MEETING AGENDA

ol -
CITY OF 4
City Hall - Council Chambers
HmERI Eﬂn\j 4381 Broadway, Ste. 201, American Canyon

[:Hﬂ!:l[]ﬂ \_/ January 26, 2023

6:30 PM

é REGULAR PLANNING COMMISSION

Chair: Crystal Mallare
Vice Chair:
Commiissioners: Eric Altman, Brando Cruz, Andrew Goff, Davet Mohammed

Consistent with Government Code Section 54953 and the American Canyon City Council Resolution Declaring the
Existence of a Local Emergency due to the COVID-19 Pandemic, City Council and other public meetings will be
conducted both in person at City Hall, 4381 Broadway, Suite 201, and also via Zoom Teleconferencing to promote local,

state, and federal guidelines and social distancing recommendations for the containment of the coronavirus. City

officials and members of the public are invited to attend the meeting either in person or via teleconference. This

meeting will be broadcast live to residents on Napa Valley TV, on our website here and on YouTube here.

PUBLIC PARTICIPATION

Oral comments, during the meeting: Oral comments can be made in person during the meeting. A
Zoom Webinar has been established for public comments made via zoom. To give your public
comment via zoom, use the Register to Speak feature of eComments, connect via the below Zoom
link and use the “raise your hand” tool, or call into the zoom meeting at 408-638-0968 and press *9
to “raise your hand” when the item is called. To avoid confusion, all hands raised outside of Public
Comment periods will be lowered.

Written comments, via eComments: Please submit written comments through the eComments link,
located on the Meetings & Agendas page of our website here. Comments will be available to council
members in real time. eComments will remain open throughout the meeting. All comments
received will be posted online and become part of the meeting record.

Zoom Meeting Link: Click here
Webinar ID: 894 4392 8986 Passcode: 003239

The above-identified measures exceed all legal requirements for participation in public comment,
including those imposed by the Ralph M. Brown Act. For more information, please call the Office of
the City Clerk at (707) 647-4369 or email cityclerk@ cityofamericancanyon.org.

AGENDA MATERIALS: Planning Commission agenda materials are published 72 hours prior to the
meeting and are available to the public via the City’s website at www.cityofamericancanyon.org.

AMERICANS WITH DISABILITIES ACT: The Planning Commission will provide materials in
appropriate alternative formats to comply with the Americans with Disabilities Act. Please send a
written request to City Clerk at 4381 Broadway, Suite 201, American Canyon, CA 94503 or by email
to cityclerk@ cityofamericancanyon.org. Include your name, address, phone number and brief
description of the requested materials, as well as your preferred alternative format or auxiliary aid,
at least three calendar days before the meeting.
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6:30 P.M. REGULAR MEETING
CALL TO ORDER
PLEDGE

ROLL CALL
PRESENTATIONS

PUBLIC COMMENT

This time is reserved for members of the public to address the City Council/American Canyon Fire Protection District
Board on items of interest that are not on the Agenda and are within the subject matter jurisdiction of the City
Council/American Canyon Fire Protection District Board. It is recommended that speakers limit their comments to 3
minutes each and it is requested that no comments be made during this period on items on the Agenda. Members of
the public wishing to address the City Council/American Canyon Fire Protection District Board on items on the Agenda
should comment via email prior to the start of the meeting, or to verbally comment on the item during the meeting,
click the “raise your hand” button if joining by computer, or press *9 if joining by phone, when the item is called. The
City Council/American Canyon Fire Protection District Board is prohibited by law from taking any action on matters
discussed that are not on the Agenda, and no adverse conclusions should be drawn if the City Council/American
Canyon Fire Protection District Board does not respond to public comment at this time. Speakers are asked to please
speak clearly, and provide their name. Any handouts for distribution to the City Council/American Canyon Fire
Protection District Board must be emailed by 3:00 p.m. on meeting day.

AGENDA CHANGES
CONSENT CALENDAR

1. Minutes of November 17, 2022
Recommendation: Approve the minutes of November 17, 2022

PUBLIC HEARINGS

2 Watson Ranch Hotel at the Ruins Design Permit
Recommendation: Approve a Resolution of the Planning Commission of the City of
American Canyon, California, approving a Design Permit for a 200-room hotel and 30
residences within the Watson Ranch Specific Plan Lot 16 and 17 Mixed-Use District; located
north of Vintage Ranch and accessible from Rio Del Mar East, Mallen Way, and Rolling Hills
Drive, Assessor’s Parcel Numbers 059-430-020 and -021 (File No. PL22-0012)

BUSINESS

3. 6th Cycle Draft Public Review Housing Element Workshop
Recommendation: Receive and File draft 6th Cycle Housing Element workshop.

4. Matters relating to the selection of Planning Commission Chair and Vice Chair
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appointments for 2023
Recommendation: Matters relating to the selection of Planning Commission Chair and Vice
Chair appointments for 2023:

1. By Minute Order, nominate and select a Vice Chair to serve a one year term, February
2023 - December 2023

2. By Minute Order, nominate and select a Chair to serve a one year term, February
2023 - December 2023

3. By Minute Order, approve the "2023 Planning Commission Appointment List."

MANAGEMENT AND STAFF ORAL REPORTS

5. Active Planning Projects
Recommendation: Review Active Planning Projects List

COMMISSIONER ITEMS
ADJOURNMENT

CERTIFICATION

I, Nicolle Hall, Administrative Technician for the City of American Canyon, do hereby declare that the foregoing
Agenda of the Planning Commission was posted in compliance with the Brown Act prior to the meeting date.

Nicolle Hall, Administrative Technician
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CITY OF AMERICAN CANYON
PLANNING COMMISSION MEETING

ACTION MINUTES
November 17, 2022

6:30 P.M. REGULAR MEETING

CALL TO ORDER

The meeting was called to order at 6:30 p.m.

ROLL CALL
Present: Commissioners Andrew Goff, Tyrone Navarro, Vice Chair Tammy Wong,
Chair Crystal Mallare

Absent: Commissioner Eric Altman

PLEDGE

The Pledge of Allegiance was recited.

PUBLIC COMMENT

Written Comments Received: None

Oral Comments Received: Beth Marcus was called to speak; Justin Hamilton Hole was called to
speak.

AGENDA CHANGES

There were no agenda changes.

CONSENT CALENDAR

1. Minutes of September 22, 2022
Action: Approve the minutes of September 22, 2022

Action: Motion to approve the minutes of September 22, 2022, made by Vice Chair Wong,
seconded by Commissioner Goff, and CARRIED by a roll call vote.

Ayes: Commissioners Andrew Goff, Tyrone Navarro, Vice Chair Tammy Wong, Chair
Crystal Mallare

Nays: None

Abstain: None

Absent: Commissioner Eric Altman

Excused: None
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2. 2023 Planning Commission Meeting Calendar
Action: Review and approve the Planning Commission Calendar of regular meetings for 2023

Action: Motion to approve the 2023 Planning Commission meeting calendar with the
February regular meeting date amended to February 23, 2023, made by Vice Chair Wong
seconded by Commissioner Navarro and CARRIED by a roll call vote

Ayes: Commissioners Andrew Goff, Tyrone Navarro, Vice Chair Tammy Wong, Chair
Crystal Mallare

Nays: None

Abstain: None

Absent: Commissioner Eric Altman

Excused: None

PUBLIC HEARINGS

3. Giovannoni Logistics Center Warehouse Project

Action: Consider three Resolutions to recommend the City Council:

(1) A Resolution of the Planning Commission of the City of American Canyon, California,
recommending the City Council of the City of American Canyon (i) Certify the Final Environmental
Impact Report (SCH #2021010104), (ii) Adopt CEQA Findings of Fact, (lll) Adopt a Statement of
Overriding Considerations, and (iv) Adopt a Mitigation Monitoring and Reporting Program for the
Giovannoni Logistics Center Project located north of Green Island Road and bisected by Devlin
Road, APN 057-090-008, 057-130-034, 057-130-036 (File No. PL 20-0042)

(2) A Resolution of the Planning Commission of the City of American Canyon, California,
recommending the City Council of the City of American Canyon approve the Giovannoni Logistics
Center Phase 1 Design Permit to allow up to 1,069,904 square feet of High Cube Warehouse Uses
on 70.2 acres, located north of Green Island Road and east of Devlin Road, APN 057-090-008,
057-130-034, 057-130-036 (File No. PL 20-0042)

(3) A Resolution of the Planning Commission of the City of American Canyon, California,
recommending the City Council of the City of American Canyon approve the Giovannoni Logistics
Center Tentative Parcel Map to create a Two-Lot Subdivision for up to 1,069,904 square feet of
High Cube Warehouse Uses on 70.2 acres, located north of Green Island Road and east of Devlin
Road, APN 057-090-008, 057-130-034, 057-130-036 (File No. PL 20-0043)

Community Development Director Brent Cooper reported on the item and noted that the
CEQA Resolution was inadvertently left out of the packet but was emailed to the Planning
Commissioners and the EIR Consultant prior to the meeting.

Grant Gruber from First Carbon Associates and Joe Livaich from Buzz Oats shared
PowerPoint presentations. Jeff Leonhardt shared an aerial slide presentation of the site.
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Speakers:
Bill Kampton, Right from The Start

Chair Mallare Opened Public Comment.

Written Comments Received:
Letter from Adams Broadwell
Letter from Golden State Environmental Justice

Oral Comments Received: Chris James was called to speak; Frances Tinney, Center for
Biological Diversity was called to speak; Richard Franco, Napa Solano Residents for
Responsible Development was called to speak.

Chair Mallare closed Public Comment
Chair Mallare asked the applicant to respond directly to public comments received.

Speakers:

Jim Moose, Legal Counsel for the applicant
Grant Gruber

Joe Livaich

City Attorney, William Ross

Robert Perrera

Community Development Director, Brent Cooper
Jeff Leonhardt

Commissioners deliberated on the item.
Chair Mallare reopened Public Comment

Oral Comments Received:
Richard Franco, Napa Solano County Residents for Responsible Development

Written Comments Received:
No additional written comments were received.

Chair Mallare closed Public Comment

Speakers:
Public Works Director, Erica Ahmann Smithies



Action: Motion to approve Resolution 2022-05 of the Planning Commission of the City of
American Canyon, California, recommending the City Council of the City of American
Canyon (i) Certify the Final Environmental Impact Report (SCH #2021010104), (ii) Adopt
CEQA Findings of Fact, (lll) Adopt a Statement of Overriding Considerations, and (iv) Adopt
a Mitigation Monitoring and Reporting Program for the Giovannoni Logistics Center
Project located north of Green Island Road and bisected by Devlin Road, APN 057-090-
008, 057-130-034, 057-130-036 (File No. PL 20-0042) made by Commissioner Andrew
Goff, seconded by Commissioner Tyrone Navarro and CARRIED by a roll call vote.

Ayes: Commissioners Andrew Goff, Tyrone Navarro, Vice Chair Tammy Wong, Chair
Crystal Mallare

Nays: None

Abstain: None

Absent: Commissioner Eric Altman

Excused: None

Action: Motion to approve Resolution 2022-06 of the Planning Commission of the City of
American Canyon, California, recommending the City Council of the City of American
Canyon approve the Giovannoni Logistics Center Phase 1 Design Permit to allow up to
1,069,904 square feet of High Cube Warehouse Uses on 70.2 acres, located north of
Green Island Road and east of Devlin Road, APN 057-090-008, 057-130-034, 057-130-036
(File No. PL 20-0042) made by Chair Crystal Mallare, seconded by Commissioner Andrew
Goff and CARRIED by a roll call vote

Ayes: Commissioners Andrew Goff, Tyrone Navarro, Vice Chair Tammy Wong, Chair
Crystal Mallare

Nays: None

Abstain: None

Absent: Commissioner Eric Altman

Excused: None

Action: Motion to approve Resolution 2022-07 of the Planning Commission of the City of
American Canyon, California, recommending the City Council of the City of American
Canyon approve the Giovannoni Logistics Center Tentative Parcel Map to create a Two-
Lot Subdivision for up to 1,069,904 square feet of High Cube Warehouse Uses on 70.2
acres, located north of Green Island Road and east of Devlin Road, APN 057-090-008, 057-
130-034, 057-130-036 (File No. PL 20-0043) Commissioner Tyrone Navarro, seconded by
Commissioner Andrew Goff and CARRIED by a roll call vote.

Ayes: Commissioners Andrew Goff, Tyrone Navarro, Vice Chair Tammy Wong, Chair
Crystal Mallare
Nays: None



Abstain: None
Absent: Commissioner Eric Altman
Excused: None

MANAGEMENT AND STAFF ORAL REPORTS

4. Active Planning Projects

Action: Review Active Planning Projects List
Community Development Director Brent Cooper reported on active planning projects,
including the Hampton Inn Hotel, Watson Ranch Specific Plan Amendment, Chicken Guy
Restaurant, Residences at Napa Junction, Sun Square Mixed-Use Project, Building Code
Update, Housing Element submitted to HCD, opening of the first model homes in Watson
Ranch, and Update to public hearing requirements coming in the New Year.

COMMISSIONER ITEMS

Commissioners reported on items of interest.

ADJOURNMENT
The meeting adjourned at 8:35 p.m.

CERTIFICATION

Respectfully Submitted,

Nicolle Hall, Administrative Technician
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ITEM NUMBER: 2

TITLE
Watson Ranch Hotel at the Ruins Design Permit

RECOMMENDATION

Approve a Resolution of the Planning Commission of the City of American Canyon, California,
approving a Design Permit for a 200-room hotel and 30 residences within the Watson Ranch Specific
Plan Lot 16 and 17 Mixed-Use District; located north of Vintage Ranch and accessible from Rio Del
Mar East, Mallen Way, and Rolling Hills Drive, Assessor’s Parcel Numbers 059-430-020 and -021 (File
No. PL22-0012)

CONTACT

William He, AICP, Senior Planner

BACKGROUND & ANALYSIS
Site Information

General Plan Designation Watson Ranch Specific Plan Mixed-Use (WRSP-

MU)
Zoning District WRSP-MU
Site Size 19.75 Acres
Present Use Undeveloped Lots

North: WRSP / Harvest Subdivision

South: SEASP-1 SF / Single-family dwellings
East: WRSP / vacant lots

West: WRSP / NVRG area

Surrounding Zoning and Uses

Site access is provided off Rio Del Mar East,

Access Malley Way, and Rolling Hills Drive

History: The project site is part of the Watson Ranch Specific Plan (WRSP) approved by the City
Council in November 2018. The WRSP consists of 309 acres north of the Vintage Ranch subdivision
and east of the Napa Junction shopping center. The specific plan includes 1,253 dwelling units, 23
acres of improved parks, an additional 30 acres of parks, and a new hotel.



After the WRSP approval in 2018, several entitlements were approved for residential development.
In December of 2020, the City Council approved the Artisan Subdivision 98 single-family lots on Lots
14 and 15. In May of 2021, the Planning Commission approved the Lemos Pointe Apartments for 186
affordable apartment units on Lot 24. In August of 2021, the Planning Commission approved the
Harvest Subdivision for 219 single-family lots on Lot 10. All these projects have begun construction.

Proposed Development: American Canyon |, LLC proposes to develop a new 3-story hotel and 30
residences at Lot 16 and Lot 17 in Watson Ranch. The hotel consists of 200 rooms, two swimming
pools, and several multifunctional rooms. The two-story residences consist of 18 flats and 12
townhomes that ranges from 2,065 SF to 2,695 SF. The draft Resolution is shown in Attachments 1
to 3. The plans for the Hotel at the Ruins are shown in Attachments 4 and 6.

The project is located north of the Vintage Ranch subdivision and accessible from the future
extensions of Rio Del Mar East, Rolling Hills Drive, and Mallen Way. The hotel is located on the
northwest corner of the site and the residences are located towards the center. The parking lot is
located on the southern area of the site. The geography of the site consists of the parking lot area
higher than the residences, and the residences higher than the hotel. A location map of the site is
shown in Attachment 7.

The architecture consists of modern industrial designs that harmonizes with the former basalt plant

and warehouses in the Napa Valley Ruins and Gardens (NVRG) area to the west of the site. The new
hotel is developed with high quality materials and designed with stone and metals that reflects the

former industrial buildings at that make up the NVRG. The residential flats and townhomes have a
modern design that includes large bay windows, functional balconies and patios, and defined entries

from the street. The hotel and residences are compatible with the NVRG area. The site also includes
robust landscaping that helps transition from the hotel residences to the traditional- and ranch-style

homes at the Vintage Ranch.

Site Specific Issues:

Affordable Housing: The Watson Ranch Specific Plan Development Agreement (WRSP DA)
(Ordinance 2019-06, Agreement 2019-A107) provides AC-1 LLC (Developer) three alternatives to
fulfill the City’s Inclusionary Housing Ordinance (American Canyon Municipal Code (ACMC)) Chapter
19.28. One of the three options allows the Developer to dedicate 3.0 acres of land with sufficient
zoning density to accommodate 101 affordable dwelling units (WRSP DA Section 2.07 (2)(A)). In
February of 2021, AC-1 submitted an application for the Lemos Pointe Apartments, consisting of 186
units, of which 184 were affordable. In May of 2021, the Planning Commission approved the Lemos
Pointe Design Permit under PC Resolution 2021-13. The 184 affordable housing units exceeds the
size of land and number of affordable units required to accommodate the 101 dwelling units
identified in the WRSP DA.

Parking: According to the Municipal Code Section 19.21.030, a hotel requires one parking space per

10



room and one per every ten rooms, which equates to 220 parking spaces. For residence with more
than two bedrooms, the Municipal code requires one covered space and one uncovered space per
unit. Additionally, one guest space is required per 4 units. The 30 residences would require 30
covered parking spaces and 38 uncovered parking spaces. According to the plans, each residential
unit will have one covered parking space. The total required for the site is 288 spaces, of which 258
spaces can be uncovered and 30 spaces must be covered. The site is providing 294 spaces, of which
262 are uncovered and are 30 covered parking spaces, which complies with the Municipal Code
requirement.

Table 1: Hotel at the Ruins Parking Summary

Ratio Type of Parking Required Provided
200-Room Hotel 1 per room plus 1 per 220 uncovered parking 220 258
every 10

1 covered space per

30 residences .
unit,

30 covered parking 30 30

plus 1 uncovered space
per unit, plus 1 guest 30 +8 uncovered parking 38 6
space per 4 units

Total 288 294

Access: The site is divided into three components: the hotel, the residences, and the hotel parking
lot. The hotel will have access from Rio Del Mar East and Rolling Hills Drive. All the residences will
take access off a new public street connecting to Mallen Way. The front of the hotel includes a
traffic circle, which enables vehicles to turn back to Mallen Way. Hotel customers can also enter the
parking lot from entry B and C, where they can reach the hotel by a cart path. Three emergency
vehicle access (EVA) roads are provided on site: EVA 1 is provided south of the hotel, and connects
to Rolling Hills Drive, EVA 2 connects the residences to the parking lot, and EVA 3 is provided on the
southeast of the site, which leads to Mallen Way.

COUNCIL PRIORITY PROGRAMS AND PROJECTS

Economic Development and Vitality: "Attract and expand diverse business and employment
opportunities."

FISCAL IMPACT

The Watson Ranch Hotel at the Ruins application required a developer’s deposit for review and
processing, so there is no fiscal impact for staff’s time. The addition of a hotel and 30 residences
would provide additional tax revenue to the City.

ENVIRONMENTAL REVIEW
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The proposed Design Permit for Phase 1A of the Watson Ranch Specific Plan (“Design Guidelines”) is
both contemplated “Project Approvals” analyzed under the Project FEIR and the Watson Ranch

Specific Plan Development Agreement. Under CEQA, the Watson Ranch Specific Plan Project FEIR is
a program EIR and is generally assumed to be used at a "development level." See, e.g., CEQA

Guidelines § 15168. There is no substantial evidence of changed circumstances under CEQA

Guidelines section 15162 requiring further CEQA review as the whole of the approvals sought are

contemplated under the Project FEIR analysis.

ATTACHMENTS:

. Hotel at the Ruins - Resolution

. Hotel at the Ruins - Exhibit A Specific Conditions

. Hotel at the Ruins - Exhibit B Confirmation of Conditions of Approval
. Hotel at the Ruins - Exhibit C Design Permit Plans

. Hotel at the Ruins - Exhibit D Prelim Civil Plans

. Hotel at the Ruins - Exhibit E Prelim Landscape Plan

. Hotel at the Ruins - Location Map

N o oW N
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1753554/Att_1_Hotel_at_the_Ruins_-_Resolution.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1753555/Att_2_Hotel_at_the_Ruins_-_Exhibit_A_Specific_Conditions_rev3.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1753556/Att_3_Hotel_at_the_Ruins_-_Exhibit_B_Confirmation_of_Conditions_of_Approval.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1753562/Att_4_Hotel_at_the_Ruins_-_Exhibit_C_Design_Permit_Plans.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1753565/Att_5_Hotel_at_the_Ruins_-_Exhibit_D_Prelim_Civil_Plans.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1753566/Att_6_Hotel_at_the_Ruins_-_Exhibit_E_Prelim_Landscape_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1753567/Att_7_Hotel_at_the_Ruins_-_Location_Map.pdf

Attachment 1
PC RESOLUTION NO. 2023-XX

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF AMERICAN CANYON, CALIFORNIA,
APPROVING A DESIGN PERMIT A 200-ROOM HOTEL AND 30 RESIDENCES WITHIN THE WATSON
RANCH SPECIFIC PLAN LOT 16 AND 17 MIXED-USE DISTRICT; LOCATED NORTH OF VINTAGE RANCH
AND ACCESSIBLE FROM RIO DEL MAR EAST, MALLEN WAY, AND ROLLING HILLS DRIVE, ASSESSOR’S
PARCEL NUMBERS 059-430-020 AND 059-430-021 (FILE NO. PL22-0012)

WHEREAS, on November 6, 2018, the City Council of the City of American Canyon adopted an Ordinance
approving the Watson Ranch Specific Plan which provides for the development of the approximately 309-
acre Watson Ranch Specific Plan site with a mixed use community including a mixed use town center
(NVRG), 1253 residential units, approximately 23 acres of improved parks, an additional 30 acres of parks,
a boutique hotel, trails and open space, a 10-acre school site, roads and supporting water, wastewater,
recycled water and storm drainage infrastructure; and

WHEREAS, on June 18, 2019, the City Council approved the Watson Ranch Specific Plan Development
Agreement (Ordinance 2019-06, Agreement 2019-A107); and

WHEREAS, the applicant submitted a Design Permit for the Watson Ranch Hotel at the Ruins (Project),
consisting of a 200-room hotel and 30 residential dwelling units on 19.75-acres within the Watson Ranch
Specific Plan (File no. PL22-0012); and

WHEREAS, the Design Permit is located within the Watson Ranch Specific Plan Mixed-Use (MU) zoning
district; and

WHEREAS, pursuant to the California Environmental Quality Act (CEQA), a final environmental impact
report (Final EIR) was prepared for the Watson Ranch Specific Plan, which included the 37.3 acres within
the Watson Ranch Specific Napa Valley Ruins and Gardens Mixed Use zoning district, having analyzed the
actions contemplated by the Design Permit and includes required mitigation measures, a Statement of
Overriding Considerations and a Mitigation Monitoring and Reporting Program; and

WHEREAS, a duly-noticed public hearing was held by the City of American Canyon Planning Commission on
January 26, 2023 on the subject application, at which time all those in attendance were given the
opportunity to speak on this proposal, and all comments were reviewed and considered.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of American Canyon hereby
approves the Watson Ranch Hotel at the Ruins Design Permit (File No. PL22-0012).

SECTION 1: Findings Regarding Environmental Review pursuant to the California Environmental Quality
Act (CEQA).

1. The City of American Canyon makes the following findings and determinations based on substantial
evidence in the record as a whole pursuant to the California Environmental Quality Act (Pub. Res.
Code §§ 21000 et seq.) and its Guidelines (California Code of Regulations, Title 14 §§ 15000, et seq.),
as each is amended from time to time (“CEQA”).

2. Pursuant to CEQA, an Environmental Impact Report was prepared, supplemented, and certified for
the Watson Ranch Project (“Project EIR”). The Project EIR considered and analyzed the significant
adverse environmental impacts of, related mitigation measures for, and reasonable alternatives to,



the planning, development, construction, operation, and maintenance of the proposed uses of the
Property implemented through the “Project Approvals” of the “Project,” including without
limitation, the General Plan Amendment, Watson Ranch Specific Plan (and related Zoning), Large
Lot Vesting Tentative Map, and Development Agreement. In accordance with CEQA, City certified
as legally adequate and complete the Project EIR, and approved the development allowed and
approved by said existing and future Project Approvals contemplated by the Project EIR and the
Development Agreement.

The proposed Watson Ranch Hotel at the Ruins Design Permit is a contemplated “Project
Approvals” under the Project EIR and the Development Agreement. Under CEQA, a Specific Plan
EIR, like the Watson Ranch Specific Plan Project EIR, is generally assumed to be used at a
"development level." See, e.g., CEQA Guidelines § 15168. Under controlling CEQA law, particularly
CEQA Guidelines section 15162, the legal question is whether the Project EIR, itself, needs updating
(through a Subsequent or Supplemental EIR) before the City can consider and approve the Watson
Ranch Hotel at the Ruins Design Permit, or whether the Project EIR provides the appropriate CEQA
compliance work for the City’s consideration and approval of Watson Ranch Hotel at the Ruins
Design Permit. For the following reasons and findings, by law, no such Subsequent or Supplemental
EIR can be required by the City, and the Project EIR provides the appropriate CEQA compliance work
for the City’s consideration and approval of the Watson Ranch Hotel at the Ruins Design Permit.

First, CEQA Guidelines section 15162 provides as follows [City responses to the issues raised by
Section 15162 are provided in bracketed, italicized text below]:

(a) When an EIR has been certified . . . for a project, no subsequent EIR shall be prepared for that
project unless the lead agency determines, on the basis of substantial evidence in the light of the
whole record, one or more of the following:

(1) Substantial changes are proposed in the project which will require major revisions of
the previous EIR or negative declaration due to the involvement of new significant environmental
effects or a substantial increase in the severity of previously identified significant effects;
[There is no substantial evidence in the light of the whole record revealing any changes proposed in
the Project, let alone changes that will involve involvement of new significant environmental effects
or a substantial increase in the severity of previously identified significant effects. The Watson
Ranch Hotel at the Ruins Design Permit implements the Watson Ranch Specific Plan Project, and no
new significant environmental effects or substantial increase in the severity of previously identified
significant effects not already addressed by the Project EIR will result from that implementation.]

(2) Substantial changes occur with respect to the circumstances under which the project is
undertaken which will require major revisions of the previous EIR . . . due to the involvement of
new significant environmental effects or a substantial increase in the severity of previously
identified significant effects. [There is no substantial evidence in the light of the whole record
revealing circumstances under which the Project is undertaken which require major revisions to the
Project EIR due to the involvement of new significant environmental effects or a substantial increase
in the severity of previously identified significant effects: the Watson Ranch Hotel at the Ruins
Design Permit is anticipated by, and are the implementation of, the Watson Ranch Specific Plan
Project (and Project Approvals), and no new significant environmental effects or a substantial
increase in the severity of previously identified significant effects not already addressed by the
Project EIR will result from that implementation.]; or
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(3) New information of substantial importance, which was not known and could not have
been known with the exercise of reasonable diligence at the time the previous EIR was certified as
complete or the negative declaration was adopted, shows any of the following [There is no
substantial evidence in the light of the whole record revealing any such new information of any
kind has been presented)]:

(A) The project will have one or more significant effects not discussed in the
previous EIR . . . [There is no substantial evidence in the light of the whole record revealing
that the Watson Ranch Hotel at the Ruins Design Permit will have one or more significant
effects not discussed in the Project EIR: Instead, the Watson Ranch Hotel at the Ruins Design
Permit is anticipated by, and are the implementation of, the Watson Ranch Specific Plan
Project as fully analyzed by the Project EIR];

(B) Significant effects previously examined will be substantially more severe than
shown in the previous EIR [There is no substantial evidence in the light of the whole record
revealing that the Watson Ranch Hotel at the Ruins Design Permit will result in a situation
where significant effects previously examined in the Project EIR will be substantially more
severe than shown and discussed in the Project EIR: Instead, the Watson Ranch Hotel at the
Ruins Design Permit is anticipated by, and are the implementation of, the Watson Ranch
Specific Plan Project as fully analyzed by the Project EIR];

(C) Mitigation measures or alternatives previously found not to be feasible would
in fact be feasible and would substantially reduce one or more significant effects of the
project, but the project proponents decline to adopt the mitigation measure or alternative
[There is no substantial evidence in the light of the whole record supporting a determination
that mitigation measures or alternatives previously found not to be feasible would in fact be
feasible and would substantially reduce one or more significant effects of the Project, but the
project proponents decline to adopt the mitigation measure or alternative.]; or

(D) Mitigation measures or alternatives which are considerably different from
those analyzed in the previous EIR would substantially reduce one or more significant effects
on the environment, but the project proponents decline to adopt the mitigation measure or
alternative. [There is no substantial evidence in the light of the whole record supporting a
determination that mitigation measures or alternatives which are considerably different
from those analyzed in the Project EIR would substantially reduce one or more significant
effects on the environment, but the project proponents decline to adopt the mitigation
measure or alternative. No such mitigation measure nor alternatives have been proposed,
nor are warranted, and no rejection of such mitigation measure or alternative by the project
applicant has taken place.]

Because there is no substantial evidence in the record to support any of the findings set forth in
CEQA Guidelines section 15162, as a matter of law, no additional CEQA work can be required by
the City relating to the City’s consideration and approval of the Watson Ranch Hotel at the Ruins
Design Permit.

Second, similar to CEQA Guidelines section 15162, CEQA Guidelines section 15163 provides that a
public agency may choose to prepare a “Supplement” to an EIR - rather than a “Subsequent” EIR -
only if (1) any of the findings described in Section 15162 (above) would require the preparation of
a Subsequent EIR, yet (2) only minor additions or changes would be necessary to make the Project
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EIR adequately apply to the changed situation. As stated above, because there is no substantial
evidence in the record to support any of the findings set forth in CEQA Guidelines section 15162,
then, as a matter of law, no finding can be made under CEQA Guidelines section 15163. Therefore,
no additional CEQA work for the Watson Ranch Hotel at the Ruins Design Permit can be required
by the City.

Third, and lastly, under the Development Agreement, “to the extent permitted or required by
CEQA, City shall use . . . existing environmental assessments, declarations, reports and studies as
adequately addressing the environmental impacts of the Project and its Subsequent Approvals
without requiring new or supplemental environmental documentation.” Development Agreement
§ 2.04(k). Because CEQA prohibits the City from requiring additional CEQA compliance work for the
Watson Ranch Hotel at the Ruins Design Permit approvals, for the reasons discussed above, the
Development Agreement likewise enforces that CEQA requirement and prohibits additional “new
or supplemental environmental documentation.” Development Agreement § 2.04(k).

Therefore, the City finds and determines that the Project EIR provides the appropriate CEQA
compliance documentation for the City’s consideration and approval of the proposed Watson
Ranch Hotel at the Ruins Design Permit.

SECTION 2. DESIGN PERMIT FINDINGS

Approval of the Watson Ranch Hotel at the Ruins Design Permit requires that all of the following findings
be made, pursuant to American Canyon Municipal Code Section 19.41.050:

A. The project complies with all applicable provisions of this title and any applicable approvals granted
for the project by any decision-making authority.

This project complies with the Zoning Ordinance, Watson Ranch Specific Plan, Watson Ranch Program

EIR, and Watson Ranch Development Agreement.

B. The project and its design complies with any applicable design guidelines.
The 200-room hotel and 30 residences feature modern industrial architecture. The designs reflect the
Watson Ranch Specific Plan Design Guidelines.

C. The project and its design complies with all applicable general plan policies.
The General Plan designated the design standards to the Watson Ranch Specific Plan. As discussed in
Section B above, the project complies with the Watson Ranch Specific Plan Design Guidelines.

D. The project complies with applicable policies of the Napa County Airport land use compatibility
plan.

The project is within the Zone E of the Airport Land Use compatibility plan and hotels and multifamily

dwellings are permitted within the zone.

E. The project’s quality and character are compatible with the surrounding area, unless physically
deteriorated or blighted, and will not be materially detrimental to existing development.

The new hotel is developed with high quality materials and designed with stone and metals that reflects
the industrial buildings at the Napa Valley Ruins and Gardens. The residential flats and townhomes have
a modern design that includes large bay windows, functional balconies and patios, and defined entries
from the street. The hotel and residences are compatible with the NVRG area. The site also includes



robust landscaping that helps transition from the hotel residences to the traditional- and ranch-style
homes at the Vintage Ranch.

F. The proposed design is compatible with existing development in the area in terms of scale, height,
bulk, proportion, materials, cohesiveness, color, and the preservation of privacy.

The proposed hotel consists of 200 rooms, 3 stories, and 173,000 SF of enclosed area. The two-story
residential flats and townhomes range in size from 2,065 to 2,695 SF. All residential homes have a two-
car attached garage. The exterior of the houses consists of earthtone colors. The proposed designs
comply with WRSP Mixed-Use zoning standards and are compatible with existing developments.

G. The design improves the community’s appearance by avoiding both excessive variety and
monotonous repetition.

The hotel and residential units feature modern industrial designs that are compatible with the NVRG

area. The design of the hotel, residential flats, residential townhomes provide variations that avoids

excessive variety and monotony.

H. The proposed design promotes a harmonious transition in terms of scale and character between
areas of different general plan land use designations and zoning districts.

The proposed hotel and residential units are similar in height and bulk to the neighboring uses. There is

no transition necessary.

I. The proposed design provides for adequate and safe on-site vehicular and pedestrian circulation.
The project is designed with adequate on-site vehicular and pedestrian circulation. The hotel will have
access from Rio Del Mar East and Rolling Hills Drive. All the houses will take access off a new public
street connecting to Mallen Way. Three emergency vehicle access (EVA) roads are provided on site: EVA
1is provided south of the hotel, and connects to Rolling Hills Drive, EVA 2 connects the residences to the
parking lot, and EVA 3 is provided on the southeast of the site, which leads to Mallen Way.

SECTION 3. CONDITIONS OF APPROVAL. The Watson Ranch Hotel at the Ruins Design Permit conditions
of approval incorporate the adopted Master Conditions of Approval for AC-1 Portion of Watson Ranch
(Resolution No. 2020-106) and specific conditions of approval included as Exhibit A to this Resolution.

PASSED, APPROVED and ADOPTED at a regularly scheduled meeting of the Planning Commission of the
City of American Canyon held on the 26" day of January, 2023, by the following vote:

AYES:
NOES:
ABSTAIN:

ABSENT:
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Crystal Mallare, Chair

ATTEST: APPROVED AS TO FORM:
Nicolle Jones, Administrative Technician William D. Ross, City Attorney
EXHIBITS:

A. Watson Ranch Hotel at the Ruins Design Permit specific conditions of approval

B. Applicant confirmation of Conditions of Approval

C. Project Plans

D. Preliminary Civil Plans

E. Preliminary Landscaping Plans
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EXHIBIT B
Applicant Confirmation of Conditions of Approval
Watson Ranch Hotel at the Ruins Design Permit
(FILE NO. PL22-0012)

As shown by my signature below, | confirm that | understand and agree to abide by the conditions of
approval included in the Planning Commission Resolution dated January 26, 2023.

Applicant’s signature Date

Applicant’s name

Property Owner’s signature Date

Property Owner’s name

Please return signed confirmation to the City of American Canyon Community Development Department,
4381 Broadway, Suite 201, American Canyon, CA 94503
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SPECIFIC CONDITIONS - DESIGN PERMIT APPROVAL

Approval, Exhibits, and Expiration

General Conditions

Exhibit A

Specific
Condition

Developer Obligations

Mechanism

Implementation

Status

1.

Hotel at the Ruins Design Guidelines, (on file in the
Community Development Department (“Design
Guidelines”), are hereby approved. “Design Guidelines”
as used in these Specific Conditions shall mean and
include all Applicant-submitted materials relating to the
Design Guidelines. Development of the hotel and the
individual residential units comprising Watson Ranch
Hotel at the Ruins Design Permit shall be subject to, and
in compliance with, the Design Guidelines.

Design
Guidelines

Prior to City
Issuance of
Certificate of
Occupancy

Applicable

Appeal. The Design Permit approval shall become
effective on the expiration of the appeal period, which
appeal period is ten (10) calendar days following the
date of the Planning Commission approval of the Design
Permit. If, during the appeal period, an appeal is
properly filed with the Community Development
Director - by filling out an Appeal Form accompanied by
the appropriate appeal fee — the City Council shall
notice, hear, and decide the appeal. Should the 10-day
appeal period end on a Saturday, Sunday or holiday, the
final day for filing an appeal shall be the following
Monday, or the next business day following a holiday.

City Code

Whether Appeal
Brought

Applicable

The Development Agreement by and between the City
and AC-1, as may be amended from time to time
(“Development Agreement”) shall apply to and control
over the Design Permit, their implementation, and these
Design Permit Specific Conditions of Approval. These
Specific Conditions of Approval shall only be interpreted
in a manner that is consistent with the Development
Agreement. If these Specific Conditions of Approval, or
any one or more of them, are ever interpreted by the
City to have a meaning inconsistent with the
Development Agreement, then the provisions of the
Development Agreement shall apply, including without
limitation, the Resolution Process. For the purposes of
these Design Permit Specific Conditions of Approval,
“Developer” as used in the Development Agreement

Development
Agreement

Relevant City
Permit

Applicable
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Speci)_‘if Developer Obligations Mechanism | Implementation Status

Condition
shall mean and include “Applicant” as used in these
Design Permit Specific Conditions of Approval.

4. The Design Permit shall have the life (term) set forth in Development Specific Applicable
the Development Agreement. Agreement Conditions

5. Applicant shall defend, indemnify, and hold harmless the | Development As Needed Applicable
City of American Canyon, its elected and appointed Agreement
officials, employees, volunteers, and legal counsel, as set
forth in the Development Agreement.

6. Applicant shall be responsible for paying for all fees, Development | Appropriate City | Applicable
charges, and other City impositions related to the Agreement permit
processing of this Design Permit application as set forth
in the Development Agreement.

Planning Division Conditions

Speci).‘if: Developer Obligations Mechanism | Implementation Status

Condition

7. All plans submitted for review and approval by City and Design Hotel at the Applicable;
all development within the Project shall be in Guidelines Ruins Design Not
substantial conformance with the approved Design and Design Permit, and all Completed
Permit and Design Guidelines, as applicable. The Permit other Permits for
Community Development Director or designee may Development
approve minor changes on the plans submitted for the within the area
construction permits with a determination that the comprising
changes are in substantial compliance with the Watson Ranch
representation of the project as reviewed by the Hotel at the
Planning Commission that the proposed change will be Ruins Design
in compliance with the required development Permit
standards, and the change will not materially affect
adjacent private or public property.

8. These Specific Conditions for the Design Permit shall be Design Prior to Building | Applicable;
attached to plan sets submitted for building permits, Permit Permit Issuance Not
under the title “Design Permit Conditions.” Completed

0. Compliance of the Project with City’s Inclusionary Development | Sale of Parcel 24 | completed/
Housing Requirement is as set forth in the Agreement Satisfied
Development Agreement

10. According to the Watson Ranch Specific Plan (WRSP) WRSP Prior to Building | Applicable;
Section 6.4.3, the project shall provide a minimum of Permit Issuance Not
10% of the number of required automobile parking Completed
spaces as bicycle parking spaces, with a minimum of
one two-bike capacity rack. For the 200-room hotel and
30 residences, the required parking is 288 spaces,
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Specific
Condition

Developer Obligations

Mechanism

Implementation

Status

which requires 29 bicycle parking spaces. The site plan
identified 22 spaces. Provide an additional 7 bicycle
parking spaces on site. Prior to the issuance of the
building permit, identify the bike parking spaces on the
site plan, civil plans, and landscaping plans.

11.

Plans submitted for building permits, including all
exterior site lighting, building-mounted lighting,
lighting within the parking areas, and along walkways
shall be consistent with the Design Guidelines. Lighting
shall be shielded and avoid light spillage or glare from
the project site, and exterior light fixtures on buildings
shall be oriented downward and shall be shielded to
return potential light and glare impacts, all as set forth
in the Design Guidelines.

Design
Guidelines

Prior to Building
Permit Issuance

Applicable;
Not
Completed

12.

Final landscape plans that comply with the State of
California Water Efficient Landscape regulations are set
forth in the Design Guidelines and shall be followed,
and all plant materials shall be installed in accordance
with the approved Design Guidelines. All tree stakes
and ties shall be removed as set forth in the Design
Guidelines. All landscape plantings and required
irrigation systems shall be maintained as set forth in
the Design Guidelines.

Design
Guidelines

Prior to issuance
of the Certificate
of Occupancy

Applicable;
Not
Completed

13.

Prior to the issuance of a Improvement Plans for the
hotel, the applicant shall submit a landscape plan for
the project site. Special attention shall be given to
ensure the landscape plan between the southern
parking lot and properties located in Vintage Ranch
includes trees and shrubs to soften and screen views
from Vintage Ranch into the Ruins and Gardens Hotel
parking area.

Design
Guidelines

Prior to the
issuance of the
Hotel
Improvement
Plans

Applicable;
Not
Completed

14,

According to WRSP Section A.2, Tier 3 Design
Guidelines, new landscape plans should incorporate
sustainable techniques. Explain how the project can
achieves the Tier 3 sustainable landscape techniques.

WRSP

Prior to Building
Permit Issuance

Applicable;
Not
Completed
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Building Division Conditions

Specu.‘lf Developer Obligations Mechanism | Implementation Status

Condition

15. According to WRSP Appendix A.2 Sustainability Design WRSP Prior to Building | Applicable;
Guidelines, Tier 2 Design Guidelines, homes and Permit Issuance Not
commercial buildings should be built incorporating the Completed
finest building and energy savings techniques. Prior to
the issuance of building permits, provide a summary of
prospective energy saving features for the hotel and
residences.

16. Hotels typically contain detailed requirements for rated State Code Prior to Building | Applicable;
corridors, horizontal exits and occupancy separation. Permit Issuance Not
Care must be taken for construction and utility Completed
penetrations, per California Building Code (CBC) Chapter
10. Prior to the issuance of building permits, provide a
detailed egress plan for review.

17. Prior to the issuance of building permits, ensure that State Code Prior to Building | Applicable;
emergency egress and rescue openings shall open to the Permit Issuance Not
public way or to a yard or court that opens to a public Completed
way, per CBC 1030.1.

18. Pools areas are typically Assembly use, per CBC 1004 State Code Prior to Building | Applicable;
and require two exits, per CBC 1006. Prior to the Permit Issuance Not
issuance of building permits, ensure that pool area exits Completed
comply with CBC Ch 10.

19. The swimming pools will require a Napa County Health Specific Prior to Building | Applicable;
permit prior to building permit issuance. Condition Permit Issuance Not

Completed

20. Plastic pipe is prohibited in buildings in excess of 2 State Code Prior to Building | Applicable;

Completed

21. Prior to the final inspection, the applicant shall submit Building Prior to iss.ufance Applicable;
letters to the Building Official from the project architect, Division of the Certificate Not
civil engineer, and landscape architect indicating that all of Occupancy | completed
improvements have been constructed in accordance
with the approved building plans.

22. Prior to the final inspection, a Certified Access Specialist Design Prior to iss.ufance Applicable;
(CASp) shall submit a letter certifying that all Guidelines | of the Certificate Not
improvements have been constructed in compliance of Occupancy Completed

with applicable state and federal accessibility standards.
Determination of consistency shall be subject to the
review and approval of the Building Official.
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23. Prior to issuance of a building permit the applicant shall State Prior to Building | aApplicable;
submit a plan for the diversion of at least 70 percent of Permit Issuance Not
the debris from the building demolition and Completed
construction. The plan shall include the qualified
recycler that will be used, the methods of managing
diversion of construction materials on site, and the
proposed documentation that will be submitted to
confirm that the diversion goal has been met.

Fire Protection District Conditions

Specij.’if: Developer Obligations Mechanism | Implementation Status

Condition

24, Buildings in excess of two stories shall pay Aerial Fire District Prior to Fire Applicable;
Apparatus mitigation fees prior to the issuance of any Permit or not
building permits (see current Standard Fees and Charges Building Permit | completed
adopted by resolution). issuance

25. Show the aerial apparatus / fire truck access around the Fire District Prior to Fire Applicable;
circle drive as this area will be needed for aerial Permit or not
deployment. Building Permit | completed

issuance

26. If Section 1030.1 of the California Building Code is State Prior to Fire Applicable;
applicable, please provide a detail showing how fire Permit or not
department will be able to access the windows. Building Permit | completed

issuance

27. In accordance with the standard mitigation measures Fire District Prior to Fire Applicable;
and conditions of approval set forth by the American Permit or not
Canyon Fire Protection District, the developer shall pay Building Permit | completed
the Fire Impact Fees (see current Standard Fees and issuance
Charges adopted by resolution), prior to the issuance of
any building permits.

28. New buildings and additions to existing buildings shall Fire District Prior to Fire Applicable;
conform to requirements set forth in the currently Permit or not
adopted editions of the California Building Code, Building Permit | completed
California Fire Code, City of American Canyon standards issuance
and Nationally Recognized Standards.

29. There shall be no deferred submittals for fire protection Fire District Prior to Fire Applicable;
equipment and related utilities. Fire protection plans Permit or not
shall not be attached to or bound with the building plan Building Permit | completed
submittal package. This includes but is not limited to issuance
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Condition
Automatic Fire Sprinkler, Fire Alarm, Fixed Fire
Protection and Civil plans.

30. All Fire related underground piping and fire Fire District Prior to Applicable;
appurtenances shall be shown on the Civil plan Improvement not
submittal. In addition to the Civil plan submittal, at least Plans Issuance completed
(1) plan set under separate cover shall be submitted to
American Canyon Building Division for routing to the
American Canyon Fire Protection District detailing all
underground piping and related fire appurtenances
including but not limited to underground piping,
underground sweep detail, underground trench details
showing depth of burial, type of backfill, manufacturer’s
specifications of piping, valves joints, fittings and
calculated size and locations of thrust blocks, hydrants
locations (designate public or private), gate shut-off
valves, PIV’s, FDC's, fire pumps, fire pump and/or riser
rooms.

31. Underground utility contractor, architect and fire Fire District Prior to Fire Applicable;
sprinkler contractor shall coordinate the location of Permit or not
risers and control valves prior to the issuance of a Building Permit | completed
building permit. issuance

32. Fire Department plan review shall be based on the Fire District Prior to Fire Applicable;
information submitted at the time of permit application. Permit or not
Any changes to the approved/permitted scope of work Building Permit | completed
including additions, alterations, demolition, repair or a issuance
change in occupancy/use may impact the project
requirements, including but not limited to the
installation of additional fire protection systems or
components.

33. An approved water supply capable of supplying the | Fjre District Prior to Fire Applicable;
required fire flow for fire protection systems shall be Permit or not
provided to all premises upon which facilities or buildings Building Permit | completed
are hereby constructed or moved into or within the City. issuance

Required fire flow and hydrant distribution shall be in
accordance with Appendix B and C of the California Fire
Code. Applicant shall demonstrate on plan submittal;
square footage of each building on plan and provide the
required fire flow information. Applicant shall
demonstrate that the number and spacing of onsite fire
hydrants meets with requirements of the California Fire
Code. See sample below regarding fire flow and hydrant
detail information needed.
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BUILDING FIRE FLOW REQUIREMENTS — CFC TABLES
B105.2 & B105.1(2)
INFORMATION BELOW IS A SAMPLE AND FOR
REFERENCE ONLY
Table B105.1(2) — Building size = 129, 600 square feet
Construction type = Type IIA
FF =5,250 gpm at 20 psi
Duration =4 hours
Table B105.2 — Fire sprinkler allowance = - 50%
5,250 -2,625 = 2,625 gpm
FF =2,625 gpm @ 20 psi
Duration = 2 hours
Table CC105.1 — Approximate number of hydrants = 3
Average spacing = 400 feet + 25%
allowable increase = 500
Maximum distance from street or
frontage = 225 feet = 50% allowable increase =
337.5

34. Fire Protection systems shall be installed in accordance Fire District Prior to Fire Applicable;
with provisions set forth in the California Fire Code as Permit or not
amended by the City of American Canyon and the Building Permit | completed
applicable National Fire Protection Association issuance
Standard.

35. The fire protection equipment shall be located withinan | Fire District Prior to Fire Applicable;
interior room having an approved exterior access door Permit or not
or in an exterior enclosure attached to the building, Building Permit | completed
specifically, for the purpose of housing such equipment. issuance

36. Fire Apparatus Access Roads shall be designed in Fire District Prior to Fire Applicable;
accordance with provisions set forth in the California Permit or not
Fire Code Chapter 5 and Appendix D as amended by the Building Permit | completed
City of American Canyon and the applicable Public issuance
Works Standard.

37. Fire apparatus access roads shall have an unobstructed Fire District Prior to Fire Applicable;
minimum width of 20 feet (curb to curb) and a Permit or not
minimum unobstructed vertical clearance of 13’ 6”. Building Permit | completed
They shall have an all-weather paved surface capable of issuance
supporting a GVW of 71,000 pounds.

38. Access roads shall be completed with all-weather Fire District Prior to Fire Applicable;
surfaces prior to the stockpiling of combustible Permit or not
materials or beginning combustible construction. Fire Building Permit | completed
apparatus access shall be provided to within 150 feet of issuance

the most remote portions of all building from an
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Condition
approved exterior route. If this cannot be achieved fire
apparatus turn arounds will be needed.

39. Fire apparatus access roads shall not be obstructed in Fire District Prior to Fire Applicable;
any manner, including the parking of vehicles. Vertical Permit or not
traffic calming in the form of speed pumps, humps or Building Permit | completed
dips are prohibited along fire access roads without prior issuance
approval of the fire Code Official. The minimum width
and clearances established in Section 503.2.1 shall be
maintained at all times.

40. When required by the Fire Chief, fire apparatus access Fire District Prior to Fire Applicable;
roads shall be designated as Fire Lanes and appropriate Permit or not
signs and/or markings installed in accordance with the Building Permit | completed
California Vehicle Code and approved City standards. issuance

41. Where applicable improvement plan submittals for Fire District Prior to Fire Applicable;
permit shall include locations of fire lane red curbing Permit or not
and fire lane signage. Please refer to and include City Building Permit | completed
Public Works Standard FP-2A & 2B with plan submittals issuance
for permitting.

42. The City of American Canyon requires that a fire hydrant | Fire District Prior to Fire Applicable;
be in service within 250 feet of the furthest point of Permit or not
construction prior to the stockpiling of combustible Building Permit | completed
materials for the beginning of construction. issuance

43. Fire Department Connections (FDC) shall be located not Fire District Prior to Fire Applicable;
more than 100 ft. from the nearest fire hydrant. Permit or not

Building Permit | completed
issuance
Public Works Department Conditions
General Conditions of Approval
Specific L, Mechanism | Implementation Status
p U.c'. Developer Obligations ! P ! Y

Condition

44, Applicant’s responsibility for fees and costs relating to Development | Relevant City Act | Applicable;
Final Map check, Improvement Plans check, inspections, | Agreement not
and all other related City acts shall be as set forth in the completed
Development Agreement.

45. All improvements shall be designed in accordance with City Relevant Site Applicable;
the City’s American Canyon Municipal Code (ACMC), Standards Improvement not
Engineering Standard Plans and Specifications for Public Agreement (SIA), | completed

Improvements (City Standards), except as specifically

Building Permits,
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noted otherwise in these Specific Conditions or the
Development Agreement.

Certificates of
Occupancy

46.

All proposed new utilities to serve the Project, both on-
site and along Project frontages, shall be placed
underground. Exceptions may be allowed for surface
mounted transformers, pedestal mounted terminal
boxes, and meter cabinets.

Specific
Conditions

SIA

Applicable;
not
completed

47.

Unless otherwise explicitly permitted by the
Development Agreement, all existing wells, septic tanks
and/or underground fuel storage tanks shall be
abandoned under permit and inspection of Napa County
Department of Environmental Services or other
designated agency. If there are none, the Project
geotechnical engineer shall provide a letter describing
the scope of the search done to make this
determination.

Development
Agreement

Relevant Permit

Applicable;
not
completed

48.

A detailed Soils Investigation/Geotechnical Report shall
be prepared and submitted for review. The report shall
address, at a minimum, potential for liquefaction, R-
values, expansive soils and seismic risk. The
improvement plans shall incorporate all design and
construction criteria recommended in the Geotechnical
Report.

Specific
Conditions

Improvement
Plans Submittal

Applicable;
not
completed

49,

A Drainage Report prepared by a California Registered
Civil Engineer shall be submitted for review with the
initial submittal of the Improvement Plans. The
Drainage Report shall include hydrologic and hydraulic
calculations to support the design and sizing of all public
and private drainage facilities including storm drains,
detention facilities, and weirs. The report shall include
hydraulic grade line profiles for all proposed storm
drains for the 10-year, 25-year and 100-year storm
events.

Specific
Conditions

Improvement
Plans Submittal

Applicable;
not
completed

50.

A detailed Post-Construction Stormwater Control Plan
(SWCP) that identifies and sizes all permanent post-
construction stormwater treatment BMPs shall be
prepared and submitted for review approval. The Plan
shall be prepared in accordance with the latest edition
of the Bay Area Stormwater Management Agencies
Association (BASMAA) Post-Construction Manual and
the requirements of the State Water Resources Control
Board Phase Il Municipal Separate Storm Water System
(MS4) General Permit (Order 2013-0001 DWQ).

Specific
Conditions

Improvement
Plans Submittal

Applicable;
not
completed
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51.

A Post Construction Stormwater Operations and
Maintenance Plan that includes a plan sheet showing all
storm drain and water quality infrastructure that is to
be maintained, along with detailed instructions and
schedules for the ongoing maintenance and operation
of all post-construction stormwater BMPs shall be
submitted for review and approval by the City Engineer.
Once approved, the Applicant shall enter into an
agreement (transferrable to future maintenance
association) with the City that provides the terms,
conditions, and security associated with the ongoing
requirements of the Post Construction Stormwater Best
Management Practices.

Specific
Conditions

Improvement
Plans Submittal

Applicable;
not
completed

52.

Where relevant, Applicant shall secure all necessary
rights-of-way and public and private easements for both
onsite and offsite Public Improvements, pursuant to the
Development Agreement. Public rights-of-way and
easements shall be dedicated to the City on the Final
Map or granted by separate instrument, all pursuant to
the Development Agreement. If granted by separate
instrument, Applicant shall prepare all necessary legal
descriptions and deeds.

Specific
Conditions

Dedication and
Recordation

Applicable;
not
completed

53.

To the extent any offsite Public Improvements require
the acquisition of property not currently owned by
Applicant or the City, the Development Agreement shall
apply, and if the Development Agreement does not
address the issue, the California Subdivision Map Act
shall apply.

Specific
Conditions

Prior to the
issuance of
Improvement
Plans

Applicable;
not
completed

54.

Applicant shall submit all Site Improvement Plans,
prepared by a registered Civil Engineer, for review and
approval of the City. Please be aware that this is
separate submittal from the building permit application.
The final plan set shall include all civil drawings under a
single cover sheet. Landscaping and joint trench
drawings may be required as reference. Applicant shall
submit a Rough Grading Plan for review and approval of
the City. Rough Grading Plan approval and site grading
may commence prior to Improvement Plan approval.
An Encroachment Permit shall be required for any work
within City right of way, unless explicitly not required by
the City.

Specific
Conditions

Improvement
Plans Submittal

Applicable;
not
completed

55.

All Public Improvements, including without limitation
street, water mains, sewer mains, recycled water
facilities, and storm drains shall be clearly labeled as

Specific
Conditions

Improvement
Plans Submittal

Applicable;
not
completed
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Condition

"Public" on the Improvement Plans, along with clear
demarcation points where they become Public.
Likewise, all Private Improvements, including without
limitation, retention basins, shall be clearly labeled as
"Private " on the Improvement Plans, along with clear
demarcation points.

56. Cathodic protection shall be provided for all water City During Applicable;
valves, fittings, hydrants, meters, backflow devices and Standards Construction not
other metal appurtenances, regardless of the findings of completed
any soils corrosivity analysis. Cathodic protection
details shall be included in the Improvement Plans.

57. All public water service laterals or services (domestic, City During Applicable;
recycled and fire water) shall include approved backflow | Standards Construction not
prevention devices. completed

58. Applicant shall keep adjoining public streets free and Specific During Applicable;
clean of Project dirt, mud, materials, and debris during Conditions Construction not
the construction period, as is found necessary by the completed
City Engineer.

59. If any hazardous material is encountered during any Specific During Applicable;
construction, all construction work shall immediately Conditions Construction not
stop, and the Fire Department, Napa County completed
Department of Environmental Services, or other
designated agency, and the City Inspector, shall be
notified immediately. Construction work shall not
recommence until clearance has been issued by
appropriate agencies.

60. Prior to final preparation of the subgrade and Specific During Applicable;
placement of base materials, all underground utilities Conditions Construction not
shall be installed, and service connections stubbed out completed
behind the sidewalk. All public utilities, cable TV,
sanitary sewers, and water lines, shall be installed in a
manner that, where possible, will not result in
disturbing the street pavement, curbs, gutters, and
sidewalks when future service connections or
extensions are made.

61. Where soil or geologic conditions encountered in Specific During Applicable;
grading operations are different from that anticipated in | Conditions Construction not
the soil and/or geologic investigation report, or where completed

such conditions warrant changes to the
recommendations contained in the original soil
investigation, a revised soil or geologic report shall be
submitted for approval by the City Engineer.
Additionally, if field conditions warrant installation of

30



Speci)_‘if Developer Obligations Mechanism | Implementation Status

Condition
any subdrains, the location, size and construction details
shall be provided to the City for review and approval
prior to construction.

62. All new fire hydrants shall be covered with burlap Specific Pre-and during | Applicable;
coverings until the hydrants have been tested and Conditions construction not
found to be in conformance with City flow completed
requirements. No storage of combustible materials or
construction of building(s) shall be permitted on-site
until all hydrants meet City flow requirements, or until
alternative fire protection measures are in place, as
determined by the City.

63. Prior to placing the final lift of asphalt, all public storm Specific Prior to placing | Applicable;
drains and sanitary sewer lines shall be video inspected Conditions the final lift of not
at Applicant's expense. All video tapes shall be asphalt completed
submitted to the City. If any inadequacies are found by
City, such inadequacies shall be repaired prior to the
placement of the final lift of asphalt.

64. All streets, curbs, gutters, sidewalks, or other public Specific During and post | Applicable;
facilities damaged in the course of construction Conditions Construction not
associated with the Project shall be the responsibility of completed
Applicant and shall be repaired to the satisfaction of the
City, at Applicant's expense.

65. After all of the new underground utilities within public Specific SIA Applicable;
streets have been installed, where necessary, the Conditions not
affected areas shall be milled and repaved to present a completed
neat, finished pavement area. Multiple trench patches
are not acceptable.

66. All construction stormwater pollution prevention best Specific Pre-Construction | Applicable;
management practices (BMP's) shall be installed as the Conditions not
first order of work and in accordance with the State completed
Water Resources Control Board's General Construction
Permit for Stormwater Discharges Associated with
Construction and Land Disturbance Activities (Order
2009-0009-DWQ) and Applicant's Storm Water Pollution
Prevention Plan (SWPPP). All stormwater BMP's shall
be maintained to the satisfaction of the Qualified
SWPPP Developer (QSD), Qualified SWPPP Practitioner
(QSP), and the City Engineer.

67. Construction activities associated with the Specific Any Construction | applicable;
grading/improvement plans shall be limited to between | Conditions and Grading not
7:00 a.m. and 6:00 p.m. Monday through Friday. Work Activity completed

on weekends and holidays require written approval
from the Public Works Director. If weekends and
holiday work is approved, construction and grading
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Condition
activities shall be limited to between 8:00 a.m. to 6:00
p.m. on Saturdays, and between 10:00 a.m. and 6 p.m.
on Sundays and holidays.

68. In accordance with the Development Agreement, City Specific Relevant Permit | Applicable;
shall execute any and all Will-Serve Letter(s) and Water Conditions not
Supply Report(s) that will quantify the new potable completed
water demand for the proposed development and will
identify the necessary mitigation for the development’s
demands with "wet-water" offsets with one or more of
the options set forth in the Development Agreement.

69. All Public Improvement landscaping shall be designed to Specific Improvement | applicable;
use recycled water for irrigation. Recycled water Conditions Plans Submittal not
landscaping shall be designed to comply with California completed
Code of Regulations Title 22 and shall include design
details to prevent runoff of recycled water. The
irrigation system shall include an ET/SMART controller.

70. With the exception of water used for loading and Specific During Applicable;
testing of potable water lines, all construction water Conditions Construction not
used for the project shall be obtained from a source completed
other than American Canyon potable water sources. The
Applicant shall provide verification that an outside
source of construction water, e.g., recycled water,
existing wells, etc., has been established and will be
available for the duration of the project construction.

Public Works Department
Special Conditions of Approval
Specific Developer Obligation Mechanism Implementation Status

Condition

71. Applicant shall submit Improvement Plans prepared by Specific Improvement Applicable;
a registered Civil Engineer (Engineer of Record) in Condition Plans Submittal not
substantial conformance with Hotel at the Ruins Design completed
Review Preliminary Site Plans (8 Sheets) (Preliminary
Site Plans), prepared by CBG Civil Engineers dated
November 3, 2022. All unresolved Public Works
comments shall be addressed and incorporated in the
Improvement Plans.

72. Applicant shall construct all of the on-site and off-site Specific Relevant Approval | Applicable;
Private Improvements as shown on the Preliminary Site Condition not
Plans. In addition, on-site walks shall be constructed to completed

provide pedestrian connectivity from the hotel and the
residences to the Vine Trail along Mallen Way.
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73.

The EVAs shall be paved with an asphalt concrete
surface or with an alternative pavement surface as
approved by the City Engineer.

Specific
Condition

Relevant Approval

Applicable;
not
completed

74.

Prior to the submittal of any Improvement Plans,
Applicant shall:

a.

Submit the City's "Improvement Plan Checklist" to
City.

Be responsible for Improvement Plan check
services, as set forth in the Development
Agreement.

Provide the following:

(1) Public Street Repair Plan

(2) Utility Plan and Joint Trench Plan

(3) Construction Storm Water Pollution Prevention
Plan (SWPPP)

(4) Drainage Report

(5) Post-Construction Stormwater Runoff
Management Plan (SRMP)

(6) Geotechnical Report

(7) Soil Corrosivity Analysis

(8) Construction Traffic Control Plan.

Specific
Condition

Prior to the
submittal of
any
Improvement
Plans

Applicable;
not
completed

75.

Prior to APPROVAL OF THE IMPROVEMENT PLANS, the
Applicant shall:

a.

Provide written acknowledgment by the
Geotechnical Engineer of Record that the Plans
incorporate all design and construction criteria
specified in the Geotechnical Report.

Furnish proof of the acquisition of all rights of
entry and/or temporary and permanent
easements necessary to construct the project and
the location of all such rights on the Plans.

Fill out and submit the City’s Erosion and Sediment
Control Template.

Furnish proof that all permits that may be required
by the California Department of Fish & Wildlife,
State and Regional Water Quality Control Board,
US Army Corps of Engineers and any other
regulatory agencies with jurisdiction over the
proposed construction have been obtained.
Submit a copy of the Notice of Intent and WDID#
for coverage under the State Water Resources
Control Board' General Construction Permit for
Stormwater Discharges Associated with
Construction and Land Disturbance Activities
(Order 2009-0009-DWQ).

Specific
Condition

Prior to
approval of
Improvement
Plans

Applicable;
not
completed
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76.

Unless otherwise specified in the Development
Agreement, prior to commencement of construction
activities, Applicant shall:

a. Pay off all current account balances with the City
of American Canyon.

b. Pay any inspection fees pursuant to the
Development Agreement.

c. Conduct a pre-construction meeting with
representatives of the City whereby Applicant, the
Legally Responsible Party (LRP), Qualified SWPPP
Practitioner (QSP), Qualified SWPPP Developer
(QSD), and/or the Contractor provides the
following:

(1) Six (6) full-size bond copies of the approved
Improvement Plans for the City's use.

(2) One (1) job-site copy of the latest edition of
the City Standards for the Contractor use.

(3) One (1) job-site copy of the SWPPP for use by
the LRP, QSP, QSD, and Contractor.

Specific
Condition

Prior to
Commencement
of Construction

Applicable;
not
completed

77.

Prior to release of Project Bonds, Applicant shall:

a. Submit an inspector's punch list indicating that all
of the improvements are constructed to the
satisfaction of the City Engineer.

b. Restore all adjacent off-site road surfaces to pre-
Project conditions.

c. Provide a letter from the Geotechnical Engineer of
Record indicating that all the work has been
completed in substantial conformance with the
recommendations in Soils
Investigation/Geotechnical Report.

d. Submit testing certification all backflow devices
installed.

e. Provide a bond and digital copy of the
Improvement Plans and Rough Grading Plans that
include all as-built or field changes, in digital
AutoCAD (.dwg) compatible with the City's current
version.

f.  Provide proof that all relevant Conditions of
Approval have been satisfied.

g. Provide a letter from the Civil Engineer of Record
indicating that all the site improvements were

Specific
Condition

Prior to release
of project
Bond’s.

Applicable;
not
completed
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constructed in substantial conformance with the
approved Improvement Plans and City Standards.

Provide proof from the Architect of Record,
Structural Engineer of Record and/or other design
professionals who signed the building permit plan
submittal indicating that all building improvements
have been constructed in substantial conformance
with relevant plans.

Execute Post-Construction Stormwater Operations
and Maintenance Agreement with the City.

Enter into a Recycled Water User’s Agreement
with the City.
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Hﬂ}%ﬁlgg”@/‘? Attachment 3

EXHIBIT B
Applicant Confirmation of Conditions of Approval
Watson Ranch Hotel at the Ruins Design Permit
(FILE NO. PL22-0012)

As shown by my signature below, | confirm that | understand and agree to abide by the conditions of
approval included in the Planning Commission Resolution dated January 26, 2023.

Applicant’s signature Date

Applicant’s name

Property Owner’s signature Date

Property Owner’s name

Please return signed confirmation to the City of American Canyon Community Development Department,
4381 Broadway, Suite 201, American Canyon, CA 94503
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SECOND LEVEL FLOOR PLAN

HOTEL @ THE RUINS
06 OCTOBER 2022
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