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CHAPTER 1 - PART Il OF INITIAL STUDY OF ENVIRONMENTAL IMPACTS
1.1 INTRODUCTION

The following analysis is provided by the Solano County Department of Resource Management as a
review of and supplement to the applicant's completed "Part | of Initial Study". These two documents,
Part | and Il, comprise the Initial Study prepared in accordance with the California Environmental
Quality Act (CEQA) Guidelines, Section 15063.

Project Title: Zoning Code Amendment Home Based Businesses

Countywide in the Rural Residential (RR) and

SOl L Exclusive Agriculture Zoning Districts

Assessor Parcel No.(s): Various

General Information

This Mitigated Negative Declaration (MND) has been prepared by the County of Solano, as lead
agency, pursuant to the California Environmental Quality Act (CEQA) (Pub. Resources Code, § 21000
et seq.), to analyze and disclose the environmental effects associated with project. This document
discusses the proposed project, the environmental setting for the proposed project, and the potential
for impacts on the environment from the proposed project and any measures incorporated which will
minimize, avoid and/or provide mitigation measures for the impacts of the proposed project on the
environment.

L Please review this Initial Study. You may order additional copies of this document from the
Solano County Department of Resource Management Planning Services Division at 675
Texas Street, Fairfield, CA, 94533.

(1 We welcome your comments. If you have any comments regarding the proposed project,
please send your written comments to this Department by the deadline listed below.

(J Submit comments via postal mail to:

Department of Resource Management
Planning Division

Attn: Travis Kroger, Senior Planner
675 Texas Street

Fairfield, CA 94533

L Submit comments via email to: planning@solanocounty.com
U Submit comments by the deadline of March 11, 2026
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Next Steps

After comments are received from the public and any reviewing agencies, the Department may
recommend that the environmental review is adequate and that a Negative Declaration be adopted or
that the environmental review is not adequate and that further environmental review is required.

1.2 ENVIRONMENTAL DETERMINATION

On the basis of this Initial Study the Solano County Department of Resource Management finds:

X The proposed project could not have a significant effect on the environment, and a NEGATIVE
DECLARATION will be prepared.

Although the proposed project could have a significant effect on the environment, there will not
] be a significant effect in this case because the project proponent has agreed to revise the project
to avoid any significant effect. A MITIGATED NEGATIVE DECLARATION will be prepared.

] The proposed project could have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT (EIR) is required.

The proposed project could have a significant effect on the environment, but at least one effect
has been (1) adequately analyzed in a previous document pursuant to applicable legal

] standards, and (2) addressed by mitigation measures based on the previous analysis as
described in the attached initial study. An EIR is required that analyzes only the effects that were
not adequately addressed in a previous document.

That although the proposed project could have a significant effect on the environment, no further
environmental analysis is required because all potentially significant effects have been (1)

H adequately analyzed in an earlier EIR or NEGATIVE DECLARATION pursuant to applicable
standards, and (2) avoided or mitigated pursuant to that earlier EIR or NEGATIVE
DECLARATION, including revisions or mitigation measures that are included in the project, and
further analysis is not required.

2/3/2026

X “'”}’" b SruBRAL

Travis Kroger
Senior Planner
Signed by: Kroger, Travis J.

1.3 Project Description

Solano County is considering an amendment to its Zoning Ordinance (Chapter 28 of the Solano
County Code) related to Home Based Businesses. As defined in the Zoning Ordinance, Home Based
Businesses include different types of home occupations and cottage industries, with different
standards and permit requirements. The proposed changes would clarify the definitions of “home
occupation” and “cottage industry,” and reorganize and clarify the regulations related to home
occupations (Type | and Il) and cottage industries (Type | and Il) to promote readability and internal
consistency. The proposed changes would also add a Type Ill Cottage Industry land use as allowed
with a conditional use permit in certain zoning districts, with corresponding regulations. Aside from the
proposed addition of a Type Ill Cottage Industry land use, the proposed amendment to the Zoning
Ordinance does not alter prior regulations for the intensity or location of development or otherwise
compel any physical disturbance to the existing physical environment.
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“Cottage Industry” is defined in the Zoning Ordinance as a home-based business involving the limited
provision or sale of goods or services, or the limited manufacturing of goods or services, incidental to
the rural residential use of the property. The existing Type | and Type Il Cottage Industry land uses are
limited by requirements including the number of employees allowed, the maximum total area occupied
by the cottage industry, and the number of vehicles permitted on the property. These standards are not
changing with the proposed amendment.

The proposed new Type lll Cottage Industry intends to accommodate property owners who have a
business primarily conducted off-site, but who store business vehicles, equipment, and/or materials on
their property. Type Ill would be limited to the Exclusive Agricultural and Rural Residential (RR) zoning
districts and would require a conditional Use Permit. The proposed regulations applicable to a Type Il
Cottage Industry include the general requirements applicable to all cottage industries and new
regulations specific to Type lll, as follows:

Requirements for All Cottage Industries — Section 28.72.40(C)(1)

a. Purpose of Regulations. These cottage industry regulations provide for the accessory
use of a dwelling or accessory building(s) on the same parcel as the dwelling for gainful
employment involving limited amounts of manufacturing or sales of goods or services.

b. Land Uses Allowed. Any land use which meets the definition and intent of a cottage
industry may be permitted as such, subject to issuance of all required permits and
applicable standards for a Cottage Industry, unless specifically prohibited by this
section.

c. Prohibited Uses. The following uses are not allowed as part of a Cottage Industry:

(1) Concrete crushing, batching or mixing.

(2) Motor vehicle and other vehicle repair or maintenance conducted outside.

(3) Storage of motor vehicles, boats, trailers, mobile or manufactured homes for hire.

(4) Welding and machining conducted outside.

(5) Any other use that is not incidental to the residential use of the property and
compatible with the residential character of the neighborhood, or cannot be
conducted in a manner that complies with the performance standards in Section
28.70.10(B).

d. Use Permit Required. Cottage industries may be permitted in zoning districts as
specified in this chapter upon issuance of a use permit or minor use permit. A business
license is required to be secured pursuant to Chapter 14 prior to operation of a cottage
industry.

A use permit or minor use permit for a cottage industry may be granted for an unlimited
period of years, unless the Zoning Administrator or Planning Commission determines
that a shorter period is more appropriate to ensure conformance with the intent and
standards of this section or other applicable requirements.

e. Screening. All aspects of the cottage industry shall be located and conducted within a
dwelling unit or enclosed accessory building(s), except for outdoor storage of materials
or products and parking of vehicles as specifically provided by the use permit, when
adequately screened from the street and adjoining properties. Any accessory building
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used for a cottage industry must comply with applicable building codes. All outdoor
parking and storage areas are subject to the same setback requirements as an
accessory structure in the applicable zoning district.

(1) In any R district, on-site parking of business vehicles and storage must take place
within an accessory structure, or an area screened with a combination of
landscaping and a 7-foot-tall fence constructed from wood, chain link fence with
slats or similar material as approved by the Zoning Administrator or Planning
Commission.

(2) In any other zoning district, screening with a combination of landscaping and a 7-
foot-tall fence constructed from wood, chain link fence with slats or similar material
as approved by the Zoning Administrator or Planning Commission is required for
any parking or storage area located within 200 feet of a dwelling on an adjacent
property or public road right of way.

f. Plan Submittal. The applicant shall submit plans and a complete statement of any
proposed machinery, processes and products, and specifications or standards for the
mechanisms and techniques to be used in obviating the emission of dangerous and
objectionable elements.

g. Vehicles. A maximum of three large vehicles and one trailer per large vehicle may be
kept on the property in connection with a cottage industry. Large vehicles are defined as
having a gross vehicle weight rating (GVWR) between 14,001 pounds and 26,000
pounds. Such vehicles may only be stored in an enclosed building or adequately
screened parking area in connection with a cottage industry. Vehicles with a GVWR
exceeding 26,000 pounds may not be stored on the property in connection with a
cottage industry.

h. Sign Allowance. There shall be no change in the outside appearance of the building
used for the cottage industry or premises, except one non-illuminated sign not
exceeding four square feet may be permitted. The Use Permit application may also
serve as the application for a Sign Permit.

Additional Requirements for Cottage Industries, Type Ill - Section 28.72.40(C)(5)

1. Cottage Industry Type lll:

a. Purpose: The purpose of the Type Ill Cottage Industry regulations is to allow a
business to use a designated area for parking business vehicles and trailers and
employee vehicles, and to store materials and equipment for an off-site service. The
primary business activity must be off-site service, with only incidental business
activity conducted on-site.

b. Number of Employees: Not more than four employees may work on the premises
in addition to the members of the family residing on the premises.

¢. Maximum Size: Square footage allocations are as follows:
1. The total area (including parking and storage) may not exceed 10,000
square feet.



Initial Study and Negative Declaration
Zoning Code Amendment Home Based Businesses

2. Any individual accessory structure used for the business may not
exceed 1,500 square feet.

d. Parcel Size. A Cottage Industry Type Il may only be located on a parcel at least 2.5
net acres in size.

e. Access. The parcel must be accessed directly from a public road, via an existing
driveway which meets commercial standards, or a commercial driveway established
or improved via an encroachment permit.

f. Number of vehicles. A total of 8 business vehicles and one trailer per vehicle are
allowed, with up to three vehicles over 14,001 to 26,000 Ib gross vehicle weight
rating (GVWR).

g. Hours of operation: In RR districts, vehicle traffic is limited to 6am-7pm Monday-
Saturday, with onsite activity no later than 11pm.

h. Good Neighbor Policy (GNP): Outreach and public engagement by the project
applicant is strongly recommended to increase transparency and public dialogue
prior to the formal public hearing process.

For purposes of this analysis, not every resident will choose to operate a Type Ill cottage industry.
Therefore, to analyze impacts, it is assumed up to ten percent of the Rural Residential uses could
apply for a Type Ill cottage industry use permit. This would result in approximately 257 Type Il cottage
industry permits, county-wide.

In addition, up to ten percent of Exclusive Agricultural could apply for a Type Il cottage industry permit.
However, agricultural use parcels are greater in size. Therefore, there is less potential for impacts.
Employees, and activities that generate noise and dust are already expected. Further, in both the
Rural Residential and Exclusive Agriculture zoning districts, the requirement for a conditional use
permit would allow Solano County to condition the use to ensure that impacts are reduced.

1.6 LAND USE CONSISTENCY ANALYSIS
General Plan

Agricultural areas within Solano County are identified within one of 10 geographic regions. Within
these regions, uses include both irrigated and dryland farming and grazing activities. Agriculture-
related housing is also permitted within areas designated for agriculture to provide farm residences
and necessary residences for farm labor housing. It makes up 340,368 acres and contains 1,901
residential units.

According to the County’s 2008 General Plan, the Rural Residential land use provides single-family
residences on 2.5-to-10-acre parcels. It makes up 13,404 acres and includes 2,573 residential
dwelling units. A majority of this zoning district is found north of Vacaville and east of Vacaville
(Locke Paddon neighborhood), and south and west of Winters, and at the north end of Green
Valley. (Figure LU-1 Land Use Diagram).
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Zoning

The Agricultural zoned land is intended to provide areas for the practice of agriculture as the
primary use, including areas that contribute significantly to the local agricultural economy, and
allows for secondary uses that support the economic viability of agriculture. Agricultural land use
designations protect these areas from intrusion by non-agricultural uses and other uses that do not
directly support the economic viability of agriculture.

The Exclusive Agricultural zoning districts are split between minimum lot sizes that range from 20-
acres to 160-acres (A-20, A-40, A-80, and A-160).

Rural Residential zoning is applied to areas appropriate for rural, low density, single-family homes,
where agriculture is not the sole land use and commercial agricultural production capability is low,
where self-sufficiency and privacy are desirable and only minimal essential public services and
facilities are available. Homesites are to be self-sufficient, with individual wells and individual septic
systems. For parcels zoned RR-2.5 an outside water connection would be required for new parcels.

The three Rural Residential zoning districts are differentiated primarily by density classifications that
correspond to potential agricultural productivity and the types of public services required for each
district, as follows:

Minimum
District Parcel Land Features Services Required
Size
A-40, Varies High capability for |Private water wells and
A-80, A-20 agricultural individual private sewage
and A-160 production disposal systems
R-R21/2 2.5 acres Non-productive Public water supply and
individual private sewage
disposal systems
R-R5 5 acres Non-productive Private water wells and
individual private sewage
disposal systems
R-R10 10 acres Low capability for |Private water wells and
agricultural individual private sewage
production disposal systems

1.7 RESPONSIBLE, TRUSTEE, & AGENCIES THAT MAY HAVE JURISDICTION

(| California Regional Water Quality Control Board — Central Valley
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Q Yolo-Solano Air Quality Management District
Q Bay Area Air Quality Management District

CHAPTER 2 - ENVIRONMENTAL CHECKLIST

This chapter discusses the potential for adverse impacts on the environment. Where the potential
for adverse impacts exists, the report discusses the affected environment, the level of potential
impact on the affected environment and methods to avoid, minimize or mitigate for potential impacts
to the affected environment.

Findings of SIGNIFICANT IMPACT

Based on the Initial Study, Part | as well as additional application materials reviewed by the
Department of Resource Management, the project does not have the potential for significant
impacts to any environmental resources.

Findings of LESS THAN SIGNIFICANT IMPACT WITH MITIGATION MEASURES

Based on the Initial Study, Part | as well as the review of the proposed project by the Department of
Resource Management, the project requires mitigation measures to reduce potential impacts to less
than significant levels.

] None

Findings of LESS THAN SIGNIFICANT IMPACT

Based on the Initial Study, Part | as well as the review of the proposed project by the Department of
Resource Management, the following environmental resources were considered and the potential
for impact is considered to be less than significant. A detailed discussion of the potential adverse
effects on environmental resources is provided below:

U LAND USE J GEOLOGY AND SOILS
U TRANSPORTATION O HAZARDS  AND HAZARDOUS
MATERIALS
O AIR QUALITY
O WILDFIRE
[

GREENHOUSE GAS
L MANDATORY FINDINGS OF
SIGNIFICANCE

Findings of NO IMPACT

Based on the Initial Study, Part | as well as the review of the proposed project by the Department of
Resource Management, the following environmental resources were considered but no potential for
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adverse impacts to these resources were identified. A discussion of the no impact finding on
environmental resources is provided below:

O AGRICULTURE AND FORESTRY O MINERAL RESOURCES

L BIOLOGICAL RESOURCES U NoISE

O CULTURAL RESOURCES O POPULATION AND HOUSING
L ENERGY U PUBLIC SERVICES

J GEOLOGY AND SOILS U RECREATION

U TRIBAL CULTURAL RESOURCES

2.1 AESTHETICS

Less Than
Potentially Significant Less Than No
Significant With Significant |
e mpact
) Impact Mitigation Impact
Would the project: Incorporated
a. Have a substantial adverse effect on a H ] H X

scenic vista?

b.  Substantially damage scenic resources,
including, but not limited to, trees, rock
outcroppings, and historic buildings within a N L o X
state scenic highway?

c. In nonurbanized areas, substantially
degrade the existing visual character or
quality of the site and its surroundings? If the
project is in an urbanized area, would the L L o R
project conflict with applicable zoning and
other regulations governing scenic quality?

d. Create a new source of substantial light or
glare that would adversely affect day or [] ] O ]
nighttime views in the area?

Environmental Setting
Exclusive Agricultural and Rural Residential uses are currently existing. No substantial construction
is anticipated that would result in blocking of views.

As indicated in the Project Description above, screening is required as follows:
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a. All aspects of the cottage industry shall be located and conducted within a dwelling unit
or enclosed accessory building(s), except for outdoor storage of materials or products
and parking of vehicles as specifically provided by the Use Permit, when adequately
screened from the street and adjoining properties. All outdoor parking and storage area
are subject to the same setback requirements as an accessory structure in the
applicable zoning district. Any accessory building used for a cottage industry must
comply with applicable building codes.

i. Inany R district, on-site parking of business vehicles and storage must take
place within an accessory structure, or an area screened with a combination of
landscaping and a 7-foot-tall fence constructed from wood, chain link fence with
slats or similar material as approved by the Zoning Administrator or Planning
Commission.

i. Inany A district, screening with a combination of landscaping and a 7-foot-tall
fence constructed from wood, chain link fence with slats or similar material as
approved by the Zoning Administrator or Planning Commission is required for
any parking or storage area located within 200 feet of a dwelling on an adjacent
property or public road right of way.

Impacts Discussion

2.1 a, b, ¢, d: The adoption of the zoning amendment would not impact aesthetic resources or
impact view corridors. The required screening will reduce potential aesthetic impacts. No Impact.

2.2 AGRICULTURAL AND FORESTRY

Less Than
Potentially Significant  Less Than
Significant with Significant Impact
} Impact Mitigation Impact
Would the project: Incorporated

a. Convert Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance (Farmland), as
shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of the D D D X
California Resources Agency, to non-agricultural

use?
b. Conflict with existing zoning for agricultural use, or a

Williamson Act contract? [ [ [ =
C. Involve other changes in the existing environment

which, due to their location or nature, could result in [] [] [] X

conversion of Farmland, to non-agricultural use?

d. Result in the loss of forest land or conversion of
forest land to non-forest use? D D D |X|

Environmental Setting
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Exclusive Agricultural areas are found throughout the County within ten regions. These include
Winters, Dixon Ridge, Elmira and Maine Prairie, Montezuma Hills, Ryer Island, Suisun Valley,
Green Valley, Pleasants, Vaca and Lagoon Valleys, Jepson Prairie, and Western Hills. These
areas include prime farmland and farmland of statewide importance, as well as grazing lands.

Figure 2, Agricultural Regions

Solano County General Plan
Figure AG-4
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The rural residential zoning districts are primarily found in the Western Hills Agricultural region, with
a small portion east of Vacaville in the Elmira/Main Prairie Agricultural Region. Each district
provides for agricultural production. The Western Hills region is characterized by grasslands, oak
woodlands, and mountain plateaus. The steep slopes and soil types currently limit the productive
use of this land primarily to grazing.

The Rural Residential zoning district allows for lots of 2.5 acres to 10-acres, which is well below the
normally required 20-40-acre size for productive agricultural yield.

General Plan Figure AG-5 shows that the Locke Paddon neighborhood is not included in the Elmira
and Maine Prairie Minimum Lot Sizes.

As referenced on the 2020 California Department of Conservation Important Farmland map, the
majority of Rural Residential Land is classified as Grazing Land with the exception of the Locke
Paddon Neighborhood which is shown as Urban and Built-up Land. Grazing is defined as land
where existing vegetation is suited to the grazing of livestock and does not include prime farmland.

Impacts Discussion
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2.2 a - e: Exclusive Agricultural includes many parcels within the Agricultural Preserves/Williamson
Act contracts which provide tax benefits and protections for agricultural lands. The Willamson Act is
designed to protect agricultural land for continued commercial agricultural used primarily for the
production of food and fiber and other lands devoted to open-space and recreational uses. Cottage
industries would not result in pressure to file for nonrenewal or cancellation of the Williamson Act
and would be compatible with agricultural uses.

Figure 3 Willaimson Act Lands
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Rural Residential zoned land is not identified as Prime, Unique, or Farmland of Statewide
importance. The properties are not zoned agriculture and not under Williamson Act contract. The
proposed use is conditionally permitted within the zoning district upon issuance of a use permit. No
Impact.
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2.3 AIR QUALITY

Less Than
Potentially  Significant 'Il:ﬁzi No
Significant with Significant  Impact
) Impact Mitigation Imoact
Would the project: Incorporated pac
a. Conflict with or obstruct implementation of the [ [] H X

applicable air quality plan?

b. Result in a cumulatively considerable net increase
of any criteria pollutant for which the project region
is non-attainment under an applicable federal or D D D Xl
state ambient air quality standard?

C. Expose sensitive receptors to substantial pollutant
concentrations? D D L] &

d. Result in other emissions (such as those leading to
odors) adversely affecting a substantial number of [] [] ] X
people?

Environmental Setting

The project is located within both the Yolo-Solano Air Quality Management District (YSAQMD) which is
comprised of northeastern portions of Solano and Yolo Counties, for the area east and north of
Vacaville, and the areas west of Vacaville are within the Bay Area Air Quality District (BAAQMD).
Depending on the location, projects are subject to the YSAQMD or BAAQMD rules and regulations in
effect at the time of construction.

Impacts Discussion

2.3 a - d: The Project has the potential to generate minimal emissions during vehicular traffic to and
from residential sites. The proposed zoning ordinance would allow up to eight vehicles on site. Three
of these vehicles could be 14,001 to 26,000 Gross Vehicle Weight (GVWR). However, the proposed
project does not have the potential to violate ambient air quality standards and the additional vehicular
traffic is minimal.

According to the BAAQD in Table 4-1 Single Land Use Construction and Operational Criteria Air
Pollutant and Precursor Screening Levels, single family housing under 421 units would result in a less
than significant operational impact. There would be a slight increase in potential traffic from up to four
employees visiting a home to support the cottage industry. However, not all cottage industry uses
would employ four employees. Many will be home based businesses without any additional offsite
employes. Therefore, some uses will have no increase in vehicle trips. A conservative estimate is that
up to ten percent of the Exclusive Agricultural and Rural Residential uses may choose to operate a
cottage industry. For Rural Residential this would equate to approximately 257 residential units, below
the threshold for significant operational impacts. For Agricultural, trips are already estimated to be
included for normal agricultural operations. Adding up to eight vehicles a day to Exclusive Agricultural
uses would result in up to 190 cottage industries which would result in a less than significant impact.

The use of hazardous materials would be prohibited, and the types of uses is not expected to result in
significant odors or pollutant concentrations.
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2.4 BIOLOGICAL RESOURCES Less Than

Potentially  Significant 'Il:ﬁ:ri No
Significant with Significant  Impact
) Impact Mitigation | i
Would the project: Incorporated mpac

a. Have a substantial adverse effect, either directly
or through habitat modifications, on any species
identified as a candidate, sensitive, or special
status species in local or regional plans, policies, ] ] [] X
or regulations, or by the California Department of
Fish and Wildlife or U.S. Fish and Wildlife
Service?

b. Have a substantial adverse effect on any riparian
habitat or other sensitive natural community
identified in local or regional plans, policies,
regulations, or by the California Department of L L [ X
Fish and Wildlife or U.S. Fish and Wildlife
Service?

C. Have a substantial adverse effect on federally
protected wetlands as defined by Section 404 of
the Clean Water Act including, but not limited to,
marsh, vernal pool, coastal, etc., through direct D D D IXI
removal, filling, hydrological interruption, or other
means”?

d. Interfere substantially with the movement of any
native resident or migratory fish or wildlife species
or with established native resident or migratory ] ] ] =
wildlife corridors, or impede the use of native
wildlife nursery sites?

e. Conflict with any local policies or ordinances
protecting biological resources, such as a tree ] ] [] X
preservation policy or ordinance?

f. Conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community N N ] X

Conservation Plan, or other approved local,
regional, or state habitat conservation plan?

Environmental Setting

The proposed cottage industries would occur at already established agricultural areas and on
parcels with constructed single-family homes and does not propose substantial new construction
that would have the potential to result in impacts to habitat or sensitive species. Accessory
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structures may be constructed to support the cottage industry such as barns, workshops, or storage
facilities. These uses would be allowed by right with a building permit.

Impacts Discussion

a-f._No impacts to sensitive habitat, wetlands or other sensitive species are expected to occur. The
uses will be associated with already disturbed agricultural and rural residential areas. No
interference to the movement of wildlife, conflicts with local resources plans or an adopted Habitat
Conservation Plan would occur. No Impact.

2.5 CULTURAL RESOURCES

Less Than
Significant  Significant L?SS. '_I'han No
. Significant
Impact Impact with Impact
. L Impact
Would the project: Mitigation
a. Cause a substantial adverse change in the
significance of an historical resource as defined ] [] ] X
in CEQA Guidelines §15064.57
b. Cause a substantial adverse change in the
significance of an archaeological resource ] [] [] X
pursuant to CEQA Guidelines §15064.57
C. Disturb any human remains, including those H [] [] X

interred outside of dedicated cemeteries?

Environmental Setting

The proposed cottage industries would occur on agricultural parcels and/or at already constructed
single family homes and does not propose the construction of substantial new buildings or
subsurface disturbance that would have the potential to result in impacts to historic or cultural
resources. Accessory structures may be constructed to support the cottage industry such as barns,
workshops, or storage facilities, but would not be expected to result in substantial grading or
subsurface work. Accessory structures would be allowed by right with a building permit.

Impacts Discussion

a-C. No substantial ground disturbance is expected as a result of the establishment of a cottage
industry. No Impact.

2.6 ENERGY Less Than
Potentially Significant  Less Than No
Significant with Significant Impact
) Impact Mitigation Impact
Would the project: Incorporated
a. Result in potentially significant environmental
impact due to wasteful, inefficient, or N N ] X

unnecessary consumption of energy resources,
during project construction or operation?
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b. Conflict with or obstruct a state or local plan for
renewable energy or energy efficiency? O O [ X

Impacts Discussion

2.6 a, b: All new construction will adhere to current California Building Code standards including those
relative to renewable energy and energy efficiency. No Impact.

2.7 GEOLOGY AND SOILS

Less Than
Potentially Significant  Less Than No
Significant with Significant |
S mpact
] Impact Mitigation Impact
Would the project: Incorporated
a. Directly or indirectly cause potential substantial
adverse effects, including the risk of loss, injury
or death involving:
i) Rupture of a known earthquake fault, as
delineated on the most recent Alquist-
Priolo Earthquake Fault Zoning Map,
issued by the State Geologist for the area O O X O
or based on other substantial evidence of
a known fault?
i)  Strong seismic ground shaking? ] ] X ]
iii)  Seismic-related ground failure, including
liquefaction? [ [ X [
iv)  Landslides? ] ] X ]
b. Result in substantial soil erosion or the loss of
topsoil? O O [ X
C. Be located on a geologic unit or soil that is
unstable, or that would become unstable as a
result of the project, and potentially result in on- ] ] X ]
or off-site landslide, lateral spreading,
subsidence, liquefaction, or collapse?
d. Be located on expansive soil, as defined in
Table 18-1-B of the Uniform Building Code
(1994), creating substantial direct or indirect L L X L
risks to life or property?
e. Have soils incapable of adequately supporting
the use of septic tanks or alternative wastewater L] L] [] X

disposal systems where sewers are not
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available for the disposal of wastewater?

f. Directly or indirectly destroy a unique
paleontological resource or site or unique ] ] [] X
geologic feature?

Environmental Setting

The Solano County General Plan Public Health and Safety Elements depicts that agricultural
regions and rural residential uses could be subject to earthquakes from local faults including the
Green Valley Fault and the Great Valley Thrust Fault. There are also areas of landslide risk and
shrink/swell soils. However, Exclusive Agriculture and Rural Residential would include homes and
accessory buildings typically one story to two stories in height and would be built to state and local
building code standards. Therefore, seismic impacts are not expected to be substantial.

Impacts Discussion (a —f)

2.7 a — f: Residents and employees could experience ground shaking from earthquakes generated
along active faults. The intensity of ground shaking would depend upon the magnitude of the
earthquake, distance to the epicenter, and the geology of the area between the epicenter and the
project. Exclusive Agricultural and Rural Residential would include homes and accessory buildings
typically one story to two stories in height and would be built to state and local building code
standards. Therefore, seismic impacts are not expected to be substantial. Less than Significant
Impact

No unique paleontological resource or unique geologic feature have been identified on-site. No
Impact.

2.8 GREENHOUSE GAS EMISSIONS

Less Than
Potentially Significant  Less Than No
Significant with Significant Imoact
] Impact Mitigation Impact P
Would the pI‘OJeCt: |ncorporated
a. Generate greenhouse gas emissions, either
directly or indirectly, that may have a significant ] ] X ]
impact on the environment?
b. Conflict with an applicable plan, policy or
regulation adopted for the purpose of reducing ] ] L] =

the emissions of greenhouse gases?

Environmental Setting

The proposed cottage industries would occur on agricultural land and/or at already constructed
single family homes and does not propose the construction of substantial new construction that
would have the potential to result in impacts to habitat or sensitive species. Accessory structures
may be constructed to support the cottage industry such as barns, workshops, or storage facilities,
but would not be expected to result in substantial grading or subsurface work. Accessory structures
would be allowed by right with a building permit.
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Impacts Discussion (a — b)

2.8 a, b: Although vehicle emissions generated by up to eight vehicles on each Cottage Industry 3
site could occur, which will generate greenhouse gas emissions, the Project itself will not
significantly contribute to the generation of GHG’s. As indicated, a conservative estimate of
approximately ten percent of existing Exclusive Agricultural and Rural Residential uses could
choose to operate a cottage industry which could include up to 447 sites. This would be an
incremental increase over existing agricultural and rural residential uses, and as indicated in Air
Quality above, this is a less than significant increase. Less Than Significant Impact.

2.9 HAZARDS AND HAZARDOUS MATERIALS Less Than

Potentially Significant  Less Than
Significant with Significant

) Impact Mitigation Impact
Would the project: Incorporated

No
Impact

a. Create a significant hazard to the public or the
environment through the routine transport, use, [] ] [] X
or disposal of hazardous materials?

b. Create a significant hazard to the public or the
environment through reasonably foreseeable
upset and accident conditions involving the [] ] [] X
release of hazardous materials into the
environment?

c. Emit hazardous emissions or handle hazardous
or acutely hazardous materials, substances, or ] N ] X
waste within one-quarter mile of an existing or
proposed school?

d. Be located on a site which is included on a list of
hazardous materials sites compiled pursuant to
Government Code Section 65962.5 and, as a [] ] [] X
result, would it create a significant hazard to the
public or the environment?

e. For a project located within an airport land use
plan or, where such a plan has not been
adopted, within two miles of a public airport or
public use airport, would the project result in a [ O [ X
safety hazard for people residing or working in
the project area?

f. Impair implementation of, or physically interfere
with, an adopted emergency response plan or [] ] [] X
emergency evacuation plan?

g. Expose people or structures to a significant risk
of loss, injury or death involving wildland fires, ] ] X ]
including where wildlands are adjacent to
urbanized areas or where residences are
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intermixed with wildlands?

Environmental Setting

The use of hazardous materials would be prohibited, and they types of uses is not expected to result in
significant odors or pollutant concentrations.

Agricultural Uses depending on their location can be found in the vicinity of Travis Air Force Base,
Nut Tree Airport, Rio Vista Municipal Airport,

Rural residential uses are situated within Zone D of the Travis Air Force Base Land Use
Compatibility Plan.

Impacts Discussion

2.9 a-d: The Project would not transport, use, or dispose of substantial amounts of hazardous
materials. No homes are designated as hazardous material sites as defined in Government Code
65962.5. No Impact.

2.9 e: The project is located within Compatibility Zone C and D of the Travis Air Force Base Airport
Land Use Plan. Per Table 2A of the Travis Air Force Base Airport Land Use Compatibility Plan,
Solano Airport Land Use Commission (ALUC) consistency review is required for Zoning Code
amendments. The Project (Exclusive Agricultural and Rural Residential uses) are consistent with
the compatibility plan and does not propose any hazards to flight. The residential uses are existing.
No Impact.

2.9 f, g: The project would not introduce a significant amount of people into a high fire severity
zone. Less Than Significant Impact.

210 HYDROLOGY AND WATER QUALITY

Less Than
Potentially Significant ~ Less Than
Significant with Significant Impact
] Impact Mitigation Impact P
Would the project: Incorporated
a. Violate any water quality standards or waste
discharge requirements or otherwise
substantially degrade surface or ground water O N N X
quality?
b. Substantially decrease groundwater supplies or
interfere  substantially  with  groundwater
recharge such that the project may impede ] L] L] =
sustainable groundwater management of the
basin?
C. Substantially alter the existing drainage pattern
of the site or area, including through the ] ] ] X

alteration of the course of a stream or river, or
through the addition of impervious surfaces, in a
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manner which would:

i) Result in substantial erosion or siltation on-
or off-site; N o o X

ii) Substantially increase the rate or amount of
surface runoff in a manner which would ] [] [] X
result in flooding on- or off-site;

i) Create or contribute runoff water which would
exceed the capacity of existing or planned

stormwater drainage systems or provide ] L] L] =
substantial additional sources of polluted
runoff; or
iv) Impede or redirect flood flows? ] [] [] X
d. In flood hazard, tsunami, or seiche zones, risk
release of pollutants due to project inundation? O [ [ X
e. Conflict with or obstruct implementation of a
water quality control plan or sustainable ] [] [] X

groundwater management plan?

Environmental Setting

Domestic water will be supplied via ground wells and/or supplied by Solan Irrigation District (SID).
Sewer service would be via septic systems. It is expected that the Exclusive Agricultural and Rural
Residential uses are already existing, therefore, new services would not be required. Any cottage
industry use is expected to result in incidental water or wastewater needs.

Impacts Discussion

2.10 a: The project will not violate waste discharge or water quality standards. Any on-site septic
systems will be permitted by the Environmental Health Division and subject to inspections to ensure
compliance with waste discharge or water quality standards. No Impact

2.10 b: The project will be served by on-site wells for domestic drinking water permitted by the
Environmental Health Division and subject to inspections to ensure compliance with water quality
standards. No Impact.

2.10 c: The project does not alter any creeks, streams or rivers, therefore drainage impacts would
result in no impact (flood hazards, or impede flood flows, or conflict with a water quality control plan).
No Impact.

2.10 d: The project is not located in a flood zone, or in an area which would experience any inundation
by seiche, tsunami, or mudflow. No Impact.

2.10 e: The project does not conflict or obstruct implementation of a water quality control plan or
groundwater sustainability plan. No Impact.
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2.11 LAND USE AND PLANNING

Less Than
Potentially ~ Significant  Less Than
Significant with Significant
) Impact Mitigation Impact Impact
Would the project: Incorporated
a.  Physically divide an established community? ] ] ] =

b. Cause a significant environmental impact due to a
conflict with any land use plan, policy, or regulation
adopted for the purpose of avoiding or mitigating an O N X N
environmental effect?

Environmental Setting

The proposed cottage industries would occur in Exclusive Agriculture and Rural Residential areas,
on large lots. No significant new construction is anticipated. Accessory structures to support the
use are allowed by right.

To establish a Cottage Industry, an applicant would need to apply for a use permit through the
Resource Management Department. The Use Permit would allow the County to condition the use
to ensure that there are no land use impacts. Further, consistent with the County’s Good Neighbor
Policy the applicants would need to provide outreach to neighbors.

Impacts Discussion

2.11 a, b: Cottage industries would not divide an established community because it would not be
providing a new development or result in a significant physical change on the environment. The use
would be allowed by right with a use permit, consistent with the intent of the General Plan and
zoning district. The use would continue to be primarily residential, with a cottage industry ancillary
to the existing residence. The provision of a use permit would ensure that each use is reviewed by
the County and conditions of approval would reduce potential impacts. Less than Significant
Impact.

2.12 MINERIAL RESOURCES

Less Than
Potentially ~ Significant  Less Than
Significant with Significant Impact
] Impact Mitigation Impact
Would the project: Incorporated

a. Result in the loss of availability of a known mineral
resource that would be of value to the region and [] [] [] X
the residents of the state?

b. Result in the loss of availability of a locally important
mineral resource recovery site delineated on a local [] [] [] X
general plan, specific plan or other land use plan?
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Environmental Setting

As shown on the Mineral Resources map, Figure RS-4 of the Solano County General Plan, there
are no active mines or mineral resource zones within the vicinity of Rural Residential uses

Impacts Discussion

2.12 a, b: No known mineral resources exist or would be impacted by the project. No Impact.

2.13 NOISE

Less Than
Potentially ~ Significant Less Than No
Significant with Significant Imoact
] Impact Mitigation Impact P
Would the pI‘OJeCt: |ncorporated

a. Generation of a substantial temporary or
permanent increase in ambient noise levels in the
vicinity of the project in excess of standards
established in the local general plan or noise [] [ [] X
ordinance, or applicable standards of other
agencies?

b. Generation of excessive ground borne vibration [] [] [] X
or ground borne noise levels?

C. For a project located within the vicinity of a
private airstrip or an airport land use plan or,
where such a plan has not been adopted, within
two miles of a public airport or public use airport, [] [] [] =
would the project expose people residing or
working in the project area to excessive noise
levels?

Environmental Setting

Activities on-site will occur predominantly within enclosed buildings and some uses could occur
outdoors. Sound associated with vehicle operations will be consistent with highway travels. Figure
HS-17 of the General Plan identifies future noise contours (2030) that have been estimated with
information about baseline and projected land development and associated transportation activity
based on the General Plan land uses. Consistent with the County’s noise regulations noise would
be required to be 65 db or less at the property line.

Impacts Discussion

2.13 a, b: The project will not generate noise in excess of the established baseline levels. No Impact.

2.13 c: Numerous properties subject to the Project are located within Compatibility Zone C or D
according to the Travis Air Force Base Land Use Compatibility Plan (LUCP) and as referenced on
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Figure 2B of the LUCP. While some uses may be located in some of the identified noise contours, the
project would not contribute to an increase in noise or locate new populations to noise, since residential
uses are expected to be existing. No Impact.

2.14 POPULATION AND HOUSING

Less Than
Potentially  Significant  Less Than No
Significant with Significant | t
] Impact Mitigation Impact mpac
Would the project: Incorporated
a. Induce substantial unplanned population growth in
an area, either directly (for example, by proposing
new homes and businesses) or indirectly (for [] [] [] X
example, through extension of roads or other
infrastructure)?
b. Displace substantial numbers of existing people or
housing, necessitating the construction of [] [] [] X

replacement housing elsewhere?

Environmental Setting

The project does propose additional housing or the displacement of housing. Residential uses will
continue to be the primary use in Rural Residential and an incidental use in the Exclusive Agricultural
areas.

Impacts Discussion

2.14 a, b: There will be no need for additional housing, and no population growth will be induced by
this project. No Impact.

2.15 PUBLIC SERVICES

Less Than
Potentially Significant  Less Than No
Significant with Significant Impact
] Impact Mitigation Impact
WOLI|d the prOjeCtZ |ncorporated
a. Result in substantial adverse physical impacts
associated with the provision of new or
physically altered governmental facilities, the
need for new or physically altered governmental
facilities, the construction of which could cause
significant environmental impacts, in order to
maintain acceptable service ratios, response
times, or other performance objectives for any of
the public services:
Fire Protection? [] [] [] X
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Police Protection? ] [] [] X
Schools? ] [] [ X
Parks? ] [] [] X

[ [ [] X

Other Public Facilities?

Environmental Setting

The Project site is served by various fire districts depending on the location and Solano County
Sheriffs Department. Because the zoning districts are established there would be no substantial
increase in the need for public services. No schools or parks will be affected.

Impacts Discussion

2.15 a: The Project will not result in the need for new or physically altered governmental facilities, the
construction of which could cause significant environmental impacts, in order to maintain acceptable
service ratios, response times or other performance objectives for any of the public services. No
impacts to schools would result from the project. No additional residential uses are proposed which
would lead to school demand.

The project will not result in increased demand for services. The Project will not generate demand for
school services, parks or other facilities. No Impact.

2.16 RECREATION Less Than

Potentially  Significant 'Il:ﬁzi No
Significant .‘.N'th. Significant  Impact
) Impact Mitigation Imoact
Would the project: Incorporated pac
a. Would the project increase the use of existing
neighborhood and regional parks or other
recreational facilites such that substantial [] [] [] X
physical deterioration of the facility would occur or
be accelerated?
b. Does the project include recreational facilities or
require the construction or expansion of |:| |:| |:| X

recreational facilities that might have an adverse
physical effect on the environment?

Environmental Setting

The Project does not involve nor affect recreational facilities. No additional residential units are
proposed as a result of the zoning amendment.

Impacts Discussion

2.16 a, b: No Impact.
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2.17 TRANSPORTATION

Less Than
Potentially  Significant  Less Than No
Significant with Significant Imoact
) Impact Mitigation Impact P
Would the project: Incorporated
a. Conflict with a program, plan, ordinance or policy
addressing the circulation system, including transit, ] ] ] X
roadway, bicycle, and pedestrian facilities?
b. Conflict or be inconsistent with CEQA Guidelines
Section 15064.3, subdivision (b) “vehicle miles [] [] X []
traveled”?
C. Substantially increase hazards due to a geometric
design feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm N O [] X
equipment)?
d. Result in inadequate emergency access? ] ] [] X

Environmental Setting

Exclusive Agricultural is on very large lots ranging from 20- to 160-acres or greater. Rural residential
areas are also located on large lots, that are spread out. It results in an area that would not contain a
concentration of traffic during peak commute hours. Up to four employees could be allowed onsite but
that would not lead to a significant traffic impact.

Impacts Discussion

217 a, ¢ and d. Exclusive Agricultural and Rural Residential areas are currently existing. No new
roadways would be required, and no substantial construction would be required. Therefore, there
would be No Impact.

2.17 b. The project is consistent with the General Plan, therefore, a project consistent with the General
Plan may be successfully screed from doing a Vehicle Miles Traveled (VMT) analysis if the project
generates fewer than 1,000 average daily trips (ADT). There would be a slight increase in potential
traffic from up to four employees visiting a home to support the cottage industry. However, not all
cottage industry uses would employ four employees. Many will be home based businesses without
any additional offsite employees. Therefore, some uses will have no increase in vehicle trips.
Consistent with the Office of Land Use and Climate Innovation, retail uses that are locally serving tend
to reduce vehicle miles traveled. Therefore, cottage industries could result in locally grown products
that are available to the surrounding area, reducing VMT. Less than Significant Impact
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2.18 TRIBAL CULTURAL RESOURCES

Would the project:

Would the project cause a substantial adverse
change in the significance of a tribal resource,
defined in Public Resources Code section 21074
as either a site, feature, place, cultural landscape
that is geographically defined in terms of size and
scope of the landscape, sacred place, or object
with cultural value to a California Native American
tribe, and that is:

i) Listed or eligible for listing in the California

Register of Historical Resources, or in a local
register of historical resources as defined in
Public Resources Code section 5020.1(k), or

ii) A resource determined by the lead agency, in its

discretion and supported by substantial
evidence, to be significant pursuant to criteria
set forth in subdivision (c) of Public Resources
Code section 5024.1. In applying the criteria set
forth in subdivision (c) of Public Resources
Code section 5024.1, the lead agency shall
consider the significance of the resource to a
California Native American tribe.

Environmental Setting

Less Than
Potentially  Significant  Less Than No
Significant with Significant Imoact
Impact Mitigation Impact P
Incorporated
[] L] L] X
[] ] [] X
[] L] ] X

No tribal or historical resources have been identified because the residential uses are already
existing. Substantial ground disturbance is not anticipated.

However, because the County is preparing an environmental document it will initiate consultation
consistent with AB 52.

Impacts Discussion

2.18 a: No Impact.

2.19 UTILITIES AND SERVICE SYSTEMS

Would the project:

a.

Require or result in the construction of new or
expanded water, wastewater treatment, or storm
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water drainage, electric power, natural gas, or
telecommunications facilities, the construction or
relocation of which could cause significant
environmental effects?

b. Have sufficient water supplies available to serve
the project and reasonably foreseeable future
development during normal, dry, and multiple dry L D L |X|
years?

c. Result in a determination by the wastewater
treatment provider, which serves or may serve
the project that it has adequate capacity to serve ] |:| [] |E
the project’s projected demand in addition to the
provider’s existing commitments?

d. Generate solid waste in excess of state or local
standards, or in excess of the capacity of local
infrastructure, or otherwise impair the attainment O D N &
of solid waste reduction goals?

e. Comply with federal, state, and local statutes and
regulations related to solid waste? O [] O X

Environmental Setting

Exclusive Agricultural and Rural Residential uses are already established and therefore, would not
require the construction of new source for domestic water (water well), wastewater treatment
system, or storm water drainage.

Impacts Discussion

219 a—e: It is expected that the properties that would establish a cottage industry are already
established and connected to water, wastewater or stormwater systems. No Impact.

2.20 WILDFIRE

Less Than
Potentially Significant  Less Than No
Significant with Significant | t
] Impact Mitigation Impact mpac
Would the project: Incorporated
a. Substantially impair an adopted emergency
response plan or emergency evacuation plan? O D Xl O
b. Due to slope, prevailing winds, and other factors,
exacerbate wildfire risks, and thereby expose
project occupants to pollutant concentrations ] [] [] =
from a wildfire or the uncontrolled spread of a
wildfire?
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c. Require the installation or maintenance of
associated infrastructure (such as roads, fuel
breaks, emergency water sources, power lines,
or other utilities) that may exacerbate fire risk or L D D X
that may result in temporary or ongoing impacts
to the environment?

d. Expose people or structures to significant risks,
including downslope or downstream flooding or
landslides, as a result of runoff, post-fire slope [ D D X
instability, or drainage changes?

Environmental Setting

As seen on Figure HS-12 of the Solano County General Plan Wildland Fire Hazard Area map, there
are some areas that contain Exclusive Agriculture and Rural Residential zoned property is located
within areas designated as Very High Fire Hazard Severity Zone.

Impacts Discussion

2.20 a Areas within Exclusive Agricultural and Rural Residential zoned property is already existing.
Establishing a cottage industry would not introduce a substantial increase in people to wildfire risks.
Proposed uses will be reviewed by the County to ensure that the use is appropriate for the location.
The County will have the ability to include Conditions of Approval to ensure that risks are reduced.
Less Than Significant Impact.

b— d: No Impact. The proposed project would not increase risks. No Impact.

2.21 MANDATORY FINDINGS OF SIGNIFICANCE

Less Than
Potentially  Significant  Less Than No
Significant with Significant
e Impact
] Impact Mitigation Impact
Would the project: Incorporated

a. Does the project have the potential to
substantially degrade the quality of the
environment, substantially reduce the habitat of a
fish or wildlife species, cause a fish or wildlife
population to drop below self-sustaining levels,
threaten to eliminate a plant or animal L L L X
community, substantially reduce the number or
restrict the range of a rare or endangered plant or
animal, or eliminate important examples of the
major periods of California history or prehistory?

b. Does the project have impacts that are
individually limited, but cumulatively
considerable? “Cumulatively considerable” [] [] [] X

means that the incremental effects of a project
are considerable when viewed in connection with
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the effects of past projects, the effects of other
current projects, and the effects of probable
future projects.

C. Does the project have environmental effects
which will cause substantial adverse effects on ] ] X []
human beings, either directly or indirectly?

Impacts Discussion

No environmental impacts attributable to this proposal have been identified that would have the
potential to degrade the quality of the environment, substantially reduce the habitat of a fish or
wildlife species, cause a fish or wildlife population to drop below self-sustaining levels, threaten to
eliminate a plant or animal community, reduce the number or restrict the range of an endangered,
rare or threatened species, eliminate important examples of the major periods of California history
or prehistory, have impacts that are individually limited, but cumulatively considerable, or cause
substantial adverse effects on human beings. Impacts are anticipated to be Less Than Significant
Impact.

CHAPTER 3 — AGENCY COORDINATION AND PUBLIC INVOLVEMENT
3.1 Consultation and Coordination with Public Agencies

The Initial Study is being circulated for public comment and referred to the State Clearinghouse for
coordinated review by state agencies.

The Initial Study is also available at the Solano County Department of Resource Management and
online at the Department’s Planning Services Division website at:

http://www.solanocounty.com/depts/rm/documents/eir/default.asp

Interested parties may contact the planner assigned to this project at the contact points provided
below:

Travis Kroger
Senior Planner

Solano County Department of Resource Management
Planning Services Division

675 Texas Street

Fairfield, CA 94533

PHONE: (707) 784-6765

FAX:  (707) 784-4805

EMAIL: planning@solanocounty.com
3.2 List of Preparers

Solano County Department of Resource Management

This Initial Study was prepared by the Solano County Department of Resource Management.
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3.3 Distribution List
CHAPTER 4 — APPENDICES

Draft Zoning Text Amendment
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Appendix A to the Negative Declaration

The following highlights are proposed changed to the Table of Allowed uses for the
respective zoning districts

Add to Section 28.70

1. Business License Required: Any business operating from a parcel in
Unincorporated Solano County is subject to the Business Licensing requirements in
Chapter 14 of the Solano County Code when either allowed by right or with approval
of an Administrative Permit, or when required by the conditions of a Sign Permit, Use
Permit, Minor Use Permit or Marsh Development Permit.

Revise definitions Section 28.01 as follows.

2. Cottage Industry. A home-based business involving the limited provision or sale of
goods or services, or the limited manufacturing of goods, which conducted by the
resident family and is incidental to the residential use of the property, but involves more
indoor or outdoor workspace or storage area than a home occupation.

3. Home occupation. A small home-based business involving the limited provision or sale
of goods or services, which is conducted by the resident family entirely or primarily within
the dwelling unit or a small accessory structure and is incidental to the residential use of

the property.
Update Tables:

e Table 28.21: Add Cottage Industry Type 3 with a Use Permit required to all districts.
o Atticle Il Districts and Allowable Uses

D. OTHER RESIDENTIAL USES

Cottage industry

Type | MUP MUP MUP MUP 28.72.40(A) & (B)(1)
Type Il up up up up
Type lll UpP Up UpP up

Home occupation
Type | A A A A 28.72.40(A) & (B)(2)
Type Il AP AP AP AP

Hosted rental AP AP AP AP 28.72.40(A) & (B)(5)

o Table 28.22A: Add Type 2 Home Occupation to A-SM districts
o Article Il Districts and Allowable Uses

D. HOME OCCUPATIONS, COTTAGE INDUSTRIES AND OTHER COMMERCIAL USES




Home occupation, Type |

A

28.72.40(A) & (B)(2)

Home occupation, Type Il

AP

e Table 28.23A: Change Cottage Industry listing to Type 1 (MUP) and Type 2 (UP) for A-
SV-20, Change Home Occupation to Type 1 and Type 2, and add to ATC and ATC-NC

districts
o Article |l Districts and Allowable Uses

RESIDENTIAL USES

Residential accessory buildings and uses® A 28.72.30(B)(1)
Cottage industry up 2872 A0(A) 8A(B¥H
Type | MUP
Type Il up
Guest house A 28.72.30(B)(1)
Home occupation ALAR 2872 40(A)&AB}2)
Type | A
28.72.40(A) & (B)(2)

Type Il AP

AP

Hosted rental

28.72.40(A) & (B)(5)

e Table 28.31A: Add Cottage Industry Type 3 (UP)

o Article Il Districts and Allowable Uses

D. HOME OCCUPATIONS, COTTAGE INDUSTRIES, HOSTED RENTALS AND OTHER COMMERCIAL USES OF

RESDIENTIAL PROPERTY

Cottage industry

Type | MUP 28.72.40(A) & (B)(1)
Type Il upP upP up 28.72.40(A) & (B)(1)
Type lll w | uw | up
Home occupation
Type | A A A 28.72.40(A) & (B)(2)
Type Il AP AP AP 28.72.40(A) & (B)(2)
Hosted rental AP AP AP 28.72.40(A) & (B)(5)
Temporary subdivision sales office MU U 28.72.40(A) & (B)(4)

e Table 28.41A: Add Home Occupation Type 1 and Type 2 to CR and CRL districts

o Article Il Districts and Allowable Uses




RESIDENTIAL USES

A. DWELLINGS
Primary Dwelling -- A A |-- 28.72.1
Emergency Shelter -1- ---l--- | A
Home occupation
Type | A A
Type Il AP | AP
Cannabis Cultivation - Adult Use (Recreational)
Personal Indoor -1- A A |-- 28.82
Personal Outdoor -1- SRR I 28.82
Cannabis Cultivation - Medicinal
Caregiver Indoor -1- AP | AP |-- 28.82
Caregiver Outdoor -1- SR BRI 28.82
Personal Indoor -1- A A |-- 28.82
Personal Outdoor S EEEE EETLE EERL *Unless Exception Reque:
o Table 28.42A. Add Home Occupation Type 1 and Type 2 to ML(?), M-G-1/2 and M-G-3
districts with footnote 1, remove footnote 4 from Primary Dwelling listing.
o Atrticle |l Districts and Allowable Uses
RESIDENTIAL USES
A. DWELLINGS
Primary residence A A | A4 | --- 28.72.10(A)
Home occupation
Type | Al A A A
Type Il AP | AP | AP | AP
Cannabis Cultivation - Adult Use (Recreational)
Personal Indoor A A A |[--- 28.82
Personal Outdoor T B R Lk 28.82
Cannabis Cultivation - Medicinal
Caregiver Indoor AP | AP [ AP |--- 28.82
Caregiver Outdoor N IR BT 28.82
Personal Indoor A A A |[--- 28.82
Personal Outdoor REEE LS ISR *Unless Exception Request Gr




The last three would be the same change as above.

o Table 28.51A: Add Home Occupation Type 1 and Type 2
e Table 28.52A: Add Home Occupation Type 1 and Type 2
e Table 28.61A: Add Home Occupation Type 1 and Type 2

28.72.40: Home Based Businesses

A. Home Based Businesses:
1. There are six (6) classes of home-based business.

a. Home Occupation Type 1
Home Occupation Type 2
Cottage Industry Type 1
Cottage Industry Type 2
Cottage Industry Type 3
f. Hosted Rental

®ao0oT

B. General Requirements:

1.

Access. All connections to County roads shall meet the encroachment permit
requirements of the Director of Resource Management, which generally include,
but shall not be limited to, paving of the connection within the County Road right-
of-way. Where access to the site is by private road, the business owner must
demonstrate either (1) active financial participation in a road maintenance
association, or (2) written consent to use the private road for business purposes
from all co-owners of the private road easement.

Food and Beverage. Food and/or beverages provided for sale and/or
consumption must meet all federal, state and local regulations.
Parking. Shall provide off-street parking in accordance with Section 28.94 in

addition to paved parking spaces, aisles and pathways for the disabled in
accordance with building code.

Permit Requirements: Prior to operation, the business owner shall obtain all
other required permits as described by Section 28.70.10 (E).

Performance Standards: All commercial uses shall be subject to the
performance standards in Section 28.70.10(B).

Business Vehicles & Trailers: As applied to Home Based Businesses,
business vehicles shall be considered any vehicle or trailer registered to the
business, used primarily for the business, or with business markings or
advertising.

The business must be clearly incidental and secondary to the use of the
premises for residential purposes and must not change or adversely affect the
residential or rural character of the property or its surroundings.

The business shall not produce evidence of their existence in the external
appearance of the dwelling, accessory structures or premises, or in the creation



of noise, odors, smoke, vibrations or other nuisances to a degree greater than
that normal for the neighborhood.

9. The conduct of the business shall not prevent the use of the required garage or

parking spaces for vehicle parking on a daily basis.

10. Number of Businesses Allowed. Two or more separate businesses, with

separate business licenses, may be permitted on the same parcel with one
Administrative Permit, Minor Use Permit or Use Permit. However, when added
together, those businesses cannot exceed the limitations set forth in this section
for a single business of the type being permitted.

C. Specific Requirements

1.

Requirements for all Cottage Industries
a. Purpose of Regulations. These cottage industry regulations provide for the

accessory use of a dwelling or accessory building(s) on the same parcel as the
primary residence of the business owner for gainful employment involving limited
amounts of manufacturing or sales of goods or services.
Land Uses Allowed. Any land use which meets the definition and intent of a
Cottage Industry may be permitted as such, subject to issuance of all required
permits and applicable standards for a Cottage Industry, unless specifically
prohibited by this section.
Prohibited Uses

i.  Concrete crushing, batching or mixing.

ii.  Motor vehicle and other vehicle repair or maintenance conducted outside;

iii. Storage of motor vehicles, boats, trailers, mobile or manufactured homes
for hire;

iv.  Welding and machining conducted outside;

v.  Any other use that is not incidental to the residential use of the property
and compatible with the residential character of the neighborhood, or
cannot be conducted in a manner which complies with the Performance
Standards in Section 28.70.10(B).

Types of Cottage Industries. There are three classes of Cottage Industry: Type
1, Type 2 and Type 3.
Use Permit Required. A Cottage Industry requires issuance of a Use Permit or
Minor Use permit prior to operation subject to Section 28.106 and as listed in the
table of allowed uses for the applicable zoning district.
All aspects of the cottage industry shall be located and conducted within a
dwelling unit or enclosed accessory building(s), except for outdoor storage of
materials or products and parking of vehicles as specifically provided by the Use
Permit, when adequately screened from the street and adjoining properties. All
outdoor parking and storage area are subject to the same setback requirements
as an accessory structure in the applicable zoning district. Any accessory
building used for a cottage industry must comply with applicable building codes.
i.  Inany R district, on-site parking of business vehicles and storage must
take place within an accessory structure, or an area screened with a
combination of landscaping and a 7-foot-tall fence constructed from



wood, chain link fence with slats or similar material as approved by the
Zoning Administrator or Planning Commission.

ii.  Inany A district, screening with a combination of landscaping and a 7-
foot-tall fence constructed from wood, chain link fence with slats or similar
material as approved by the Zoning Administrator or Planning
Commission is required for any parking or storage area located within 200
feet of a dwelling on an adjacent property or public road right of way.

g. The applicant shall submit plans and a complete statement of any proposed
machinery, processes and products, and specifications or standards for the
mechanisms and techniques to be used in obviating the emission of dangerous
and objectionable elements.

h. A maximum of three large vehicles and one trailer per large vehicle may be kept
on the property in connection with a cottage industry. Large vehicles are defined
as having a gross vehicle weight rating (GVWR) between 14,001 pounds and
26,000 pounds. Such vehicles may only be stored in an enclosed building or
adequately screened parking area in connection with a cottage industry. Vehicles
with a GVWR exceeding 26,000 pounds may not be stored on the property in
connection with a cottage industry.

i. There shall be no change in the outside appearance of the building used for the
cottage industry or premises, except one nonilluminated sign not exceeding four
square feet may be permitted. The Use Permit application shall also serve as the
application for a Sign Permit.

2. Specific Standards for Cottage Industries — Type 1.

a. Not more than two employees may work on the premises in addition to the
members of the family residing on the premises. This limitation applies to all
employees who come onto the property on a daily basis, even if they work
primarily at off-site locations.

b. The total area occupied by the cottage industry, with the exception of parking as
described below, shall not exceed 2,500 square feet.

c. The operator of the cottage industry shall provide sufficient on-site parking to
accommodate both customers and employees. One work vehicle and two
personal employee vehicles may be parked in public view. Additionally, one
customer parking space shall be provided for any retail area. This parking area
does not count toward the 2,500-square-foot limitation

d. A maximum 500-square-foot area may be devoted to retail sales. Retail sales are
only allowed on site when the merchandise sold was produced by the operator of
the cottage industry or is incidental to a service provided by the operator.
Businesses that purchase goods wholesale may store those goods on the
property, but may not conduct retail sales on the property; such transactions must
occur by telephone, online, and by mail.

3. Specific Standards for Cottage Industries — Type 2.

a. Not more than three employees may work on the premises in addition to the

members of the family residing on the premises.



b. The total area occupied by the cottage industry, including storage, shall not
exceed 5,000 square feet.

c. The parcel on which the cottage industry is conducted must be at least four acres
in size, excluding roads, canals, or railroad rights-of-way.

d. Amaximum 1,000-square-foot area may be devoted to retail sales. Retail sales
are only allowed on site when the merchandise sold was produced by the
operator of the cottage industry or is incidental to a service provided by the
operator. Businesses that purchase goods wholesale may store those goods on
the property, but may not conduct retail sales on the property; such transactions
must occur by telephone, online, and by mail. Not more than three delivery
vehicles shall access the premises each day.

e. The operator of the cottage industry shall provide sufficient on-site parking to
accommodate both customers and employees. One work vehicle belonging to
the operator and three personal employee vehicles may be parked in public view.
Additionally, one customer parking space shall be provided for every 500 square
feet of retail area. This parking area shall not count toward the 5,000-square-foot
limitation.

4. Cottage Industry Type 3:

a. The purpose of the Type 3 Cottage Industry regulations are to allow a
business while provides an off-site service to use a designated area for
parking of business vehicles and trailers and employee vehicles, and storage
of materials and equipment for a business which provides an off-site service,
with only incidental business activity conducted on-site. Not more than four
employees may work on the premises in addition to the members of the
family residing on the premises.

b. Square footage allocations are as follows:

1. The total area (including parking and storage) may not exceed
10,000 square feet.

2. Any accessory structure used for the business may not exceed
1,500 square feet.

c. Parcel Size. A Cottage Industry Type 3 may only be located on a parcel
greater than four net acres in size.

d. Access. The parcel must be accessed directly from a public road, via an
existing driveway which meets commercial standards, or a commercial
driveway established or improved via an encroachment permit.

e. Number of vehicles. A total of 8 business vehicles and one trailer per
vehicle are allowed, with up to three vehicles over 14,001 to 26,000 Ib
GVWR.

f. Hours of operation: In RR districts, vehicle traffic is limited to 6am-7pm
Monday-Saturday, with onsite activity no later than 11pm.

g. Good Neighbor Policy (GNP): Outreach and public engagement by the
project applicant is strongly recommended to increase transparency and
public dialogue prior to the formal public hearing process.

5. Home Occupations



Purpose of Regulations. These home occupation regulations provide for the
accessory use of a dwelling or accessory building(s) on the same parcel as the
dwelling for gainful employment involving the manufacture, provision, or sale of
goods and/or services. The use must be clearly incidental and secondary to the
use of the premises for residential purposes and must not change or adversely
affect the residential or rural character of the property or its surroundings. A use
permit is not required to conduct a home occupation; however, such use shall be
subject to all conditions of this chapter generally, such as off-street parking, and
all other permits required under County code, such as building permits and
business licenses.

Home occupations may be allowed in any district allowing a residential dwelling,
provided a business license is first secured pursuant to Chapter 14. In approving
a business license, the Business Licensing Officer must find that the proposed
activity will conform to all requirements set forth in this section. In making this
finding, the Business Licensing Officer shall rely on the recommendation
provided by the Department of Resource Management.

The use shall not generate traffic in excess of that normally associated with the
residential use. Heavy commercial vehicles shall not be used in the home
occupation for delivery of materials to or from the premises.

No mechanical or electrical equipment shall be employed other than machinery
or equipment typical of the type or specifications used in a hobby or a vocation
customarily conducted within the confines of a dwelling unit, garage or accessory
structure.

Incidental storage in an existing garage or detached accessory structure not
exceeding 120 square feet shall be allowed, provided that two cars can be
parked in the garage (at least 18’ x 18’ of free space).

Types of Home Occupations. There are two types of home occupations:

¢ Home Occupation Type 1
e Home Occupation Type 2

Type | Home Occupations. Type | home occupations are service-type businesses
which require a home office and may require storage of supplies utilized in the
business. A type | home occupation requires a business license prior to commencing
operations.

a. The particular uses conducted as a Type | home occupation, and their operation

and appearance, shall not change or disturb the residential or rural character of
the premises or its surroundings.

The home occupation shall be clearly incidental and subordinate to the use of the
premises for residential purposes. All aspects of the home occupation, including
storage, shall be conducted entirely within the dwelling unit or enclosed
accessory building(s) on the premises.

The total area used for the home occupation, exclusive of incidental storage,
shall not exceed 400 square feet of the habitable floor area of the dwelling. The
home occupation may be conducted within a detached building otherwise



d.

allowed by zoning and in compliance with applicable building codes, as long as
its square footage does not exceed 400 square feet.

There shall be no merchandise offered for sale, except that produced on the
premises. Internet-based businesses that do not involve the storage of product
on site are exempt from this requirement.

Incidental use of personal vehicles (cars, and trucks up to one-ton capacity) is
allowed provided the vehicles are parked on-site.

No clients or customers shall come onto the property in conjunction with the
business.

8. Type 2 Home Occupations

a.

The home occupation shall not result in any change in the outside appearance of
the building or premises, or other visible evidence of the conduct of such
occupation, other than one nonilluminated sign not exceeding two square feet
The home occupation shall be clearly incidental and subordinate to the use of the
premises for residential purposes. All aspects of the home occupation, including
storage, shall be conducted entirely within the dwelling unit or enclosed
accessory building(s) on the premises.
The total area used for the home occupation, exclusive of incidental storage,
shall not exceed 640 square feet of the habitable floor area of the dwelling. The
home occupation may be conducted within a detached building otherwise
allowed by zoning and in compliance with applicable building codes, as long as
its square footage does not exceed 640 square feet.
The sale of merchandise not produced on the premises (except mail order and
internet-based businesses) shall be incidental and accessory to the merchandise
or service produced by the home occupation.
No person other than members of the family residing on the premises shall be
engaged in the home occupation; provided, however, that one employee shall be
permitted when the property on which the home occupation is located is a
minimum of two net acres in size.
Not more than 10 customers or clients shall come to the premises during any one
day, restricted to the hours 8:00 a.m. to 8:00 p.m by appointment only.
Businesses shall operate Mondays through Saturdays. Businesses receiving
clients on the property shall provide one additional on-site parking space beyond
those required for any dwellings located on the property.
One vehicle or truck and one trailer per truck with a maximum of 14,000 lb
GVWR shall be permitted in conjunction with the home occupation. An additional
truck and trailer shall be allowed on parcels over two net acres in size.
In any R district, on-site parking of business vehicles and trailers and storage
must take place within an accessory structure, or an area adequately
screened with landscaping or a 7-foot-tall fence constructed from wood, chain
link fence with slats or similar material.
In any A, A-SM or A-SV-20 districts, adequate screening is required for any
parking or storage area located within 200 feet of a dwelling on an adjacent
property or public road right of way.



9. Hosted Rental

a.

o

—h

A hosted rental shall be restricted to one single-family dwelling, or one single-
family dwelling plus a legally established guest house, which is the primary
residence of the hosted rental operator. Hosted rentals shall not be permitted
in nonhabitable structures or in tents, RVs, or other provisions intended for
temporary occupancy. Only one hosted rental is allowed per parcel. A hosted
rental may not be located on the same site as a vacation house rental unless
a use permit has been obtained for the combined use. A whole-house
vacation rental is not a hosted rental, even if the property owner resides in
another dwelling unit on the same property.

Maximum of one guest room or sleeping area.

Limit of one vehicle associated with the transient use.

Food service, if provided, shall be limited to registered guests and shall
comply with the California Retail Food Code.

No weddings, lawn parties, or similar activities shall be permitted.

The property owner shall maintain a properly functioning septic system or
sewer connection.

The operation of hosted rental is subject to transient occupancy tax (Chapter
11, Art. 1) and requires a business license (Chapter 14). The transient lodging
registration certificate and business license shall be posted in a conspicuous
place on the premises prior to operation of the business. The operator or
authorized agent shall include the TOT certificate number and business
license number on all contracts or rental agreements, and in any advertising
or websites.

For purposes of the administrative penalty provisions in Chapter 10 and the
business license requirements in Chapter 14, this subdivision (B)(5) is part of
the County’s short-term rental ordinance.





