project applicant shall ensure that therergroject site has been fully
characterized by the appropriate regulatory agerforethe presence of
military ordnance and hazardous materials pridh&ostart of any
earthwork and site development activities. Thgqmtoapplicant shall be
responsible for any remediation action requireddoordance with the
mitigation measures included in the EIR.

The project applicant shall ensure that the '€igxisting water main
transmission pipelines within and adjacent to iteeare properly located
and clearly marked prior to the start of any eadtwand site
development activities in accordance with the maiilgh measures
included in the EIR.

The project applicant shall be responsible Far tost to extend Benicia
Transit to the project site including all capitakts (buses, shelters,
turnouts, signage, etc.) and one year in operatsts with the timing for
implementation as determined by the City.

m) The project applicant shall provide a 7-acreimum site for a future City

corporation yard in Phase 2 of the project at thelseast corner of
Industrial Way and A Boulevard in accordance wité initigation
measures included in the EIR, and graded with gespeater than 1%
and no more than 5% shall be designed so thaimxisater transmission
mains are not impacted and will not require relmcat
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The project applicant shall receive no creditsh@required city impact fees
(including traffic, sewer, water) for this projemt improvements the project applicant
is required to install to mitigate the impacts frdms project as identified in the
mitigation measures in the EIR and listed in théeaditions of Approval. The city
impact fees are required to pay for those additiotyavide improvements required

to mitigate the impacts from cumulative developmendiuding this project.

Fire Requirements:

104. Additional fire protection requirements mayittdicated on the final building plans
when submitted.

105. No portion of any structures shall exceedf&B0from an approved access
roadway. Where a fire apparatus access roadwagusred, a minimum of 20'-0"
clear width and 13'-6" vertical clearance shalplmvided. All private access
roadways in excess of 150 feet in length shalldmsitucted with a maximum grade
of 16% with a traffic index of 4, and provide arpegved turn around area.

106. Unless otherwise waived by the Fire Marshdike alarm system installed in
accordance with the Uniform Fire Code, Section 198IF be required for each
structure. A permit for the installation of thessgm shall be secured from the Fire
and Life Safety Division prior to work commencing.

107. Portable fire extinguishers shall be proviftgaach structure. Fire Extinguisher
size and locations to be approved by the Fire Deyesut.

108.The water system for fire protection shall pfe\a minimum of 1,750 gallons per
minute with a minimum residual main pressure op&or a two-hour duration.
Fire flow test data shall be provided by the FiepBrtment, at the expense of the
developer, prior to the issuance of a buildingnpes. Additional fire flow test data
reports may be required during the course of cocistn and/or prior to final
acceptance of the project.

109. Standard fire hydrants shall be installedt project. All fire hydrants shall be
operable and accessible by means of an approved paad per Uniform Fire
Code, Sections 901 and 902, prior to any combustibbhstruction occurring on site.
Hydrants shall be installed in accordance with Emgineering Standards. All fire
hydrants shall be located as approved by the FegaBRment.

110. Structures shall be equipped with an autorfiegisprinkler system in accordance
with the Benicia Municipal Code and the Uniform Bing Code. A permit for the
installation of the system shall be obtained fromFire and Life Safety Division
prior to work commencing. Private fire protectivater systems shall be supplied
through an approved back flow device per City Eegiing Standards. The location
of the back flow device and the fire departmenneations shall be approved by
Community Development, Public Works and the Firp&yament.
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111. Structures shall be provided with a non-cortilblesor fire retardant roof in
accordance with Benicia Municipal Code.

112. Smoke detectors shall be installed in accaslaith City Ordinance and the
Uniform Building Code.

113. Tenant improvement plans shall be submitteded-ire and Life Safety Division
for approval prior to construction.

114. Structures shall be in compliance with thdiepiple sections of the California Fire
Code and California Building Code, Titles 19 and 24

115. Water plans for any water system supplyirggiotection shall be attached with
the building plans for review and must includelteation of all appliances,
components and layout of the system prior to thigaisce of a building permit.
Private fire protection water systems shall be Begphrough an approved back
flow device per City Engineering Standards. Tlwatmn of the back flow device
and the fire department connections shall be agorby Community Development,
Public Works and the Fire Departments.

BE IT FURTHER RESOLVED THAT the Planning Commission of the City of
Benicia recommends that the City Council considiempéing the following mitigation
measures specified in the Project EIR in the e@enincil chooses to approve the
proposed Benicia Business Park project:

116. Mitigation Measure GEO-1Prior to the issuance of any site-specific grgain
building permit a final design-level geotechnicalestigation report shall be
prepared and submitted to the City of Benicia Flagnand Building Department
for review and confirmation that the proposed pbfally complies with the
California Building Code (Seismic Zone 4). The remhall determine the project
site’s geotechnical conditions and address potesgiamic hazards such as
seismic shaking. The report shall recommend fouodaechniques appropriate
to minimize seismic damage. In addition, the gdutexal investigation shall
conform to the California Division of Mines and Gegy (CDMG)
recommendations presented in the Guidelines foluatiag Seismic Hazards in
California, CDMG Special Publication 117. All selggient parcel-specific
development and building plans shall comply with @alifornia Building Code
(Seismic Zone 4) requirements, or requirementsrsegdeg California Building
Code requirements. In addition, future developnpégrts shall comply with the
requirements of the final design-level geotechniwadstigation report unless
superseded by a parcel-specific design-level ghateal investigation report. All
mitigation measures, design criteria, and speditioa set forth in the
geotechnical reports shall be followed.

117. Mitigation Measure GEO-2Rrior to the issuance of a site-specific grading
permit, a final design-level geotechnical invediiga to be prepared by licensed
professionals and approved by the City of Beni¢eafing and Building
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divisions, shall include measures to ensure pakdéimages related to expansive
soils are minimized. Mitigation options may rangeni removal of the problem-
atic soils and replacement, as needed, with prgpgerditioned and compacted
fill, to design and construction of improvementsithstand the forces exerted
during the expected shrink-swell cycles and settietis

118. Mitigation Measure GEO-2Prior to the issuance of any site-specific buidin
permit, designs of all common landscaped areas Iséaeviewed and approved
by the City of Benicia Community Development Depsht. The designs of all
common landscaped areas shall incorporate low waed plantings to minimize
the potential for damage associated to pavemetiliies, and structures from
expansive soils. The use of similar landscapiradl §fe encouraged at individual
parcels by providing information to new tenantsareiing the relationship
between irrigation and subsequent property danfaglecument which describes
the potential for damage from expansive soils fawar-irrigation and includes
solutions such as drought-tolerant plant matendl @ip irrigation systems shall
be prepared by the applicant and provided to @lpants of the proposed
commercial and industrial facilities.

119. Mitigation Measure GEO-3Rrior to the issuance of any site-specific grading
or building permit, a final design-level geoteclatimvestigation, to be prepared
by licensed professionals, and approved by the @iBenicia Public Works
Department, shall include measures to ensure pakelaimages related to long-
term deformation and deep cuts and fills are mipgdior eliminated by adoption
of best industry practices as related to theseitiond. In addition, the
geotechnical investigation shall make a determamadis to the effect such work
may have on the stability of materials underlying proposed 1,000,000-gallon
water tanks and the offsite water tank and othgliies of the City of Benicia
Water Treatment Plant. The applicant shall incarfoall recommendations of
the final geotechnical investigation report regagdmitigation of potential effects
associated with cut and fill into the project desig

120. Mitigation Measure GEO-3Prior to the issuance of any site-specific grading
or building permit, the applicant shall establiske#-perpetuating slope
maintenance program (to be managed by a projecBsisiness Owners
Association or similar entity), to be reviewed approved by the City of Benicia
Public Works Department. The self-perpetuating sloyaintenance program shall
include annual inspections of slopes, debris besycdr&d v-ditches. Any
accumulation of slope detritus on the benches dran/-ditches shall be
promptly removed. The association would also bpaesible for repair of any
slope failures that may occur on the cut slopab®fproject site. An annual
report documenting the inspection and any remedigbn conducted shall be
submitted to the Planning and Building Divisiongled Community Development
Department and the Engineering Division of the Rullorks Department for
review and approval. Approval by the City of Beni€ity Engineer is required
with respect to the Grading and Erosion controunessments of the City of
Benicia Municipal Code Section 15.28.040 — Haz&odsts successor).
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121. Mitigation Measure GEO-4Rrior to the issuance of any site-specific grgdin
or building permit, a final design-level geoteclatimvestigation report shall be
prepared and submitted to the City of Benicia Plagnand Building divisions for
review and confirmation that the proposed projatty fcomplies with the
California Building Code (Seismic Zone 4). The apght shall incorporate all
recommendations of the final geotechnical invesibgareport regarding
mitigation of slope instability into the projectsign.

122. Mitigation Measure GEO-48ll grading plans, cut and fill slopes, compaction
procedures, and retaining structures shall be dedigy a licensed professional
engineer and inspected during construction byem$ied professional engineer (or
representative) or Certified Engineering Geolofpstrepresentative). All designs
shall be submitted to, and approved by, the Citeiicia prior to
implementation.

123. Mitigation Measure GEO-4€he 40-scale grading plans, when prepared, shall
be reviewed by a registered professional engiteansure that the detailed plans
conform to the intent of the preliminary geoteclahieport.

124. Mitigation Measure GEO-5Fhe project shall be designed so that the proposed
development will accommodate the potential floodasgociated with accidental
or earthquake-induced release of water from theeWkteatment Plant or water
tank reservoirs. Prior to issuance of a building@ding permit, the project
sponsor shall retain a hydrologist to review fipadject grading and drainage
plans to ensure that flooding would not endangendruhealth or property on the
project site. The hydrologist’s findings shall leziewed and approved by the
City of Benicia Public Works Department.

125. Mitigation Measure HYDRO:1As a condition of approval of the final grading
and drainage plans for the project, a final dedadlesign-level hydraulic analysis
shall be submitted to the City of Benicia detailthgt implementation of the
proposed drainage plans will conform to the follogvstandards or include the
following components:

1) The project sponsor shall pay the cost of thg (i hire a professional
engineer with expertise in flood control and stomev quality/management
techniques to review the significant grading aralrtage plans, the SWPPP,
and proposed post construction BMPs and implementaind to perform
inspections.

2) The project shall result in no increase peakiioff rates from any subareas
and no increase in combined peak runoff volumes sabareas draining to
the same downstream conveyance component (i.ectredsi in one subarea
can offset increases in another subarea, if theydo the same downstream
conveyance, so long as total peak flows are nekaess of current flow
levels). The final drainage plan for the projedilsbe prepared by a licensed
professional engineer.
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3)

Include drainage components that are designedmpliance with City of
Benicia standards. The grading and drainage plaeistze reviewed for
compliance with these requirements by the City ehiBia Department of
Public Works. Any improvements deemed necessathd ity shall be part
of the conditions of approval.

i. The sponsor shall establish a self-perpetuatimaghage system
maintenance program (to be managed by a projecBsisiness Owners
Association or similar entity), that includes anhnapections of
sedimentation basins, drainage ditches, and draimgts. Any
accumulation of sediment or other debris shall toenptly removed.
An annual report documenting the inspection andramedial action
conducted shall be submitted to the City of Benidegpartment of
Public Works for review.

126. Mitigation Measure HYDRO:2The sponsor shall prepare a Storm Water

Pollution Prevention Plan (SWPPP) designed to regwtential impacts to
surface water quality through the construction lfecof the project. The SWPPP
would act as the overall program document desigoguovide measures to
mitigate potential water quality impacts associatéti implementation of the
proposed project. The SWPPP shall include:

1)

2)

Soecific and detailed Best Management Practices (BMPs) designed to

mitigate construction-related pollutants. These controls shall include practices
to minimize the contact of construction materialgyipment, and

maintenance supplies (e.qg. fuels, lubricants, pastlvents, adhesives) with
storm water. The SWPPP shall specify properly desigcentralized storage
areas that keep these materials out of the rairdloate on-site personnel
and maintain awareness of the importance of stoatemguality protection,
site supervisors shall conduct regular tailgatetmgse to discuss pollution
prevention. The frequency of the meetings andirequersonnel attendance
list shall be specified in the SWPPP.

The SWPPP shall specify a monitoring program torijgemented by the
construction site supervisor, and shall includéntablyy and wet weather
inspections. City of Benicia personnel shall condegular inspections to
ensure compliance with the SWPPP. If grading mastdnducted during the
rainy season, the primary BMPs selected shall focusrosion control
(keeping sediment on the site). End-of-pipe sedtrnentrol measures (e.g.
basins and traps) shall be used only as secondsagures. If hydro-seeding
is selected as the primary soil stabilization mdthiben hydroseeded areas
shall be seeded by September 1 and irrigated tretisat adequate root
development has occurred prior to October 1. Emtiy egress from the
construction site shall be carefully controlledhimimize off-site tracking of
sediment. Vehicle and equipment wash-down facslisieall be designed to be
accessible and functional both during dry and wetddions.

Measures designed to mitigate post construction-related pollutants. The
SWPPP shall include measures designed to mitigaenpal water quality
degradation of runoff from all portions of the cdetpd development. The
specific BMPs that would be required of a projeart be found in San
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Francisco Bay Regional Water Quality Control Bo&tdff Recommendations
for New and Redevelopment Controls for Storm WRragrams. The
selection of required BMPs for a specific projecbased on the size of the
development and the sensitivity of the area. Inega@lhareas near surface
waters (i.e. creeks, lakes, or the Bay) are consitisensitive areas by the
RWQCB. Passive, low-maintenance BMPs (e.g. grasajes, porous
pavements) are preferred over higher maintenancB$B(d.g. sedimentation
basins, fossil filters). The funding for long-temaintenance needs shall be
provided by the project sponsor (the City will mssume maintenance
responsibilities for these features). Design ofrat@ater management features
in open space areas shall also incorporate reconmtiens inStart at the
Source: Design Guidance Manual for Stormwater Quality Protection (Bay
Area Stormwater Management Agencies Associatiof9)19

In addition, some of the individual industrial messes (depending on the
type of activity) that operate within the projetesnay be subject to
regulation under the General Industrial Activiti&®rm Water Permit
administered by the RWQCB. These businesses vamitdquired to file a
Notice of Intent (NOI) to comply with General Petjmonduct site
inspections, collect runoff samples, and file arimeports.

127. Mitigation Measure HYDRO:3mplement Mitigation Measures HYDRO-1
and HYDRO-2.

128. Mitigation Measure HAZ-:1IThe contractor overseeing grading and project
site development shall prepare and implement &@@Vvention plan for
potentially hazardous materials to be used duritegdevelopment activities.
The plan shall be prepared and submitted to thefQitreview and approval
by the Planning and Building Divisions of the Commity Development
Department and the Engineering Division of the RuMlorks Department
prior to the issuance of a grading permit. The plaall designate an on-site
employee responsible for plan implementation actuge types and
guantities of hazardous materials, anticipatedmygant needs and
maintenance, temporary hazardous materials starage, emergency
response procedures for hazardous materials rel@askiding the provision
for spill kits), and procedures for contacting riegory agencies in the event
of a hazardous materials release. The plan shedifgghat all equipment be
inspected for leaks immediately prior to constrmectand regularly inspected
thereafter, and shall prohibit equipment cleaning eepair (other than
emergency repairs) within the project site. Thdl gpevention plan may be
included as part of a Storm Water Pollution PreioenPlan and
implementation of Best Management Practices (segaion Measure
HYDRO-2).

129. Mitigation Measure HAZ-2& he project sponsor shall ensure that a lead-
based paint and asbestos survey (including the/sinalf suspect materials,
as appropriate) is prepared by a qualified enviremial professional for all
buildings to be demolished. This survey shall densitted to the City prior to
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the issuance of any demolition permit. If asbestmstaining materials are
determined to be present, the materials shall beedlprior to demolition by a
certified asbestos abatement contractor in accosdatith the regulations and
notification requirements of the Bay Area Air QixaManagement District
(BAAQMD). If lead-based paint is identified, theiptshall be removed by a
gualified lead abatement contractor. Specificatideseloped for the
demolition activities shall include the proper pagkg, manifesting, and
transport of demolition wastes by trained workera permitted facility for
disposal, in accordance with local, State, and Fdequirements.

130. Mitigation Measure HAZ-2fhe project sponsor shall ensure that a health
and safety plan is prepared and implemented byabfiga environmental
professional for all workers involved in buildingmoval or demolition
activities. The purpose of the health and safedy ghall be to mitigate
potential exposure of workers to asbestos, leadebpaint, or other hazardous
building materials, if present. The plan shall sfyettaining and certification
requirements, air monitoring requirements, perspnatective equipment for
workers, engineering controls and work practicesisekeeping procedures,
hygiene facilities, medical surveillance requiretseproject
monitoring/supervision, required permits, and oftemns for protection of
workers involved in demolition activities, and pigithealth protection as
required by local, State, and Federal requiremditts.health and safety plan
shall be included in the demolition specificatigmepared as part of
Mitigation Measure HAZ-2a.

131. Mitigation Measure HAZ-2&ontainers of potentially hazardous materials
identified during the site reconnaissance visitdldie removed prior to site
development activities. Prior to removal, the corges shall be examined by
a qualified environmental professional, and if teatainers are found to
contain material, samples of the material shattdikected by environmental
personnel for purpose of profiling the materiabpitio transport. Analysis of
samples shall be conducted by a California-cedif@oratory, under chain-
of- custody procedures. Once the contents of théagters have been
profiled, the container with its contents shallremoved from the site by an
environmental professional and transported to gmaggiate facility for
recycling or disposal, as appropriate, in accordamith local, State, and
Federal requirements for hazardous waste manageifenproject sponsor
shall ensure that documentation regarding the rahahany containers of
hazardous materials from the project site is reekWwy the City of Benicia
Planning and Building divisions, prior to issuamée grading permit.

132. Mitigation Measure HAZ-2dther hazardous materials and wastes
generated during demolition activities, such asriiscent light tubes and
computer displays, shall be managed and disposky thie demolition
contractor in accordance with the applicable haaagsdvaste regulations. The
demolition specifications (see Mitigation Measur&Z42a) shall include
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provisions for appropriate off-site disposal ofdbenaterials in accordance
with applicable regulations.

133. Mitigation Measure HAZ-3& he contractor shall prepare and implement a
fire prevention and preparedness plan during steldpment activities. The
plan shall be prepared prior to the start of eaxdrking activities at the site
and shall be reviewed and approved by the Cityasfi@la Fire Department
prior to issuance of a building permit. The plaalsesignate an on-site
employee responsible for plan implementation actuge potential fire
hazards; on-site fire prevention measures durimgtcoction (e.g. parking of
vehicles away from flammable materials, availapitif fire extinguishers,
preventing idling of vehicles, use of spark arrestmn heavy equipment);
emergency response procedures for fires, inclueaguation routes and
places of safe refuge; and, procedures for congetinergency responders in
the event of a fire. Workers involved in site depenent activities shall
receive training in these procedures at the sfait® development activities.
The fire prevention and preparedness plan may &gaped as part of other
required plans.

134. Mitigation Measure HAZ-3lhe project sponsor shall comply with
requirements for maintaining fire breaks, and oftrerprotection regulations
of the Uniform Fire Code.

135. Mitigation Measure HAZ-4& he project sponsor shall ensure that the entire
project site has been fully characterized for ttesence of ordnance and
explosives (OE) and hazardous materials priorecstart of earthwork
activities and site development activities (in adamce with General Plan
policies 4.7.3 and 4.7.5). The site characteripati@y be based on previous
investigations completed and/or new investigatiomspleted by a qualified
environmental professional. Past land uses of tbpguty with potential
hazardous materials or OE uses shall be considedthracterizing the site.
The site characterization shall occur under thesgbt of a regulatory
agency (e.g. SCEHS or DTSC), and shall demongtratehe site will not
pose an unacceptable human health or safety ris@rtstruction workers or
future site occupants based on the proposed lam@eus., Cal/EPA California
Human Health Screening Levels for hazardous médeioa
commercial/industrial usesy risk-based Benicia Screening Levels for soail).
Criteria for determining whether the site posesiaacceptable human health
or safety risk shall be approved by the regulatmgrsight agency. A report
documenting characterization of the site shall tepared by a qualified
environmental professional and submitted to thelletgry oversight agency
and City prior to acquiring a site grading perrihy remediation actions
required to achieve the health and safety crit#biave shall also be overseen
by the selected agency, and shall be completed forgite development by a
gualified environmental professional. Specific reies would depend on the
extent and magnitude of contamination and requirgsnef the regulatory
agency. Requirements of the regulatory oversigahag for site remediation
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shall also be adhered to, including preparatioa béalth and safety plan, an
assessment of health impacts associated with ettca\activities, ident-
ification of standards that may be exceeded byramedial actions (including
dust levels), management of wastes removed, akafrisublic upset should
there be an accident during site remediation di&s/i Site remediation
activities shall be completed and certified by bgulatory oversight agency
prior to application for a site grading permit &ocordance with General Plan
Policy 4.7.7).

136. Mitigation Measure HAZ-4kf any known or suspected ordnance or
explosives are encountered during earthwork aigg/inn-site, construction in
that area shall be immediately halted and all perebshall vacate the area.
The contractor shall then contact the 911 emergsysiem to report the
emergency and request assistance. Ordnance arasieegl discovery
procedures shall be documented by the contracior forthe start of
earthwork activities, posted in the work area, disgussed with all on-site
personnel prior to work on the site. (These procesimay be developed as
part of other required plans, see mitigation messdiscussed above). The
local responding agency (e.g. Benicia Police Depant or Fire Department)
shall contact the Sacramento District of the Arnoys of Engineers and
Department of Toxic Substances Control to assistimoval of any identified
OE, and to determine if further action is neededrgo the time that site
development work resumes in the area. Work shaltesume in the affected
area until the area it is deemed safe to do shdyjocal responding agency,
and/or the Sacramento District of the Army Corp&ogineers and
Department of Toxic Substances Control.

137. Mitigation Measure HAZ-4df contaminated soil is encountered or
suspected during site development activities (thinosoil discoloration or
odor), all work shall halt in the immediate area @ersonnel shall
immediately vacate the area and notify Solano GoEnwironmental Health
Services (SCEHS). Soil samples shall be colleciea tualified
environmental professional (e.g. registered gestogrofessional engineer)
prior to further work in the area. The samples|dimlsubmitted for laboratory
analysis by a State-certified laboratory under mitdicustody procedures.
The analytical methods shall be selected by the@@mwental professional
based on the suspected contamination and consateddthistorical land uses
of the site and any previous analyses completeddibsamples collected in
the areas, if applicable. The analytical resultdld¥e provided to SCEHS and
reviewed by a qualified environmental professioiisile professional shall
provide recommendations, as applicable, regardiigranagement, worker
health and safety training, and regulatory ageratifications, in accordance
with local, State, and Federal requirements. Wbgdlsiot resume in this
area(s) until these recommendations have been mnepieed under the
oversight of SCEHS.
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138. Mitigation Measure HAZ-4dl'he contractor involved in site grading and site
development activities shall ensure that undergiquipelines (e.g. the water
pipelines associated with the Benicia Water Treatrant) or other
underground or aboveground utilities within thejpeb site are identified and
clearly marked prior to earthworking activitiesawoid unexpected contact
with these utilities. Emergency procedures thatlmamplemented in the
event utilities are ruptured shall be developedhaycontractor; these
procedures shall be reviewed and approved by ttyeHpigineering Division
of the Public Works Department, prior to impleméiota On-site workers
shall be trained in how to implement these procesluiThese procedures may
be developed as part of other plans required bynitigation measures
discussed above).

139. Mitigation Measure BIO-Prior to site development, a tree report shall be
prepared by an arborist or biologist to identifg tbhcation, size, and health of
trees on the site, and the trees that would beepred and removed during
construction of the project. The report shall apecify measures to protect
all preserved trees during construction, includhmgugh the creation of Tree
Protection Zones. The sponsor shall apply for & Fermit for the removal of
all protected trees. As part of the Tree Permitadoorist or biologist shall
develop a tree replacement program in accordanitetiae City’s tree
ordinance. Two 15-gallon trees are generally reglior the replacement of
each mature tree that is removkdsome casesne or two 24-inch box trees,
or a mature tree is required for the replacemepnhefmature tree. Mitigation
for the removal of protected red willow trees aldhg stream channels and
wetlands shall be implemented in conjunction wité wetland mitigation
measures as described in Mitigation Measure BIO-2a.

140. Mitigation Measure BIO-2aThe project sponsor shall obtain the
appropriate Federal and State permits authorizihgffwetlands or waters
and shall provide copies of the permits to the @rigr to issuance of a
grading permit. All work in jurisdictional areascanon-jurisdictional waters
of the State shall be in compliance with all telamsl conditions of the
permits.

141. Mitigation Measure BIO-2bThe project sponsor shall implement the
wetland mitigation and monitoring plan preparedygamore Associates as
mitigation for impacts to jurisdictional wetlandsdawaters of the United
States, and implement the recommendations andaesito the original
mitigation plan in the subsequent mitigation feaisybreport prepared by
WRA. The mitigation plan and recommendations offéasibility report are
incorporated into this mitigation measure by refieeeand together are
referred to as the mitigation plans. The plan ¢ethe mitigation design,
wetland planting design, maintenance and monitamggirements, reporting
requirements, and success criteria. This plan Sleadipproved by the U.S.
Army Corps of Engineers (USACE) and the City ptmimplementation. As
detailed in the mitigation plans, created wetlasiusll be monitored for a
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minimum of 5 years. Annual monitoring of each sitall include: 1)
observation of existing and developing problems @edmmendations for
remedial actions; 2) an assessment of creatioredand habitats; 3) a formal
wetland delineation in year 5; 4) notation of invasexotic species; 5)
measurement of willow survival; and 6) photo-docatagon. Monitoring
visits shall be made in the winter and spring ahegear and quantitative data
shall be collected in the spring. Annual reportslisbe submitted each fall to
the Corps and the City for review. At the end & Bayear monitoring period,
the Corps and the City shall review the reports@gtérmine if the success
criteria have been met. If the success criternee mot been achieved at the
end of the 5-year monitoring period, remedial measshall be identified in
consultation with the City and USACE. Remedial m&as could include
grading, planting, seeding, exotic/invasive vegetatontrol, and/or an
extension of the maintenance or monitoring peremedial measures shall
be implemented by the project sponsor.

142. Mitigation Measure BIO-2cA contractor education program shall be
created and initiated by the project restoraticgcsist prior to the initiation
of ground disturbing activities. The purpose okthrogram shall be to inform
the contractors about the mitigation measures heipemented onsite, the
biology and life history of special-status specdlest may be present, the areas
to be preserved and avoided during constructiod tla@ measures being
implemented to avoid the impacts to these specigagiconstruction. During
construction, wetlands to be preserved shall barlglenarked with flagging
and/or construction fencing. During constructiorthia vicinity of
jurisdictional wetlands and non-wetland watershef tUnited States, the
project restoration specialist shall conduct pedaite visits (once every
week or once every two weeks, depending on thd thativity) to provide
direction and ensure protection of sensitive resegiand permit compliance.

143. Mitigation Measure BIO-2dDuring project construction, no material shall
be allowed to enter or be stored in any wetlandsdhe to be preserved.
Project related dirt and other material shall bet lseifficiently far away from
preserved wetlands and drainages to prevent midiema entering these
features. If earthmoving activities or materialcdailing occurs upslope from
a preserved wetland or drainage, silt fencing dtmlhstalled around the
preserved feature to prevent soil from enteringatbdand or drainage. Silt
fencing shall be installed at the least 5 feet ftbmedges of preserved
wetlands and drainages. Silt fencing shall alsmb&lled around preserved
features whenever earthmoving activities or maitstackpiling occurs within
20 feet of a preserved feature. All equipment wagkhall occur downslope
from preserved wetlands to prevent the runoff femtering the preserved
wetlands. Berms or other barriers shall be constducutside of preserved
wetlands or drainages to prevent wash water ruinaff entering the
preserved wetlands.
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144. Mitigation Measure BIO-2& conservation easement (or similar restriction)
shall be established over the preserved and creagttdnds to preserve these
wetlands in perpetuity. A designated public agecoypservation group, or
open space organization shall hold the easemeamtsiare retention of the
wetland mitigation site (including the mitigatioretkands and the associated
uplands) in perpetuity as wetland habitat.

145. Mitigation Measure BIO-2iThe project sponsor shall provide financial
assurances of a type (i.e. bond, letter of creudtith amount to be determined
by the Corps and the City to ensure successfuldmphtation of the
mitigation and monitoring plan. The project sponsioall also provide a long-
term funding mechanism for the maintenance of tegands in the
conservation easements in perpetuity.

146. Mitigation Measure BIO-Frior to construction of the project, a survey
shall be conducted for pappose tarplant, to loaatemap any individuals of
this species on the site and to estimate the ptpulsize. If pappose tarplant
is found on the site, then the following standadd procedures shall be
implemented. If feasible, impacts to these plah#dl e avoided completely.
If complete avoidance is not possible, the extémhpact will be minimized
to the extent possible by the proposed developp@ject. The project
sponsor and City, in consultation with a qualifiemtanist, shall determine the
feasibility of implementing avoidance measures stmall develop and
implement those measures based on the botanistswnreendations and field
assistance. Avoidance measures include redesigimengroject footprint,
avoiding changes in the hydrology of the plantdiite, fencing the existing
plants with ESA fencing prior to construction arstiablishing a buffer zone,
and training construction personnel to identifysthpecies. Long-term
avoidance measures shall also be developed toestisitong-term stability
of the population. If impacts to pappose tarplaetunavoidable, the project
sponsor shall develop and implement a salvageeowlery plan for
individuals prior to initiation of construction &gties on the site. The
mitigation, which shall be prepared by a qualifiedanist experienced in the
development and implementation of native plantoragion, mitigation, and
management plans, shall include the following:

- Salvage and/or recovery requirements, includingrbfedefined goals
focusing on plant establishment (stability, sucimeggeproduction) and
non-native species control measures.

« Locations and procedures for restoration/replaningalvaged plant
material including seeds. Onsite relocation inthdeveloped areas of
the site shall be considered if suitable habitatlits species is present.

« The project sponsor shall document the progresstssaf the
revegetation effort, subject to approval by CDHGhé revegetation is
not successful, an additional period of correcéad monitoring shall be
specified.
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« Specification of a 5-year post-construction maiatese and monitoring
program by a qualified restoration team to enshiat the project goals
and performance standards are being met. The mmimgjtorogram shall
include provision for remedial actions to correefidencies, as needed.
After 5 years, the species relocation shall be idensd successful if the
number of plants that were removed on the sitegsessfully estab-
lished at the mitigation site at a minimum of a dafio. Annual reports
and a final report prepared by the project spoasdrsubject to
approval by CDFG shall document the progress/ssauiethe
revegetation effort. If the revegetation is notcassful, an additional
period of correction and monitoring shall be spedif

« The project sponsor shall provide and secure aceamfrfunding for this
salvage and monitoring operation.

< The mitigation shall be considered a success iffferast 3 years of the
5-year monitoring program, the numbers of pappasgaants has
remained above the number of individuals that veeheersely affected
by the project (1:1 mitigation). The population®shll show no sign of
decline during this period. In addition, for atdethe last 4 out of 5
monitoring years, the growth of grass, presendeaith, and growth of
weeds should not hinder tarplant plants. Grazirggpstential
management tool to reduce competition from nornveajrasses and
weeds. If the mitigation is unsuccessful after &rgebecause the number
of tarplants is less than a 1:1 ratio during &t B monitoring years
(Years 3, 4 and 5), then monitoring could be cargthfor a 6th year if it
is feasible that a 1:1 ratio could be achievedvfears 4, 5, and 6. If the
lack of success after 5 years suggests that agéthof monitoring is not
warranted, off-site mitigation land that suppohts tspecies shall be
purchased. The purchase of these lands shall veagapby the City or
CDFG.

147. Mitigation Measure BIO-4&urveys to assess the presence of Pacific Pond
Turtles shall be conducted in the vicinity of thesibe stream channels. The
surveys shall be conducted to identify baskingssated potential nesting areas
and shall occur during the spring or summer wherttitles are active and
observable. Surveys shall be conducted in the grirsummer prior to the
start of construction and the issuance of a bujldingrading permit. If pond
turtles are present, measures shall be impleméotadoid turtles during
construction and relocate any turtles found in wardas. A pre-construction
survey shall be conducted no more than 48 houos friground disturbing
activities within areas inhabited by turtles. Ar@asabited by turtles shall be
fenced and avoided during construction activitifpond turtles are observed
within the construction area at any time, a quadifbiologist shall move the
turtles to a safe location at least 500 feet froendonstruction zone. Turtle
relocations shall be approved by CDFG and carrigdg a qualified
biologist.
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148. Mitigation Measure BlIO-4bProtocol-level surveys for California Red-
Legged Frogs shall be conducted according to trgusi2005 protocol in all
areas of the site that provide suitable habitatHis species. The results of the
surveys shall be provided to the City at the same that the survey results
are provided to the USFWS and CDFG. Surveys foifiedond Turtles may
be conducted at the same time as the surveys bt Bgged Frogs. If no
Red-Legged Frogs are observed during the survegdditional mitigation
beyond the protection and avoidance measures atgalibelow and those
stipulated in permits issued by the USACE, USFWif8, @DFG shall be
required. If California Red-Legged Frogs are obsdren the site during the
surveys, the project sponsor shall develop andeampht a USFWS-approved
mitigation plan to compensate for the loss of mgled frog habitat on the
site. The mitigation plan shall provide mitigatiaha ratio of 3:1 for all
adversely affected habitat (either direct or incliy@and shall provide a buffer
of 300 feet around all preserved aquatic habitasste. Detailed protection
measures shall be included in the plan. The plaft also identify a secure
funding source to provide for the maintenance dfgation sites in
perpetuity. All mitigation sites shall be placedaironservation easement to
preserve the sites as wildlife and plant habitggampetuity. The easements
shall be held by CDFG, or the City of Benicia. Bp®nsor shall provide
evidence of compliance with the mitigation requiesns of the USACE,
USFWS, and CDFG prior to issuance of a grading fierm

149. Mitigation Measure BIO-4df no California Red-Legged Frogs are observed
during the surveys, and the USFWS and CDFG conttrthe findings of
the surveys, then the sponsor shall comply withgmtion measures required
by the USACE, USFWS or CDFG. At a minimum, theduling protection
measures shall be implemented.

« A qualified biologist shall monitor all constrimh or ground disturbing
activities within 300 feet of suitable red-leggedd aquatic habitat.

« Immediately prior to ground disturbance or camsion activities in
areas with aquatic habitats or within 300 feetaqpfatic habitats, a
qualified biologist shall survey the work area &alifornia Red-Legged
Frogs.

If Red-Legged Frogs are found within the work aedbwork shall cease and
the occurrence shall be reported immediately taCityy USFWS and CDFG.
Work onsite shall resume only when authorized lyWSFWS. If Red-
Legged Frogs are found, a report shall be prepatréte end of each
construction season detailing the results of thaitoong effort. The report
shall be submitted to the City by November 30 ahegear.

150. Mitigation Measure BIO-5& qualified biologist shall conduct raptor and
passerine nest surveys prior to tree pruning,reg®val, ground disturbing
activities, or construction activities on the sitdocate any active nests on or
immediately adjacent to the site. Preconstructionesys shall be conducted
no more than 14 days prior to the start of prunaagstruction, or ground
disturbing activities if the activities occur dugithe nesting season (February
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1 and August 31). Preconstruction surveys for ngstaptors shall be
conducted on a minimum of 3 separate days duri@ed.4hdays prior to
disturbance. Preconstruction surveys shall be tedesd 30-day intervals until
construction has been initiated in the area. Looatof active nests shall be
described and protective measures implementeded®iag measures shall
include establishment of clearly delineated (irange construction fencing)
avoidance areas around each nest site that aneimumn of 500 feet from the
dripline of the nest tree or nest for raptors aBde®t for passerines. The
active nest sites within an exclusion zone shathbaitored on a weekly
basis throughout the nesting season to identifységnys of disturbance. These
protection measures shall remain in effect ungélybung have left the nest
and are foraging independently or the nest is ngdo active. A report shall
be submitted to the City at the end of the consitvtncseason documenting the
observations made during monitoring.

151. Mitigation Measure BIO-5IA preconstruction survey shall be conducted no
more than 30 days prior to demolition or removathef abandoned barn. If no
owls are observed, then demolition or removal nragged. If Barn Owls (or
other owls species) are observed during the précanti®n survey, a
determination shall be made on whether birds awsting or nesting. If a
single owl is roosting, demolition or removal oétbktructure can proceed after
the owl has been persuaded to move from the roeat Blon-invasive
techniques include light shining into the roostcgptor one or two nights and
days. If Barn Owls (or other owls species) are tbtmbe actively nesting in
the barn, any work on or demolition of the struetshall be postponed until
one of the following conditions have been met: tjualified biologist
monitoring the nest determines that the owls héamdoned the nest without
any outside interference or 2) a qualified biolbgnitoring the nest has
determined that the young have fledged and arebtapérelocating and
using another roost site. Under either scenar®nibnitor shall ensure that
all owls have left the building prior to demoliti@ctivities. Once the young
have fledged, non-invasive techniques may be useddourage the owls to
leave the barn. The Barn Owl nesting period isdgily between February 15
and July 15. Buildings being used by nesting owkIde fenced and
designated off-limits to prevent entry into thelbings.

152. Mitigation Measure BIO-6#&reconstruction surveys shall be conducted for
Burrowing Owls prior to site preparation, gradimglaonstruction. These
surveys shall conform to the survey protocol esthbtd by the California
Burrowing Owl Consortium. Preconstruction survelyalsbe conducted no
more than 30 days prior to the initiation of constion activities and at 30-
day intervals if construction activities have neth initiated in an area. The
following measures shall also apply:

a) If Burrowing Owls are found onsite, they sldlavoided to the extent
practicable, as determined by the City in consiolteivith the California
Department of Fish and Game. A clearly defined dreaan area
demarcated by orange construction fencing) shadistablished around
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each Burrowing Owl burrow to be avoided. No disturte shall occur
within 50 meters (approx. 160 feet) of occupiedrtws during the non-
breeding season of September 1 through January\8ithon 75 meters
(approximately 250 feet) during the breeding seadgdrebruary 1
through August 31.

b) If Burrowing Owls occur at the project site aswhstruction would
begin before February or after the end of Augusd, the burrows
cannot be avoided, then passive relocation teclesiquay be used to
relocate owls from the site. These passive relonagchniques would
include excavating all potential burrows after exithg owls from the
burrow for the required length of time. Passivecation shall be
undertaken according to the current protocol ewstiabgtl by the CDFG.
Artificial burrows shall be provided on the mitigat site for each
occupied burrow destroyed at the project siteratia of 2:1 (two
artificial burrows created for each occupied burdrsgtroyed).

c) If Western Burrowing Owl occurs at the projsité and construction
would begin during the breeding season (Februaoputih August), then
a buffer of a radius of 75 meters (approximatel§ f&t) shall be
established around any burrows containing owls.

d) Removal of Burrowing Owils at the project sitels conform to the
requirements of CDFG’s Staff Report on Burrowingl®ditigation.

This shall entail establishing 6.5 acres of suédidbitat for each pair of
Burrowing Owls displaced from the project site. 3&6.5 acres shall be
adjacent to an area already used by Burrowing OWls.replacement
mitigation site shall be preserved in perpetuityuse as Burrowing Owl
and wildlife habitat. An endowment for management enonitoring the
site shall also be established.

153. Mitigation Measure BIO-6lAs an alternative to purchasing land as
mitigation for Burrowing Owls, the sponsor may phuase credits at a CDFG-
approved mitigation bank authorized to sell creftitsBurrowing Owl
mitigation. The number of credits to be purchadel e equivalent to
purchasing 6.5 acres per pair or single bird olexkon the site. The final
mitigation requirement shall be determined follogvthe completion of the
protocol-level survey. The sponsor shall provide @ity with evidence of
completion of the mitigation or purchase of mitigatcredits prior to the
issuance of a grading permit.

154. Mitigation Measure BIO:7A qualified biologist shall conduct surveys oéth
grassland habitat onsite to identify any badgerdws. These surveys shall be
conducted no sooner than 2 weeks prior to the staxnstruction. Impacts to
active badger dens shall be avoided by establigiotysion zones around all
active badger dens, within which construction exdactivities shall be
prohibited until denning is complete or the dealsndoned. A qualified
biologist shall monitor each den once per weekrdepto track the status and
inform the project sponsor of when a den area kas bleared for
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construction. Surveys for badger dens may be cdadwat the same time as
Burrowing Owl surveys.

155. Mitigation Measure BIO-8#reconstruction surveys for bat roosts shall be
conducted in all buildings or trees that will beneved or modified. The
survey shall take place no more than 30 days priconstruc-
tion/demolition/removal activities. Preconstructisurveys shall be repeated if
demolition or construction activities are delayedrenthan 30 days.

156. Mitigation Measure BIO-8hf a bat roost is found in a building or tree
cavity, the species of bat using the roost shaltlbetified and methods to
encourage the bats to leave the roost or to prekient from returning to the
roost shall be implemented prior to roost remorahitigation plan shall be
developed to specify the methods to be used antintiveg of the activities,
and this mitigation plan shall be submitted to @ity for review and
approval.

157. Mitigation Measure BIO-8dMaterials from roost sites shall be salvaged,
when feasible, to be used in the construction tifi@al roosts.

158. Mitigation Measure BIO-8df special-status bats (i.e. Pallid Bat, Pale
Townsend’s Big-Eared Bat) are found onsite, anddlst would be
destroyed during development, an artificial rodstlisbe provided for the
bats. The roost shall be constructed and placeitegorsor to removal of the
original roost. A mitigation plan specifying thernstruction details and siting
of the structure shall be prepared and approvatidZity and CDFG prior to
removal of the existing roost. The sponsor shal/jgle a secure source of
funding for the monitoring of the artificial rooftr a period of at least 5
years. A report documenting the implementatiorhefplan shall be provided
to the City within 1 month of completion of theiticial roost. The plan shall
be completed and implemented prior to the issuahtige grading permit.

159. Mitigation Measure BIO-8&emoval of maternity roosts for special-status
bats shall be coordinated with CDFG prior to renioMaternity roosts for
any species of bat, either common or special-stahal not be demolished
until the young are able to fly independently afithmothers.

160. Mitigation Measure TRANS:The project sponsor shall install and pay for
the following improvement. Signalize the intersentdf East ¥ Street, Park
Road and the new access road: this intersectiotsrségnal Warrant 11,
Peak Hour Volumes for both the AM and PM peak hoReconfigure NB
approach to provide one shared through-left lané,ame exclusive right-turn
lane. Configure SB approach to provide one shdmeigh-right lane and one
exclusive left-turn lane. Reconfigure EB approazprovide one shared
through-right lane, and one exclusive left-turnelaReconfigure WB
approach to provide one exclusive right-turn laare] one shared through-
right lane. Implementation of the identified impeswents would result in this
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intersection operating at an acceptable LOS C &»8 D with delays of 26.4
and 39.5 seconds for the AM and PM peak hoursentisely.

161. Mitigation Measure TRANS:Z he project sponsor shall install and pay for
the following improvement to East“Street and Industrial Way. Reconfigure
SB approach to provide one exclusive left-turn Jamee through lane, and
two exclusive right-turn lanes. Reconfigure EB aaoh to provide two
exclusive left-turn lanes, one through lane, anel @xclusive right-turn lane.
Reconfigure WB approach to provide one exclusiftetlen lanes, two
through lanes, and one exclusive right-turn lamglémentation of the
identified improvements would result in this inerdon operating at an
acceptable LOS C and LOS D with delays of 31.64$18 seconds for the
AM and PM peak hour, respectively.

162. Mitigation Measure TRANS:=3 he project sponsor shall install and pay for
the following improvement to East“Street and Rose Drive. Reconfigure SB
approach to provide two through lanes, and oneuska right-turn lane.
Reconfigure EB approach to provide one exclusiftetlen lane, one shared
left-right turn lane, and one exclusive right-tlene. Implementation of the
identified improvements would result in this iner8on operating at an
acceptable LOS B and LOS C with a delay of 14.83h@ seconds for the
AM and PM peak hours, respectively.

163. Mitigation Measure TRANS:Z he project sponsor shall install and pay for
the following improvement to EastStreet and the 1-780 Westbound
Ramps. Reconfigure NB approach to provide one sikatueft-turn lane, one
through lane, and one exclusive through-right I&exonfigure SB approach
to provide one exclusive left-turn lane, one shahedugh-right lane, and one
exclusive right-turn lane. Implementation of thentified improvements
would result in this intersection operating at aneptable LOS C and LOS D
with delays of 30.2 and 36.5 seconds for the AM BNipeak hours,
respectively.

164. Mitigation Measure TRANS:=T he project sponsor shall install and pay for
the following improvement to EastStreet and the 1-780 Eastbound Ramps.
Reconfigure WB approach to provide one left-tunnelaand one free right-
turn lanes. Implementation of the identified impeoent would result in this
intersection operating at an acceptable LOS C &8 B for the AM and PM
peak hours, respectively.

165. Mitigation Measure TRANS:@ he project sponsor shall install and pay for
the following improvement to Lake Herman Road dmeléxtension of
Industrial Way. Signalize intersection: this ines8on meets Signal Warrant
11, Peak Hour Volumes for both the AM and PM peailirB. Implementation
of the identified improvement would result in tingersection operating at an
acceptable LOS C with delays of 28.1 seconds ®iPtl peak hour.
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166. Mitigation Measure TRANS:The project sponsor shall install and pay for
the following improvement to Lake Herman Road aastE?® Street. Widen
Lake Herman Road from the intersection of A Stieské Herman Road to
the intersection of Lake Herman Road/I-680. Reguré the NB approach to
provide one shared through-left lane, and two rigit lanes. Reconfigure
the EB approach to provide one exclusive left-tarre, one through lane, and
one through-right lane. Reconfigure the WB appindacprovide two
exclusive left-turn lanes, one through lane, anel thimough-right lane.
Implementation of the identified improvement wouédult in this intersection
operating at an acceptable LOS B and LOS C withysdedf 16.6 and 34.4
seconds for the AM and PM peak hours, respectively.

167. Mitigation Measure TRANS:8 he project sponsor shall install and pay for
the following improvement to Lake Herman Road dml 1t680 Southbound
Ramps. Signalize intersection: this intersectioet®&ignal Warrant 11, Peak
Hour Volumes for both the AM and PM peak hours. dréigure WB
approach to provide one exclusive left-turn lamel ane through lane.
Implementation of the identified improvements worgdult in this
intersection operating at an acceptable LOS B datlays of 11.9 and 13.1
seconds for the AM and PM peak hours, respectividlis improvement shall
be included in a comprehensive plan to improveotieration of 1-680
between Industrial Way and East 2nd Street.

168. Mitigation Measure TRANS:T he project sponsor shall install and pay for
the following improvement to Lake Herman Road, #6&0 Northbound
Ramps and Goodyear Road. Signalize intersectighiritersection meets
Signal Warrant 11, Peak Hour Volumes for both tiv @&nd PM peak hours.
Reconfigure NB approach to provide one exclusiftetlen lane, and one
shared through-right lane. Reconfigure EB appraagirovide one exclusive
left-turn lane, one shared through-right lane, and exclusive right-turn lane.
Reconfigure WB approach to provide one exclusiftetlen lane, and one
shared through-right lane. Implementation of thentified improvement
would result in this intersection operating at aneptable LOS D and LOS C
with delays of 42.2 and 28.4 seconds for the AM BNipeak hours,
respectively. This improvement shall be included imomprehensive plan to
improve the operation of I-680 between Industri@ywénd East 2nd Street.

169. Mitigation Measure TRANS-10he project sponsor shall install and pay for
the following improvement to Park Road and Baystroad. Reconfigure SB
approach to provide two exclusive left-turn larees] one shared through-
right lane. Reconfigure WB approach to provide sinared through-left lane,
and two exclusive right-turn lanes. Implementatdthe identified
improvements would result in this intersection @pieig at an acceptable LOS
B with delays of 12.4 and 14.4 seconds for the Ald BM peak hours,
respectively.
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170. Mitigation Measure TRANS-1The project sponsor shall install and pay for
the following improvement without Transportationdact Fee credits:
Signalize the intersection of Easf Street, Park Road and the new access
road: this intersection meets Signal Warrant 1akR¢our Volumes for both
the AM and PM peak hours. Reconfigure NB approagbrovide two
exclusive left-turn lanes, and one through-rightelaReconfigure SB
approach to provide two exclusive left-turn laned ane through-right lane.
Reconfigure EB approach to provide one shared tirgight lane, and one
exclusive left-turn lane. Reconfigure WB approazipitovide one shared
through-left lane, and one exclusive right-turndaimplementation of the
identified improvements would result in this inerdon operating at an
acceptable LOS C with delays of 26.4 and 36.2 s#xéor the AM and PM
peak hours, respectively.

171. Mitigation Measure TRANS-1Zhe project sponsor shall install and pay for
the following improvement to East®Street and Industrial Way without
Transportation Impact Fee credits: Reconfigureaproach to provide one
exclusive left-turn lane, one through lane, and éxolusive right-turn lanes.
Reconfigure EB approach to provide two exclusivetlen lanes, one
through lane, and one exclusive right-turn laneedRéigure WB approach to
provide one exclusive left-turn lane, two throughds, and one exclusive
right-turn lane. Implementation of the identifiedprovements would result in
this intersection operating at an acceptable LG#®€CLOS D with delays of
31.7 and 45.2 seconds for the AM and PM peak hoespectively.

172. Mitigation Measure TRANS-13he project sponsor shall install and pay for
the following improvement to East®Street and Rose Drive without
Transportation Impact Fee credits: Reconfigureaproach to provide two
through lanes, and one exclusive right-turn larecdRfigure NB approach to
provide two exclusive left-turn lanes, and two thgb lanes. Reconfigure EB
approach to provide one exclusive left-turn lamee shared left-right lane,
and one exclusive right-turn lane. Implementatibthe identified
improvement would result in this intersection opeigaat an acceptable LOS
B and LOS D with delays of 16.6 and 43.1 second#ii® AM and PM peak
hours, respectively.

173. Mitigation Measure TRANS-1Zhe project sponsor shall install and pay for
the following improvement to East®Street and the 1-780 Westbound Ramps
without Transportation Impact Fee credits: Reagpni NB approach to
provide one exclusive left-turn lane, one througtel, and one exclusive
through-right lane. Reconfigure SB approach to gl®wne exclusive left-
turn lane, one shared through-right lane, and aokigive right-turn lane.
Implementation of the identified improvements worgdult in this
intersection operating at an acceptable LOS D datlays of 40.7 and 35.8
seconds for the AM and PM peak hours, respectively.
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174. Mitigation Measure TRANS-15he project sponsor shall install and pay for
the following improvement to East%Street and the 1-780 Eastbound Ramps
without Transportation Impact Fee credits: RecamfgWB approach to
provide one left-turn lane, and one free right-tiame. Implementation of the
identified improvements would result in this inerdon operating at an
acceptable LOS C and LOS B in the AM and PM peak#$iaespectively.

175. Mitigation Measure TRANS-18he project sponsor shall install and pay for
the following improvement to Lake Herman Road dmeléxtension of
Industrial Way without Transportation Impact Feedits: Signalize
intersection: this intersection meets Signal Waridn Peak Hour Volumes
for both the AM and PM peak hours. Implementatibthe identified
improvement would result in this intersection opiegaat an acceptable LOS
B and LOS C with delays of 13.8 and 39.3 secondthi®nAM and PM peak
hours, respectively.

176. Mitigation Measure TRANS-1The project sponsor shall install and pay for
the following improvement to Lake Herman Road amstE?® Street without
Transportation Impact Fee credits (although siga#ibn improvements may
be eligible for a Transportation Impact Fee credit)

The following improvement was recommended for Cuatiué Conditions:
Signalize the intersection of Lake Herman Road Bast 29 Street as it meets
Signal Warrant 11, Peak Hour Volumes for the AM &id peak hours.

In addition, the following improvement is recommeddor Cumulative Plus
Project Conditions:

* Widen Lake Herman Road from the intersection ofthe&/Lake Herman
Road to the intersection of Lake Herman Road/I-68&configure the NB
approach to provide one shared through-left lané tao right-turn lanes.
Reconfigure the EB approach to provide one exchukgft-turn lane, one
through lane, and one through-right lane. Recoméghe WB approach
to provide two exclusive left-turn lanes, one thlgbulane, and one
through-right lane.

* Implementation of the identified improvements wordgult in this
intersection operating at an acceptable LOS B @8 D with delays of
19.3 and 36.4 seconds for the AM and PM peak hoespectively. This
improvement shall be included in a comprehensigae pb improve the
operation of the 1-680/ Industrial Way/Lake HernRoad interchange
complex, consistent with the goals and policiethefCity’s General Plan.

177. Mitigation Measure TRANS-18he project sponsor shall install and pay for
the following improvement to Lake Herman Road dmel [t680 Southbound
Ramps without Transportation Impact Fee crediign&ize intersection as it
meets Signal Warrant 11, Peak Hour Volumes foAtieand PM peak
hours. Widen Lake Herman Road from the interseatfoi Street/Lake
Herman Road to the intersection of Lake Herman Rd#80. Reconfigure
WB approach to provide one exclusive left-turn |eared one through lane.
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Implementation of the identified improvements worddult in this
intersection operating at an acceptable LOS B @8 C with delays of 17.2
and 25.9 seconds for the AM and PM peak hourseatsiely. This
improvement shall be included in a comprehensiae pb improve the
operation of the I1-680/Industrial Way/Lake HermavaR interchange
complex, consistent with the goals and policiethefCity’s General Plan.

178. Mitigation Measure TRANS-19he project sponsor shall install and pay for
the following improvement to Lake Herman Road, #8680 Northbound
Ramps and Goodyear Road without Transportation ¢irfpae credits:
Signalize intersection as it meets Signal WarrdntPeak Hour Volumes for
the AM and PM peak hours. Widen Lake Herman Roauh fthe intersection
of A Street/Lake Herman Road to the intersectiohake Herman Road/I-
680. Reconfigure NB approach to provide one excikft-turn lane, and
one shared through-right lane. Reconfigure EB aggrdo provide one
exclusive left-turn lane, one shared through-right, and one exclusive
right-turn lane. Reconfigure WB approach to provide exclusive left-turn
lane, and one shared through-right lane. Implentientaf the identified
improvements would result in this intersection @pieig at an acceptable LOS
D with delays of 52.0 and 35.3 seconds for the AiMd BM peak hours,
respectively. This improvement shall be included komprehensive plan to
improve the operation of the 1-680/Industrial Wagke Herman Road
interchange complex, consistent with the goalspidies of the City’s
General Plan.

179. Mitigation Measure TRANS-20 he project sponsor shall install and pay for
the following improvement to Park Road and Indastvay without
Transportation Impact Fee credits: Signalize irtetion as it meets Signal
Warrant 11, Peak Hour Volumes for the AM and PMkpeaurs.
Implementation of the identified improvement woudult in this intersection
operating at an acceptable LOS B with delays dd 88d 12.8 seconds for the
AM and PM peak hours, respectively.

180. Mitigation Measure TRANS-2The project sponsor shall install and pay for
the following improvement to Park Road and Bayshoad without
Transportation Impact Fee credits: Reconfigure BiF@ach to provide two
exclusive left-turn lanes, and one shared througjht-fane. Reconfigure WB
approach to provide one shared through-left lané t&vo exclusive right-turn
lanes. Implementation of the identified improvemeantld result in this
intersection operating at an acceptable LOS B &8 C with delays of 14.4
and 17.3 seconds for the AM and PM peak hoursectsely.

181. Mitigation Measure TRANS-23 he project sponsor shall be responsible for
the cost to extend Benicia Transit (Benicia Bregéadhe project site. Current
routes which connect Benicia with Pleasant Hill BRRtation, Baylink Ferry
Terminal, and other destinations in Solano Countyaot currently serve the
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project site. These costs shall include all capitaits (i.e. buses, transit
shelters, and signage) associated with build-oth@Benicia Business Park.

182.Mitigation MeasureTRANS-24 The project sponsor shall incorporate the
following design elements and services into thgppsed development plans
to minimize potential pedestrian and bicycle fagiimpacts. Bicycle facilities
would be developed along East 2nd Street and Indug{ay as part of the
project.

Pedestrian sidewalks connecting all major buildiagsl parking areas
within the project site;

Pedestrian routes between cul-de-sacs and adjpaemdls;

Crosswalks at all areas were there may be potgueidstrian/vehicular
conflicts;

Bicycle racks at all building entrances; and

Incentives for individual buildings to contain shens and lockers, and
secure indoor bicycle lockers;

Sidewalks along East 2nd Street, A Street, andsimidli \Way;

Sidewalks along Lake Herman Road (between A Sweet East 2nd
Street); and

Class I/ll Bikeway along Lake Herman Road (betw@eStreet and I-
680);

Class II/11l Bikeway along Lake Herman Road (betwéedustrial Way
and A Street);

Class | Bikeway between East 2nd Street and Lakenble Road in the
project site;

Class | Bikeway between Channel Road and East fedtSand

Parking and building leases at the Business Palklsé “unbundled”
(i.e. rents for building space and parking lotdidha separate).
Businesses at the Business Park that have 50 & engployees and
provide employee parking on a free or subsidizesisbehall provide
financial compensation to those employees who cat@ioy means
other than private automobile, in accordance wighH2alth and Safety
Code 43845.

183. Mitigation Measure TRANS-2Prior to the issuance of each building
permit, the project sponsor and construction catdreshall meet with the
Benicia Public Works Department and other appro@i@ity of Benicia
agencies to determine traffic management stratégiesduce, to the
maximum extent feasible, traffic congestion andetfiects of parking
demand by construction workers during constructibthne project. The
project sponsor shall develop a construction mamage plan for review and
approval by the City Public Works Department. Thangshall include at least
the following items and requirements:

A set of comprehensive traffic control measuresluiding scheduling of
major truck trips and deliveries to avoid peakftedfiours, provisions for

truck queuing, detour signs if required, lane ctequrocedures, signs,
cones for drivers, and designated constructionsacamites.

Page 48



Identification of any transit stop relocations.

Provisions for parking management and spaces lfopastruction
workers to ensure that construction workers dopaok in on-street
spaces.

Identification of parking space removal and angcation of parking for
employees, and public parking during construction.

Notification procedures for adjacent property ovenand public safety
personnel regarding when major deliveries, detamnd,lane closures will
occur.

Provisions for accommodation of pedestrian flow.

No construction traffic shall be allowed on Eastl Btreet south of
Industrial Way, and on Lake Herman Road and RegeRazad.
Location of construction staging areas for matsyiafjuipment, and
vehicles.

Identification of haul routes for movement of caoostion vehicles that
would minimize impacts on vehicular and pedesttiaffic, circulation
and safety; and provisions for monitoring surfaireets used for haul
routes so that any damage and debris attributatiteethaul trucks can be
identified and corrected by the project sponsor.

A process for responding to, and tracking, compdapertaining to
construction activity, including identification ah onsite complaint
manager.

184.Mitigation Measure TRANS-26The project sponsor shall prepare an overall
construction traffic management plan to limit tiieets of trucks and other
construction traffic on surface conditions of areads and intersections. This
plan shall be prepared in coordination with they @it Benicia, and shall
include the following provisions:

Prior to implementation of the proposed projeat, pnoject sponsor shall
survey the condition of truck access route roadvesygbprepare an
existing conditions report to document roadway haseonditions.
During the construction of the project, or periadlig throughout the
project’s construction period, the project sporsdull make periodic
improvements to area roadways to maintain minimtandards, including
clean-up of construction debris (e.g. sand andedyand spot repaving of
potholes or other pavement section damage.

Upon completion of all or most of project constrastactivities, the
project sponsor shall identify any impacts to roagwonditions. The
project sponsor shall install improvements andéyr an impact fee to
mitigate any damage to the existing street pavesnamEast 2nd Street,
Industrial Way, and Lake Herman Road to/from thajeut site caused by
heavy construction traffic accessing the projeet, sis determined by the
City Engineer.

185. Mitigation Measure AIR:1Consistent with guidance from the BAAQMD,
the following actions shall be required of constiart contracts and
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specifications for the project. The following casitr shall be implemented at
all construction sites:

Water all active construction areas at least twi&iéy and more often
during windy periods; active areas adjacent totegdand uses shall be
kept damp at all times, or shall be treated with-taxic stabilizers to
control dust;

Cover all trucks hauling soil, sand, and other éoomaterials or require all
trucks to maintain at least 2 feet of freeboard;

Pave, apply water three times daily, or apply (tmxe) soil stabilizers on
all unpaved access roads, parking areas, and gtaggas at construction
sites;

Sweep daily (with water sweepers) all paved acaeesds, parking areas,
and staging areas at construction sites; watergsveahall vacuum up
excess water to avoid runoff-related impacts tocewquality;

Sweep streets daily (with water sweepers) if vesg®il material is carried
onto adjacent public streets;

Apply non-toxic soil stabilizers to inactive consttion areas;

Enclose, cover, water twice daily, or apply noniktesoil binders to
exposed stockpiles (dirt, sand, etc.);

Limit traffic speeds on unpaved roads to 15 mph;

Install sandbags or other erosion control meadorpsevent silt runoff to
public roadways;

Replant vegetation in disturbed areas as quickjyoasible;

Install baserock at entryways for all exiting tracknd wash off the tires
or tracks of all trucks and equipment in designateshs before leaving the
site; and

Suspend excavation and grading activity when w{imdgantaneous gusts)
exceed 25 mph.

186. Mitigation Measure AIR:2TheBAAQMD CEQA Guideinesidentifies
potential mitigation measures for various typeprajects. The following are
considered to be feasible and effective in furtieelucing vehicle trip
generation and resulting emissions from the projEee project shall provide
as many of the following measures as practicable:

Provide transit facilities (e.g. bus bulbs/turneisnches, shelters).

Provide bicycle lanes and/or paths, connectedctanamunity-wide
network.

Provide sidewalks and/or paths, connected to adfdaed uses, transit
stops, and/or community-wide network.

Provide secure and conveniently located bicycleage.

Implement feasible Trip Demand Management (TDM) soiees,
including a ride-matching program, coordinationhwi¢gional ridesharing
organizations and provision of transit information.
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The implementation of an aggressive trip reducpmygram with the
appropriate incentives for non-auto travel can cedaroject impacts by
approximately 10 to 15 percent. A reduction o$ titmagnitude would not
reduce PM, or ozone precursor emissions to levels below tha@MD
significance threshold. There is no mitigation &dae with currently feasible
technology to reduce the project's regional ailiguenpact to a less-than-
significant level.

187. Mitigation Measure NOI-1®uring all project site excavation and on-site
grading, the project contractors shall equip atistouction equipment, fixed
or mobile, with properly operating and maintainedfihers consistent with
manufacturers’ standards.

188. Mitigation Measure NOI-1[@he project contractor shall place all stationary
construction equipment so that emitted noise isctied away from sensitive
receptors nearest the project site.

189. Mitigation Measure NOI-1d he construction contractor shall locate
equipment staging in areas that will create thatgist possible distance
between construction-related noise sources an@-seissitive receptors
nearest the project site during all project corcdiom.

190. Mitigation Measure NOI-1d he construction contractor shall ensure that all
general construction related activities are retgd¢o the hours of 7:00 a.m.
and 10:00 p.m.; with the exception of all excawvgtigrading, and filling
activity, which shall be restricted to the hoursd0 a.m. and 6:00 p.m.
Monday through Saturday.

191. Mitigation Measure NOI-2&or all hotels built at the project site that
include outdoor activity areasne (or more) of the following measures shall
be implemented:

» All hotel outdoor activity areas shall be locatedisat they are completely
sheltered by the hotel building from direct expestar both Lake Herman
Road and East 2nd Street; or

» All hotel outdoor activity areas shall be locaté@ alistance greater than
93 feet from the centerline of the outermost trdaeé of Lake Herman
Road and also at a distance greater than 122rtertthe centerline of the
outermost travel lane of East 2nd Street; or

* A sound barrier at least 8-feet-high shall be aores¢d around all outdoor
hotel activity areas that are located within 5% fifehe centerline of the
outermost travel lane of the East 2nd Street rogcdggment; a 6-foot-
high sound barrier shall be constructed arounduwtioor activity areas
located between 57 feet and 122 feet from the demdef the outermost
travel lane of the East 2nd Street roadway segment.
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192. Mitigation Measure NOI-2bf a sound study confirms that the interior noise
level without sound-attenuated ventilation systevosld exceed the City’'s
standards, sound-attenuated ventilation systeroh,asiair conditioning, shall
be installed in all buildings that require goodegeintelligibility (as outlined
in sub-note 5 of Table IV.I-4) for buildings locdtas follows:

* Within 199 feet from the centerline of the outermoavel lane of Lake
Herman Road; and

* Within 263 feet from the centerline of the outermtoavel lane of East
2nd Street.

193. Mitigation Measure NOI-2¢:or existing unprotected residential and school
land uses along East’Street from I-780 to Rose Drivene (or more) of the
following measures shall be implemented:

* A sound barrier at least 8-feet high shall be qoiestd along the
property/right-of-way line of sensitive receptotsrgy this roadway
segment; or

* Rubberized asphalt shall be used to resurfacentire édentified roadway
segment.

194. Mitigation Measure VIS:IThe sponsor shall develop a detailed landscape
plan that includes landscape screening designprbtect views from public
roadways, including Lake Herman Road and [-680. [@hdscape plan shall
also address the project’s effect on views fromrésédential neighborhood to
the southwest of the project site. Final landsagpilans shall include
provisions for street and site tree plantings thaild be designed to at least
partially screen views of the buildings from offesviewpoints within 5 years
of planting. The final landscaping plan shall beéieeved and approved by
City staff.

195. Mitigation Measure VIS-2amplement Mitigation Measure VIS-1.

196. Mitigation Measure VIS-2[@he final building designs shall include wall
articulation and varied rooflines. Prior to the epgl of a building permit for
an individual building at the project site, theyGif Benicia Planning
Department shall ensure that building plans inchatgations in exterior wall
depth, varied rooflines, appropriate buildings mate and colors and the use
of landscaping to break up continuous walls throtighCity’s Design
Review process.

197. Mitigation Measure VIS-38oth water tanks shall be set on graded pads set
30 feet into the hillsides so that the tops ofwlager tanks are not visible from
Lake Herman Road.

198. Mitigation Measure VIS-3[@he proposed water tanks shall be painted an
earth tone color, such as clay or sienna, thadslamo the adjacent
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landscape. The color shall be subject to approy&ity staff prior to the
issuance of building permits for the tanks.

199. Mitigation Measure VIS-3d he water storage tanks shall be screened by
native vegetation. Trees shall be planted to olesatiteast 50 percent of the
water tanks within 10 years of final project bualdt. A 20-foot buffer
between the vegetation and tanks would be reqtiorethintain access to the
tanks. The trees shall be properly planted and taiaied by the project
Sponsor or its successor-in-interest.

200. _Mitigation Measure VIS-4#&rior to the approval of the first Development
Plan for the site subsequent to the approval oMaster Plan, the project
sponsor shall submit for City staff review the preed lighting fixtures that
will be used for security lighting, street lightingghting in parking lots and
along sidewalks or paths throughout the projeet Jihe fixtures shall be
selected to minimize light and glare spillover iar@as outside of the project
site and shall be to the satisfaction of City stéffe detailed manufacturer’s
specifications shall be provided for the proposetiifes. A variety of fixture
types may be used, provided that each is approy&itip staff. Additionally,
the project sponsor shall submit the proposed maxirheight of any poles to
be used for security, street or parking lot ligbti€ity staff may require
photometric analysis if necessary to properly eat@he proposed lighting.

201. Mitigation Measure VIS-4/All exterior lighting fixtures mounted on
buildings shall be hooded and downward-directeghitimize spillover light
and glare onto adjacent properties.

202. Mitigation Measure VIS-4dNo flood lighting of buildings, landscaping or
signs shall be permitted unless expressly apprasquhrt of a Development
Plan or Design Review approval in which City stad made a determination
that such lighting can occur without adverse ligihd glare impacts.

203. Mitigation Measure CULT-1al ot plans for the project site shall be
designed to avoid impacts to BBP-2. The design snaploy impact
avoidance strategies as described in 14 CCR 815)&3)(B)(2-3) by either:
(1) incorporating BBP-2 and a 25-foot buffer aroutscknown boundary in
project area open space, thus providing for itégutan from future ground
disturbance; or (2) capping BBP-2 and a 25-foofdsudround its known
boundary with at least two feet of chemically naltfill devoid of cultural
debris and a layer of geofabric between the fitl #re surface of the site and
buffer zone area. Prior to placing BBP-2 in opeacgpor capping the deposit,
archaeological boundary definition excavation shalconducted to identify
the limits of subsurface deposits and featuresassdt in establishing
protective measures. If option #2 (capping) isctel# the location of BBP-2
and the 25-foot buffer shall be recorded on théatere map prior to final
permit approval, and no ground-disturbing constamcshall occur below the
depth at which the fill meets the original grounuface.
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204. Mitigation Measure CULT-1bin accordance with the recommendations
presented thBenicia Business Park Cultural Resources Assessment (prepared
by Ric Windmiller in November 2006), the followiragtions shall be taken
prior to project construction if avoidance or cappas described in
Mitigation Measure CULT-1a is not feasible. The laggnt shall undertake
archaeological excavation to document and analyg-B. Should significant
subsurface architectural features or archaeolodeabsits be encountered
during the exploratory excavation, the applicamtistocument such finds as
necessary to recover a representative sample aofatfagthat justify the
California Register eligibility of BBP-2. The levef documentation necessary
shall be determined in the field depending on #selits of the initial
exploratory excavation and based on the profeskjodgment of the
archaeologist conducting the work. Documentatioy melude, but is not
limited to: a detailed recording on California Depa@ent of Parks and
Recreation Form 523 Records and/or data recovergvetion. If data
recovery excavation is the selected approach, trk shall satisfy the
requirements and objectives of a research desigaped for the data
recovery pursuant to 14 CCR 8§15126.4(b)(3)(C). Antygation
documentation shall be conducted by, or under itteetibn of, an
archaeologist listed in the Register of Profesdidmehaeologists.

Note: Either Measure CULT-1a or Measure CULT-1b shall be implemented.

205. Mitigation Measure CULT:2Should human remains be encountered by
project activities, construction activities shad! lmalted and the County
Coroner notified immediately. If the human remaans of Native American
origin, the Coroner shall notify the Native Amemdderitage Commission
(NAHC) within 24 hours of this identification, ardqualified archaeologist
shall be contacted to evaluate the situation. TABI® will identify a Native
American Most Likely Descendent (MLD) to inspeace thite and provide
recommendations for the proper treatment of theanesnand associated grave
goods. As part of the archaeological assessmentediate consultation shall
be undertaken with the City. The archaeologistiskabver scientifically-
valuable information, as appropriate, and in acaoce with the
recommendations of the MLD. Upon completion of sanhlysis and/or
recovery, the archaeologist shall prepare a refmtimenting the methods
and results of the investigation. This report shalsubmitted to the City, the
project applicant, and the NWIC.

206. Mitigation Measure CULT:3A qualified paleontologist shall monitor initial
project ground-disturbing construction below the kyer (i.e., below the
bottom of the soil layer approximately, which ipagximately 2.5-3.5 feet
below the original ground surface). The paleontisiobghall then determine
the appropriate level of monitoring needed basethersensitivity of the area
in which construction is occurring. Appropriate é&of monitoring may
include continuous monitoring, periodic spot cheaksno further monitoring.
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Monitoring shall continue in accordance with theammendations of the
paleontologist. The paleontological monitor musebgowered to halt
construction activities at the location of a disegvto protect the find while it
is being evaluated. If significant fossil resourees recovered, they shall be
curated at an appropriate facility (e.g., Universit California Museum of
Paleontology). Upon completion of paleontologicalnitoring, a report shall
be prepared documenting the methods and result® shonitoring. The
report shall be submitted to the project propormert appropriate City
agencies.

207. Mitigation Measure CULT-4df deposits of prehistoric or historical
archaeological materials are encountered duringgractivities, all work
within 25 feet of the discovery shall be redirected a qualified archae-
ologist contacted to assess the find, record titedn Department of Parks
and Recreation (DPR) Form 523 (at the discretioimefarchaeologist), and
make recommendations for the find’s treatmentedsible, such deposits
shall be avoided by project activities. If avoidans not feasible, the find
shall be evaluated for its California Registeribligy. If the deposits are not
eligible, avoidance is not necessary and work noengicue in the area of the
find. If the find is eligible, impacts to the firghall be mitigated. Mitigation
may include, but is not limited to, data recovexgayvation, artifact curation,
report preparation, and information disseminatmthe public. Upon
completion of the assessment and/or evaluatiorarttigaeologist shall
prepare a report documenting the methods and sesiulhe archaeological
assessment/evaluation, and provide recommenddtotise treatment of the
find. The report should be submitted to the progpansor, appropriate City
agencies, and the Northwest Information Center (QWI

208. Mitigation Measure CULT-4blf paleontological resources are discovered
during project activities, all work within 25 feet the discovery shall be
redirected until a paleontological monitor has ased the situation and made
recommendations for their treatment. If feasilie, find shall be avoided by
project activities. If avoidance is not feasibles paleontological find shall be
evaluated for its significance. If the find is magnificant, avoidance is not
necessary and work may continue in the area diridelf the find is
significant, impacts to the find shall be mitigat®@leontological mitigation
may include, but is not limited to, data recovdogsil curation, and
information dissemination to the public. Upon coetjn of evaluation, as
well as mitigation (if necessary), a report shalldrepared documenting the
methods and results of the paleontological invasibig. The report shall be
submitted to the project sponsor and appropriatye &jencies. for additional
personnel and equipment shall be provided by titye Ci

209. Mitigation Measure PUB-1ahe project sponsor shall set aside an
appropriately-sized and located parcel within thagqet site to accommodate
new public services facilities required to serve pinoject. The parcel shall be
large enough to include the facilities listed below
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* A new Fire Department sub-station facility, totglia minimum of 2.5
acres, shall be located along the Industrial Wagresion, near the East
2nd Street intersection. The new sub-station sfeaionstructed and made
operational prior to the occupation of Phase lotAltof 12 full-time
firefighters would be required to staff the new -shtion. One fire engine
and one brush truck would be required to equigddhgity. Due to the
life-hazard nature of the commercial componenthafirst phase of the
project, fire and emergency medical services df@jprovided at the sub-
station prior to occupation of project faciliti#ginding for this facility
shall be provided by fees imposed on the proposaiég. Funding for
additional personnel and equipment shall be praviaethe City.

* The new Fire Department sub-station shall includie 400 square feet
of office space for use by the Police Departmembuéi-purpose room for
community meetings, and training grounds. Fundaorghie additional
officers and equipment shall be provided by the.Cithe Police
Department office space shall be constructed ardkroperational prior
to occupancy of Phase 1.

» The parcel shall include approximately 7 to 15 aafand for the
development of an auxiliary corporation yard. Theporation yard shall
include the types of facilities currently locatecthe existing corporation
yard, as determined to be required by the Publickd/Bepartment, and
shall be funded via fees imposed on the proposgjégir Funding for
additional personnel and equipment shall be pral/aethe City.

A Police Department office of 800-1,000 square teethe ground floor of a
structure within the commercial area of the projegireferred to location within
the fire sub-station and is hereby recommendedaiaditton of any project
approval.

210. Mitigation Measure PUB-1IDevelopment plans for the proposed project
shall be subject to the following review:

» During the development review process, the Firedttepent shall be
responsible for ensuring that the proposed pr@edtsubsequent
individual site proposals are in conformance witally-defined
performance standards, including the Uniform Ficel€as adopted by the
Benicia Fire Department, and California Buildingdécstandards.

* The Fire Department shall review detailed site plfam site access, road
widths and turning radii, road grades, surfaciogdlbearing capability,
sprinkler systems, stand pipes, smoke detectodsfil@nalarms, and
resistant landscaping in open areas adjacent tdifgs within the project
site.

» The City’s Engineering Division and Fire Departmshéall review the
project during the development review process susnthat adequate
water supply is available to meet the minimum fiosv requirements for
fire suppression.
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211. Mitigation Measure UTIL=1Construction of water supply infrastructure
shall be subject to the following measures:

The main water storage and pumping facilities gsired by the Benicia
Public Works Department to provide domestic anel $ervice shall be
constructed and operational before the first plohskevelopment begins.
The main connections shall be sized to serve th@endevelopment and
not upsized with each phase.

All on-site water infrastructure improvements reqdito serve each phase
of development shall be constructed in the initesdr of development of
that phase.

The sponsor shall obtain City approval for eachspha development,
including development of individual projects. Dey@inent plans for
individual projects shall only be approved wherepehdable and
adequate water supply is available to serve newldpmnent.

The two new tanks shown on the project plans aratéal at different
elevations, which would require two separate pressanes. Pressure-
reducing valve stations and zone valves shall Qeired to allow the new
zones to connect to the City’s existing Zone l1eyysin an emergency.

212. Mitigation Measure UTIL-2Construction activities for the proposed project
shall be subject to the following measures:

Final design of the proposed project shall spettiéyappropriate depths at
which grading and construction activities woulddtlewed in order to
ensure the safety of the City’s water supply arstridiution system.

Water lines shall be rerouted or redundant linstaited by the sponsor if
necessary to avoid impacts to the City’s water Bugistribution system.

No work shall be performed within 30 feet of thatezline of the City’'s
water line until after improvement plans prepargalbegistered engineer
are submitted for review and approval by the Citgt a permit is issued
by the City.

Prior to issuance of a City permit, contingencynglahall be submitted for
review and approval by the City to address a p@tkatcident during
construction resulting in damage to the line.

The sponsor shall require that all constructioivais are undertaken
with the necessary precautions to avoid impactsddCity’s water
distribution system.

213. Mitigation Measure UTIL-3Construction of sewer infrastructure
improvements for the proposed project shall beestilip the following
measures:

All on-site sewer infrastructure improvements regdito serve each
phase of development shall be constructed in titialigear of
development of that phase.

Since the ultimate commercial and industrial usétse proposed project
are unknown, the City shall review each buildinghpie application for
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information regarding flows and loads to ensuré Westewater flows do
not exceed capacity, and to allow for the phasingiprovements.

214. Mitigation Measure UTIL-4Prior to the issuance of building permits for
Phase 1 of the proposed project, the project spamsdl fully fund and install
all the required wastewater collection improvemeatserve the project.
Required improvements shall consist of one of tardsalone alternatives
listed in the Benicia Business Park Sewer Systette@mn Analysis
(October 16, 2006) prepared by Brown and Caldwelt solely serves the
proposed project. Required improvements includddhewing:

* Replace the existing 8-inch west fork of the IndasPark gravity sewer
system with a new 18-inch sewer line.

* Replace the existing 8-inch force main with a n@airich force main that
is cross-connected to the existing force main.

* Replace the existing PILS to operate at a hew higressure to maximize
capacity in both pipelines. Upgrade the PILS to thtlee design criteria of
the two pipelines.

* Increase maintenance of eastern fork of gravityese¢w reduce root
intrusion and the long-term settlement of debris.

» A force main surge analysis shall be performedrgdapproval of final
project design. Proposed improvements to the foram shall be
reviewed and approved by the City prior to installa

215. Mitigation Measure DECAY:1IThe land uses proposed for the Benicia
Business Park and analyzed in this EIR include ximmam of 100,000 square
feet of retail uses. This limitation on commerdaklelopment would preclude
the establishment of big box retail uses on thgeptsite without additional
evaluation. As identified in the EIR, a substantiakease in the amount of
retail uses could increase the potential for udb@eay in Benicia or other
local commercial centers. If the project sponsoppses to increase the
amount of retail uses beyond 100,000 square feefproject sponsor shall
provide the City with an updated economic analyBie adequacy of the
economic analysis shall be subject to review amqutayal by the City’s
Director of Community Development, who may requaeisions and
additional analysis if he or she deems it apprag@riki the Director finds,
based upon the economic analysis, that the addltretail uses could
contribute to urban decay, the City and projecnspo shall develop a
mitigation measure to reduce this impact to a teas-significant level. If no
effective and feasible mitigation measures aretitied to reduce the
potential urban decay impacts to a less-than-saamt level, the City shall
conduct environmental review for the project chandpat would allow for the
adoption of a statement of overriding consideratiand appropriate findings
(e.g., a supplemental or subsequent EIR). A rewesethiomic analysis shall
be similarly completed in conjunction with subsegueEQA review of any
changes to the project, if deemed necessary bgitlie
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* * k k%

On a motion of Commissioner , seconded by Comiongr , the above Resolution
was adopted by the Planning Commission of the @fi§enicia at the regular meeting of
said Commission held on the 10th day of April, 208&d adopted by the following vote:

Ayes:
Noes:
Absent:
Abstain:

Charlie Knox
Planning Commission Secretary
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