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Application No. U-93-23-Rev1 
Project Planner: Travis Kroger, Associate Planner 

Meeting of September 19, 2024 
 

Applicant 
Glass Fish LLC  
10335 Virginia Swan Place 
Cupertino CA  95014  

Property Owner 
Same as applicant. 

Action Requested: 
Consideration of Revision No. 1 of Use Permit U-93-23 to remodel the currently vacant commercial 
space in the existing mixed use building for a future Neighborhood Commercial or Merchandise 
Showroom tenant, including construction of two (2) new restrooms, ADA accessibility improvements 
and restriping the parking lot, located at 312 Benicia Road in unincorporated Vallejo in the 
Residential-Traditional Community Mixed Use (RTC-MU) zoning district, APN 0059-101-290. 
Property Information: 
Size: 0.3 acres (total):  Site Address: 312, 314, 316, 318 Benicia Road 
Assessor’s Parcel Number (APN): 0059-101-290 SRA Designation: Local Responsibility Area, 

and not in Fire Hazard Severity Zone. 
Zoning: Residential – Traditional Community – 
Mixed Use (RTC-MU) 

Land Use: Neighborhood 
Commercial/Merchandise Showroom 

General Plan: Traditional Community – Mixed Use Ag. Contract: N/A 
Utilities: Water – Vallejo Water Department, Sewer 
- Vallejo Flood and Wastewater District.  

Access: Existing driveway connections from 
Starr Avenue. 

Adjacent General Plan Designation, Zoning District, and Existing Land Use: 
 General Plan Zoning Land Use 
North City of Vallejo City of Vallejo Residential 
South Traditional Community – 

Mixed Use 
Residential - Traditional Community – Mixed 
Use (RTC-MU) 

Residential 

East Traditional Community – 
Mixed Use 

Residential - Traditional Community – Mixed 
Use (RTC-MU) 

Commercial 

West Traditional Community – 
Mixed Use 

Residential - Traditional Community – Mixed 
Use (RTC-MU) 

Vacant/Storage 

Environmental Analysis: 
The project qualifies for a Class 1 Categorical Exemption from the California Environmental Quality Act 
pursuant to CEQA Guidelines Section 15301 (Existing Facilities) subsections (a) and (c).  
 
See the Environmental Analysis section for further details. 
Staff Recommendation 
 
Staff recommends that the Zoning Administrator ADOPT the attached resolution with respect to the 
enumerated findings and APPROVE Revision No. 1 of Use Permit No. U-93-23 subject to the 
recommended conditions of approval. 
 

http://www.solanocounty.com/
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DISCUSSION 
 
Setting 
 
The subject property is in unincorporated Vallejo, with the northern property line abutting the city 
boundary.  The property consists of one legal parcel with one APN (0059-101-290), which is 0.30 acres 
in size.  The property is developed with a mixed use (retail and residential) building which is currently 
occupied by a convenience store and two (2) apartments with paved on-site parking adjacent to the 
building.   
 
Surrounding Land Use 

 
The property is located northwest of the intersection of Benicia Road and Starr Avenue.  Adjacent 
parcels to the north and south are residential in nature, with an undeveloped lot used for storage to the 
west, and a commercial site with various automobile-oriented tenants to the east.  
 

 
Figure 1: Project Location 
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PROJECT DESCRIPTION 
 
Background & Proposed Use 
 
The property is currently used for residential use with two (2) units occupied by tenants, and a 
convenience store occupies a portion of the commercial space.  Use Permit U-87-37 was previously 
issued to establish the convenience store, at which time the plans show the currently vacant spaces 
were occupied by a “cleaner” and “bottle shop” at that time.  The ongoing operation of the convenience 
store business was permitted by U-93-23, approved by the Planning Commission on April 21,1994.  
The original application for this permit included remodeling of the then vacant commercial spaces 
(previously occupied by the cleaner and bottle shop) for a restaurant and laundromat, but this was not 
included in the final permit approval. 
 
As proposed by this revision application, use of the existing convenience store and two (2) apartments 
will continue as currently permitted, and the vacant commercial space will be remodeled for a 
Merchandise Showroom or Neighborhood Commercial tenant.  A potential tenant mentioned by the 
applicant is a showroom for siding, windows roofing material and other similar items for a construction 
company doing residential remodeling work.  The project will include construction of American with 
Disabilities Act (ADA) compliant restrooms, additional accessibility improvements and restriping the 
existing parking lot to maximize the amount of on-site parking. This effort will include repairs to the 
surface where necessary. 
 
LAND USE CONSISTENCY 
 
General Plan 
 
The project site is designated Traditional Community – Mixed Use by the General Plan Land Use 
diagram (Figure LU-1) of the Solano County General Plan and zoned Residential – Traditional 
Community – (RTC-MU).  The existing zoning is consistent with the 2008 General Plan, and the 
proposed Neighborhood Commercial and Merchandise Showroom uses are allowed in the RTC-MU 
zoning district subject to the applicable regulations and permitting requirements detailed below. 
 
Zoning 
 
General Standards: The existing and proposed commercial and residential uses will meet all standards 
listed in Section 28.72.10 of the Solano County Code when operated in compliance with the proposed 
conditions of approval. 
 
Specific Standards: The subject parcel is zoned RTC-MU, where Neighborhood Commercial and 
Merchandise Showroom uses are allowed with approved of a Minor Use Permit subject to Section 
28.74.10(A) of the Solano County Code.  Per Section 28.94 (Parking Requirements), each dwelling unit in 
a mixed occupancy structure requires one (1) enclosed parking space, and one (1) unenclosed parking 
space, commercial and warehouse buildings require one (1) space per 800 square feet, and retail buildings 
require one (1) space per 200 square feet.   

28.94 Parking Requirements    
Land Use/# Parking Spaces Proposed Use # Spaces Required2 # Spaces Proposed 

Retail: 1 per 200 square feet 
Existing retail - 2246 square 
feet 11 9 

Retail: 1 per 200 square feet 
Proposed Retail ~1300 square 
feet 7 5 

Dwelling: 1 enclosed & 1 unenclosed per unit 2 apartments 4 (2 enclosed) 4 (2 covered) 

Commercial or warehouse: 1 per 800 square feet ~900 square feet storage 1 1 

 Total on-site parking: 23 19 
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The proposed uses and parking requirements are detailed above.  The available space for parking does 
not allow for the required 23 parking spaces to be located on-site.  Since the building was constructed prior 
to current parking requirements and does not have any additional space for on-site parking, staff 
recommends that the Zoning Administrator find the proposed parking arrangement with 19 on-site spaces 
suitable for the needs of this project as allowed by Section 28.94 (A)(12). As proposed and conditioned, 
this project will comply with all applicable zoning standards. 
 
ENVIRONMENTAL ANALYSIS (CEQA) 
 
The project qualifies for Categorical Exemption from the California Environmental Quality Act 
pursuant to the CEQA Guidelines Section listed below. 

 
a. CEQA Guidelines Section 15301 (Existing Facilities) 

 
• Subsection (a) of this exemption includes interior or exterior alterations involving such things 

as interior partitions, plumbing, and electrical conveyances.  
• Subsection (c) of this exemption includes transit and parking improvements, which is 

consistent with the proposed restriping minor repairs to the existing parking lot. 
 
With the implementation of standard County conditions of approval, the development and operation of 
the proposed project is not anticipated to cause significant effects on the environment. 

 
PUBLIC HEARING NOTICE 
 
In accordance with Solano County Zoning Regulations, a Notice of Public Hearing (Attachment C) was 
published at least 15 days before the scheduled hearing in the Fairfield Daily Republic and Vallejo Times 
Herald. In addition, all property owners of real property as shown on the latest equalized assessment roll 
within 500 feet of the property, and all persons requesting notification, were mailed notices of the hearing. 
 
RECOMMENDATION 
 
Staff recommends that the Zoning Administrator ADOPT the mandatory and suggested findings and 
APPROVE Revision No. 1 of Use Permit No. U-93-23, subject to the recommended conditions of 
approval. 
 

Attachments: 
A. Draft Resolution 
B. Development Plans 
C. Public Notice 

 



SOLANO COUNTY ZONING ADMINISTRATOR 
RESOLUTION NO. 24-XX 

WHEREAS, the Solano County Zoning Administrator has considered Revision No. 1 of 
Use Permit U-93-23 to remodel the currently vacant commercial space in the existing mixed use 
building for a future Neighborhood Commercial or Merchandise Showroom tenant, including 
construction of two (2) new restrooms, ADA accessibility improvements and restriping the parking 
lot, located at 312 Benicia Road in unincorporated Vallejo in the Residential-Traditional 
Community Mixed Use (RTC-MU) zoning district, APN 0059-101-290; and 

WHEREAS, said Zoning Administrator has reviewed the report of the Department of 
Resource Management and heard testimony relative to the subject application at the duly noticed 
public hearing held on September 19, 2024; and 

WHEREAS, after due consideration, the Zoning Administrator has made the following 
findings in regard to said proposal: 

1. That the establishment, maintenance or operation of the use or building is in
conformity to the General Plan for the County with regard to traffic circulation,
population densities and distribution, and other aspects of the General Plan
considered by the Zoning Administrator to be pertinent.

The project site is designated Traditional Community – Mixed Use by the General
Plan Land Use diagram (Figure LU-1) of the Solano County General Plan. The
existing zoning designation of RTC-MU is consistent with the existing General Plan
designation. The proposed use is conditionally permitted within the RTC-MU zoning
district.

2. Adequate utilities, access roads, drainage and other necessary facilities have
been or are being provided.

The Project site will use existing water and sewer connections from the Vallejo Water
Department and the Vallejo Flood and Wastewater District.  Adequate services are
available to serve the site.  The Project site has adequate traffic circulation access
via existing driveways from Benicia Road and is an appropriate use at this location.

3. The subject use will not, under the circumstances of this particular case,
constitute a nuisance or be detrimental to the health, safety, peace, morals,
comfort or general welfare of persons residing or working in or passing through
the neighborhood of such proposed use or be detrimental or injurious to
property and improvements in the neighborhood or to the general welfare of
the County.

This permit imposes conditions of approval that will ensure that the use remains
compatible with the neighborhood with respect to hours of operation, noise and
maintenance of the property.  The Director of Resource Management will have the
ability to review and ensure the use remains in compliance.

Attachment A
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4. The project qualifies for a Categorical Exemption from the California 
Environmental Quality Act pursuant to CEQA Guidelines Section 15301 (a) & 
(c) Existing Facilities. 
 
This project is exempt from the California Environmental Quality Act (CEQA) under 
CEQA Guidelines Section 15301 which exempts the operation, repair, maintenance, 
or minor alteration of existing facilities, including, but not limited to, interior or exterior 
alterations involving such things as interior partitions, plumbing, and electrical 
conveyances, and transit and parking improvements.  This proposed project’s 
restriping and minor repairs to the existing parking lot, as well as restroom and ADA 
improvements, involves negligible or no expansion of use and falls under this 
exemption.  

 
BE IT THEREFORE RESOLVED, that the Zoning Administrator has approved Revision 

No. 1 of Use Permit U-93-23 subject to the following recommended conditions of approval: 
 
ADMINISTRATIVE 

1. Acceptance of Minor Use Permit Revision. should the Applicant fail to file a timely and 
valid appeal of this Use Permit Revision within the applicable appeal period, such inaction 
by the Applicant shall be deemed to constitute all of the following on behalf of the Applicant: 

a. Acceptance of the Use Permit Revision by the Applicant; and 
b. Agreement by the Applicant to be bound by, to comply with, and to do all things 

required of or by the Applicant pursuant to all of the terms, provisions, and 
conditions of this Permit or other approval and the provisions of Chapter 28 of the 
Solano County Code applicable to such Permit. 

c. The following conditions of approval will supersede all conditions contained in Use 
Permit U-93-23 and Zoning Administrator Resolution No. 94-12. 

2. Conformance to Plans. The development of the site shall conform to the approved plans 
received March 1, 2024 as may be amended and approved by the Director. The approved 
Use Permit plans are referred to herein as the “approved plans” or “Approved Plan Set.” 

3. Permit Term. The Department of Resource Management shall verify ongoing compliance 
with the terms and conditions of this permit through a program of periodic renewals 
occurring at five (5) year intervals from the date of granting this permit.  The cost associated 
with the periodic renewals shall be charged at that time. 

4. Exercise of Permit. The permit shall be deemed exercised once condition #16 below has 
been completed and verified by County staff.  If the permit is not exercised within one year 
of the date of issuance, the permittee may request that a one-time extension of one (1) 
year to exercise the permit be granted by the Zoning Administrator in accordance with 
Section 28.106 of the Solano County Code, otherwise the permit revision will be deemed 
null and void with no further action. 

 
OPERATIONAL CONTROLS 

5. Use Authorization. This Use Permit revision authorizes the remodeling of the existing 
commercial space for an additional tenant per the approved plans. 

6. Nuisance. This use shall be operated in a manner which does not create a public or private 
nuisance. Any such nuisance must be abated immediately upon notice by the County.  
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7. Compliance with Local, State and Federal Laws. The subject use shall be conducted in 
full compliance with all local, state and federal laws and regulations. No part of this approval 
shall be construed to permit a violation of any part of the Solano County Code.  

8. Discretionary Review. The Director of Resource Management maintains the right of 
discretionary review of requests to alter or amend structures, conditions, or restrictions of 
this Conditional Use Permit incorporated by reference in accordance Solano County Code. 

9. Hours of Operation. This Use Permit includes approval of hours of operation from 7:00 
am to 12:00 a.m. daily. 

10. Outdoor Storage. No outdoor storage is allowed or permitted unless designated on the 
final Approved Plan Set.  

11. Anti-Litter. The site and surrounding area shall be maintained free of litter, refuse, and 
debris. Cleaning shall include keeping all publicly used areas free of litter, trash, cigarette 
butts and garbage.  Secured decorative outdoor trash receptacles shall be provided near 
building entrances. 

12. Sign Approval. No signs are approved at this time. All proposed signs shall be subject to 
review and approval by the Director of Resource Management through a subsequent sign 
permit (Solano County Code Section 28.96). 

13. Business License. The permittee shall secure and abide by the terms and conditions of a 
Business License issued by Solano County for each commercial tenant. This approved 
Use Permit revision shall constitute as the “Zoning Clearance” necessary to file for the 
license. 

14. Property Maintenance. The permittee shall maintain the project site in good visual and 
functional condition. This shall include, but not be limited to, all exterior elements of the site 
such as paint, roof, paving, fencing, signs, lighting and landscaping.  Landscaping shall be 
maintained in the existing planters near the corner of Benicia Road and Starr Avenue. 

Action Needed -Operational Controls 
COA # Required to 

exercise Y/N 
Action When Verified 

12 
above 

N Obtain a Sign Permit for 
any proposed signage  

Prior to installation  

13 
above 

N Obtain Business License Prior to operation  

 
BUILDING AND SAFETY DIVISION 
15. Building Permit. Issuance of a Building Permit by the Building Official for the structures 

described or contemplated under this Use Permit shall be deemed acceptance of all 
conditions specified in this Use Permit and the Applicant's agreement to fully comply with 
all conditions of approval. No change in the character of occupancy or change to a different 
group of occupancies as described by the Building Code shall be made without a Building 
Permit for Change of Occupancy, as required, and any such change in occupancy must 
comply with all other applicable local and state laws.  

16. Building Division Clearance for Issuing Permits. Prior to the issuance of a Building 
Permit, the following requirements must be met to the satisfaction of the Chief Building 
Official: 

a. Building permit applications shall be submitted online. 
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b. Building permit applications shall comply with the most recent California Building 
Code. 

c. All drawings (structural & architectural) submitted with a building permit application 
shall be signed & sealed by a CA registered architect or professional engineer. 
Concur 

d. Full compliance with Chapter 11B of the 2022 CBC is required for all elements of 
the project. 
 

Action Needed - BUILDING AND SAFETY DIVISION 
COA # Required 

to exercise 
Y/N 

Action When Verified 

15 & 16 
above 

Y Apply for and obtain Building 
Permits  

September 
19, 2025 

 

 
CITY OF VALLEJO 
17. Sewer. All requirements of the Vallejo Flood and Wastewater District shall be met for all 

existing and proposed uses of the property. 
 

CITY OF VALLEJO FIRE DEPARTMENT  
18. Fire Extinguishers. Prior to final inspection,  the minimum fire-extinguisher requirement 

shall be one 2A-10BC rated portable unit in such locations so that maximum floor-travel 
distance does not exceed 75' to the nearest extinguisher from any portion of the building 
with a maximum of 3,000 square feet of floor area surveyed.  Plan submittal shall include 
the proposed location of extinguishers. Final location shall be approved in the field by the 
Fire Department. 

a. All fire extinguishers shall be mounted in a conspicuous and readily accessible 
location either on a bracket or within an approved storage cabinet.   

b. Fire extinguishers shall be mounted so the top of the unit is 3 feet to 5 feet off the  
finished floor.  

c. If the extinguisher is not readily visible, a sign shall be located directly above the 
extinguisher.  The sign shall be legible and of a contrasting color with its 
background.  Final installation measures and indentification signage shall be 
approved in the field by the Fire Department prior to final inspection. 

 
19. Egress. All buildings shall comply with the 2022 California Building Code, Chapter 10 

Means of Egress requirments. Including but not limited to; exit signs, exit doors, and exit 
hardware.  

a. Provide an approved exit sign over all required exit doors. 
b. Emergency exit lighting shall be provided at or near all exits and as designated by 

the Fire Marshal. 
c. All emergency lighting, exit sign lights shall have two separate sources of power as 

required by the California Building Code. 
d. Locking devices on exit doors shall conform to the California Building Code. Only 

one lock or latch requiring one motion/operation to open/unlock is required. No 
double keyed dead-bolts are permitted on exit doors. 
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20. Addressing. Prior to final inspection, in accordance with the 2022 California Fire Code 
Section 505 approved address numbers shall be placed on all new and existing buildings 
in such a position as to be plainly visible and legible from the street or road fronting the 
property. Said numbers shall clearly contrast with their background. The characters shall 
be a minimum of 4” (6” for Commercial) with a 1/2" stroke.   The size of the building and 
distance or location of the address numbers from the roadway may necessitate larger 
numbers.   

 
21. Requirements for residential occupancy.  

 
a. Provide smoke detectors in all sleeping rooms and common hallways. Detectors 

shall be hardwired with battery backup. Electrical circuits supplying detectors shall 
be separate dedicated lines with no other devices on the circuits. 

b. Provide carbon monoxide detectors outside each sleeping area in the immediate 
vicinity of the bedrooms.  

c. Provide a 2 hour fire rated wall between B & M occupancy and residential area R-
3 occupancy.  

 
22. A final inspection from the Fire Prevention Division is required prior to permit sign off.  

 
ENVIRONMENTAL HEALTH DIVISION 
23. Garbage Service. The facility shall have commercial garbage service with a minimum 

collection frequency of at least once every 7 days. Please contact the Local Enforcement 
Agency (LEA) at (707) 784-6765 for more information on this requirement. 

24. Hazardous Materials Business Plan. If the facility handles any hazardous material in 
quantities equal to or greater than 55 gallons of liquids, 200 cubic feet for gases, 500 lbs. 
for solids then a Hazardous Materials Business Plan (HMBP) is required which consists of 
facility information, hazardous materials inventory, site diagram, emergency response plan, 
and an employee training plan. Within 30 days of exceeding any of the threshold hazardous 
materials quantities, the HMBP must be submitted to the online California Environmental 
Reporting System (CERS). 

25. ABC License. If required, tenants must maintain and comply with a current Department of 
Alcoholic Beverage Control (ABC) license. 
 

Action Needed - ENVIRONMENTAL HEALTH DIVISION 
COA # Required to 

exercise Y/N 
Action When Verified 

24 
above 

N Submit HMBP if required Per condition  

25 
above 

N Obtain ABC license prior to 
operation 

Per condition  

 
PUBLIC WORKS DIVISION 
26. Encroachment Permit Required. Applicant must apply for, secure, and abide by the 

conditions of an Encroachment Permit for any work within or connecting to the public right-
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of-way of Benicia Road. Walkways must be maintained in such a manner to prevent soil, 
rocks, and debris from tracking onto the public sidewalk. 

27.  

Action Needed -Operational Controls 
COA # Required to 

exercise Y/N 
Action When Verified 

26 
above 

N Obtain Encroachment 
Permit if required 

Per condition  

 
 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * 
I hereby certify that the foregoing resolution was adopted at the regular meeting of the Solano 
County Zoning Administrator on September 19, 2024. 
 
 
JAMES BEZEK, DIRECTOR 
RESOURCE MANAGEMENT 
 
 
        
Allan M. Calder, Planning Manager 
Department of Resource Management  
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PLUMBING  FIXTURE  CALCULATION

OCCUPANCY WATER CLOSETS (FIXTURES
PER PERSON)

URINALS (FIXTURES PER
PERSON)

PLUMBING  FIXTURE  COUNT
LAVATORIES (FIXTURES PER

PERSON)

DRINKING
FOUNTAINS

(FIXTURES PER
PERSON)

MALE FEMALE MALE FEMALE MALE FEMALE

OCCUPANT LOAD

ROOM SQ. FT. OCCUPANT

TOTAL
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Planning Services Division 

DEPARTMENT OF RESOURCE MANAGEMENT 

NOTICE OF PUBLIC HEARING
(Zoning Administrator) 

NOTICE IS GIVEN that the Solano County Zoning Administrator will hold a PUBLIC HEARING to 
consider Revision No. 1 of Use Permit U-93-23 to remodel the currently vacant commercial space 
in the existing mixed use building for a future Neighborhood Commercial or Merchandise 
Showroom tenant, including construction of two (2) new restrooms, ADA accessibility 
improvements and restriping the parking lot, located at 312 Benicia Road in unincorporated 
Vallejo in the Residential-Traditional Community Mixed Use (RTC-MU) zoning district, APN 0059-
101-290.  The project has been determined not to have a significant effect on the environment
and is categorically exempt from the California Environmental Quality Act. (Project Planner: Travis
Kroger, 707-784-6765)

The hearing will be held on Thursday, September 19, 2024 at 10:00 a.m. in the Department of 
Resource Management, 5th Floor Conference Room, County Administration Center, 675 Texas 
Street, Fairfield, California.  Staff reports and associated materials will be available to the public 
approximately one week prior to the meeting at www.solanocounty.com under Departments; 
Resource Management; Boards, Commissions & Special Districts; Solano County Zoning 
Administrator.  

Interested persons wishing to comment on the project can attend the public hearing and/or submit 
written comments to Planning@SolanoCounty.com or to Resource Management, Attn: Zoning 
Administrator, 675 Texas Street, Suite 5500, Fairfield, CA 94533 by 8:00 a.m. the day of the 
meeting.  Any person challenging the proposed consideration in court may be limited to raising 
only those issues raised at the public hearing described in this notice, or in written correspondence 
delivered to the Zoning Administrator. 

The County of Solano does not discriminate against persons with disabilities.  If you wish to 
participate in this meeting and you will require assistance in order to do so, please call 707-784-
6765 at least 24 hours in advance of the event to make reasonable arrangements to ensure 
accessibility to this meeting. 

Daily Republic - legal ad/one time – Wednesday, September 4, 2024 
Vallejo Times Herald - legal ad/one time – Wednesday, September 4, 2024 
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