REGULAR PLANNING COMMISSION
MEETING AGENDA

ol -
CITY OF 4
City Hall - Council Chambers
HmERI Eﬂn\j 4381 Broadway, Ste. 201, American Canyon
Eﬂng[]n N— November 21, 2024

6:30 PM

Chair: Brando Cruz

Vice Chair: Davet Mohammed

Commissioners:  Eric Altman, Andrew Goff, Crystal Mallare
Youth Commissioner: Ramandeep Jawanda

Tonight's meeting is a limited public forum. American Canyon promotes respectful and responsible behavior among
its meeting participants, whether they are present in person or remotely. Using offensive language or remarks that
promote, foster, or perpetuate discrimination based on race, creed, color, age, religion, gender marital status,
status regarding public assistance, national origin, physical or mental disability or sexual orientation/gender
identification, as well as any other category protected by federal, state or local laws will not be tolerated. In the
case of an occurrence, the speaker will be immediately disconnected from the microphone.

Planning Commission and other public meetings will be conducted in person at City Hall, 4381 Broadway, Suite 201,
American Canyon, CA 94503. This meeting is also available via Zoom Teleconferencing as a convenience for public
participation. This meeting will be broadcast live to residents on Napa Valley TV, on our website here and on YouTube
here. Should technical issues with Zoom occur, please select another viewing option.

PUBLIC PARTICIPATION

Oral comments, during the meeting: Oral comments can be made in person or via Zoom. To give
your public comment via zoom, 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 websitehere. Comments will be available to
Planning Commissioners in real time. To allow for review of comments, eComments will close at
3:00 pm on the day of the meeting. All comments received will be posted online and become part of
the meeting record.

Zoom Meeting Link: Click here.
Webinar ID: 876 0659 2529 Passcode: 123456

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@ americancanyon.gov.

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.americancanyon.gov.
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https://www.americancanyon.gov/Work/Local-Government/City-Hall/City-Clerk/Meetings-Agendas
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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@ americancanyon.gov. 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.

6:30 P.M. REGULAR MEETING
CALL TO ORDER
PLEDGE

ROLL CALL

PRESENTATIONS

None.

PUBLIC COMMENT

This time is reserved for members of the public to address the Planning Commission on items of interest that are not on
the Agenda and are within the subject matter jurisdiction of the Planning Commission. 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 Planning Commission 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

Planning Commission 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 Planning Commission 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 Planning

Commission must be emailed by 3:00 p.m. on meeting day.

AGENDA CHANGES
CONSENT CALENDAR

1. Minutes of October 24, 2024
Recommendation: Approve the Minutes of October 24, 2024

PUBLIC HEARINGS

2. NVRG Vertical Metal Post Perimeter Fence Design Permit
Recommendation: A Resolution approving a Design Permit for a Napa Valley Ruins and
Gardens Vertical Metal Post Perimeter fence located across the Rio Del Mar East and Rolling
Hills Property frontage, Assessor’s Parcel Numbers 059-430-032 and 059-430-025 (File No.
PL24-0026)

BUSINESS

None.
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/attachment/2967608/2024.10.24_Planning_Commission_Minutes.pdf
https://d2kbkoa27fdvtw.cloudfront.net/americancanyon/30fea8f77d656f2d972b5e6809cd52d10.pdf

MANAGEMENT AND STAFF ORAL REPORTS

3. Active Planning Projects for November 2024
Recommendation: Approve the Active Planning Projects

COMMISSIONER ITEMS
ADJOURNMENT

CERTIFICATION

I, Nicolle Hall, Deputy City Clerk 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, Deputy City Clerk
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CITY OF AMERICAN CANYON
REGULAR PLANNING COMMISSION MEETING

ACTION MINUTES
October 24, 2024

6:30 P.M. REGULAR MEETING

CALL TO ORDER
Action: The meeting was called to order at 6:32 p.m.

ROLL CALL

Present: Commissioner Andrew Goff, Commissioner Crystal Mallare, Vice Chair Davet
Mohammed, Chair Brando Cruz

Absent: Commissioner Eric Altman

Excused: None

PLEDGE
Action: The Pledge of Allegiance was recited.

PRESENTATIONS

1. Introduction of Youth Commissioner
Action: Community Development Director Brent Cooper introduced Youth Commissioner
Ramandeep Jawanda.

PUBLIC COMMENT

Chair Brando Cruz Opened Public Comments. Written comments: Katherine Bit, Jodi Cruz Oral
Comments: Yvonne Baginski was called to speak; William Baker was called to speak; Beth Marcus
was called to speak; Karen Fritz was called to speak. Chair Brando Cruz closed public comments.

AGENDA CHANGES
There were no agenda changes.
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CONSENT CALENDAR

2. Minutes of September 26, 2024
Action: Motion to approve the consent calendar made by Commissioner Crystal Mallare,
seconded by Commissioner Andrew Goff, and CARRIED by roll call vote.

Ayes: Commissioner Andrew Goff, Commissioner Crystal Mallare, Vice Chair Davet
Mohammed, Chair Brando Cruz

Nays: None

Abstain: None

Absent: Commissioner Eric Altman

Excused: None

BUSINESS

3. General Plan Technical Update Draft Environmental Impact Report (DEIR) Public Review
Workshop

Community Development Director Brent Cooper introduced the item. Gianna Meschi from
Rincon Consultants shared a PowerPoint presentation.

Commissioners discussed the item.
Chair Brando Cruz opened public comments, Written comments: Maia Medalle, Jim
Wilson, Napa Climate Now! Oral Comment: David Gilbreth was called to speak; Joan
Bennett was called to speak; Terrence McGrath was called to speak; Jim Wilson was called
to speak; Katherine Bit was called to speak. Chair Brando Cruz closed public comments.

Speakers: City Attorney William Ross

Action: The General Plan Technical Update Draft Environmental Impact Report was received and
filed.

PUBLIC HEARINGS
4. NVR&G Vertical Metal Post Perimeter Fence Design Permit
Community Development Director recommended that the item be continued to the next regular

Planning Commission meeting on November 21, 2024.

Speakers: Terrance McGrath, City Attorney William Ross
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Action: Motion to continue the NVRG Vertical Metal Post Perimeter Fence Design Permit to the
next regular Planning Commission meeting of November 21, 2024, made by Commissioner
Andrew Goff, seconded by Commissioner Crystal Mallare, and CARRIED by roll call vote.

Ayes: Commissioner Andrew Goff, Commissioner Crystal Mallare, Vice Chair Davet
Mohammed, Chair Brando Cruz

Nays: None

Abstain: None

Absent: Commissioner Eric Altman

Excused: None

5. Watson Ranch Specific Plan Lot 7 Design Permit and Tentative Subdivision Map
Senior Planner William He shared a PowerPoint presentation.

Speakers: Terrance McGrath, Kyle Sigel, Director of Land Acquisition for KB Homes, Jerry
Marcus, KB Homes, Public Works Director Erica Ahman Smithies

Commissioners discussed the item.

Chair Brando Cruz opened the Public Hearing Written Comment: Speakers: None Chair
Brando Cruz closed the Public Hearing

Action: Motion to adopt Resolution 2024-13 recommending the City Council of the City of
American Canyon approve a Vesting Tentative Subdivision Map for Watson Ranch Lot 7 to create
136 single-family home lots on 12.86 acres within the Watson Ranch Specific Plan Medium
Density Residential-16 zoning district located west of Marcus Road, Assessor’s Parcel Number
059-430-045 (File No. PL24-0012) with modifications as recommended by staff made by
Commissioner Crystal Mallare and seconded by Vice Chair Davet Mohammed, and CARRIED by a
roll call vote.

Ayes: Commissioner Andrew Goff, Commissioner Crystal Mallare, Vice Chair Davet
Mohammed, Chair Brando Cruz

Nays: None

Abstain: None

Absent: Commissioner Eric Altman

Excused: None


http://americancanyon.granicus.com/wordlinkreceiver.php?clip_id=9601987a-7f4b-4833-8ce2-e0a834b78cf2&meta_id=035185c1-d0d4-411b-be18-b2c91848c448&time=4199

Action: Motion to adopt Resolution 2024-14 approving a Design Permit for Watson Ranch Lot 7
to create 136 single-family homes on 12.86 acres within the Watson Ranch Specific Plan Medium
Density Residential-16 zoning district located west of Marcus Road, Assessor’s Parcel Number
059-430-045 (File No. PL24-0013) made by Vice Chair Davet Mohammed, seconded by
Commissioner Andrew Goff, and CARRIED by roll call vote.

Ayes: Commissioner Andrew Goff, Commissioner Crystal Mallare, Vice Chair Davet
Mohammed, Chair Brando Cruz

Nays: None

Abstain: None

Absent: Commissioner Eric Altman

Excused: None

6. SDG 220 Warehouse EIR and CUP
Senior Planner William He introduced the item. Neil Thomas from ICC Stravinski shared
a PowerPoint Presentation and short video, Jana Waligorski from First Carbon Solutions
reported on the EIR.

Commissioners discussed the item.

Chair Brando Cruz opened the Public Hearing. Written comments: Nick Cheranich,
Jeannette Goyetche Speakers: Yvonne Baginski was called to speak; Roberto Valdez was
called to speak; Alicia Mijares was called to speak. Chair Brando Cruz closed the Public
Hearing.

Action: Motion to adopt Resolution 2024-15 recommending the City Council of the City of
American Canyon (i) certify the Final Environmental Impact Report (SCH #2023100842), and (ii)
adopt a Mitigation Monitoring and Reporting Program for the SDG Commerce 220 Distribution
Center Project located at 1055 Commerce Court, APN 058-030-069 (File Number PL23-0017)
made by Commissioner Andrew Goff, seconded by Vice Chair Davet Mohammed and CARRIED by
roll call vote.

Ayes: Commissioner Andrew Goff, Vice Chair Davet Mohammed, Chair Brando Cruz
Nays: Commissioner Crystal Mallare

Abstain: None

Absent: Commissioner Eric Altman

Excused: None


https://d2kbkoa27fdvtw.cloudfront.net/americancanyon/8819cd1dbc5a0cdbcd71d9599ffa20230.pdf

Motion to adopt Resolution 2024-16 recommending the City Council of the City of American
Canyon approve the SDG Commerce 220 Distribution Center Conditional Use Permit for
development of a 219,834 square foot wine warehouse on a 10.45-acre site located at 1055
Commerce Court, APN 058-030-069 (File number PL23-0017) made by Commissioner Andrew
Goff, seconded by Vice Chair Davet Mohammed and CARRIED by a roll call vote.

Ayes: Commissioner Andrew Goff, Commissioner Crystal Mallare, Vice Chair Davet
Mohammed, Chair Brando Cruz

Nays: None

Abstain: None

Absent: Commissioner Eric Altman

Excused: None

MANAGEMENT AND STAFF ORAL REPORTS
7. Active Planning Projects
Senior Planner William He, AICP reported on active planning projects including a resubmittal for

the Crown Hill Minor Mod project, the Crawford Way apartments, the Oat Hill apartments,
Watson Ranch Lot 7, the Hampton Inn, the Harvest Subdivision, and Copart.

COMMISSIONER ITEMS

Action: Commissioners reported on items of interest.

ADJOURNMENT
Action: The meeting was adjourned at 9:24 p.m.

CERTIFICATION

Respectfully Submitted,

Nicolle Hall, Deputy City Clerk
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ITEM NUMBER: 2.

TITLE

NVRG Vertical Metal Post Perimeter Fence Design Permit

RECOMMENDATION

A Resolution approving a Design Permit for a Napa Valley Ruins and Gardens Vertical Metal Post
Perimeter fence located across the Rio Del Mar East and Rolling Hills Property frontage, Assessor’s
Parcel Numbers 059-430-032 and 059-430-025 (File No. PL24-0026)

CONTACT

Brent Cooper, AICP, Community Development Director
William D. Ross, City Attorney

BACKGROUND & ANALYSIS

History

The project site is part of the Watson Ranch Specific Plan (WRSP) which was amended by the City of
American Canyon ("City") in September 2023. 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, parks, and trails. A key defining feature that sets Watson Ranch apart from other
neighborhoods is rejuvenation of a 30+-acre former mine ruins area into a visitor and entertainment
center along with a new hotel.

Known as the Napa Valley Ruins and Gardens (NVRG), proposed activities for the former mine ruins
include two amphitheaters, a distillery, food service, art installations, and flexible activity spaces for

a wide range of entertainment. The location is adjacent to Rio Del Mar which will traverse the City
from east to west and Rolling Hills Drive is at the crossroads of the River to Ridge Trail and Vine Trail
regional pedestrian/bicycle trails.

Proposed Development

To secure the Napa Valley Ruins & Gardens, the applicant proposes to construct a vertical metal post

perimeter fence across the Rio Del Mar East and the Rio Rolling Hills Drive frontage of the NVRG
property and along the southern side of the Quarry Lake park. The proposed fence would be 8-feet

tall, constructed from untreated metal fence posts set 4 inches apart in a 10-inch-wide concrete



footing. The fencing would enable the entire NVRG site to be locked after hours and other times
when the applicant/operator chose to restrict public access to the NVRG grounds.

The fence is proposed to be placed immediately adjacent to the edge of the concrete sidewalk on
Rio Del Mar East and Rolling Hills Drive and along the northern edge of the emergency vehicle access
roadway adjacent to the Quarry Lake Park. A letter describing the proposed fence is included as
Attachment 2.

To provide a “real-life” example, the applicant installed two segments for the public to view. One
segment is located on the south side of Rio Del Mar East near Marcus Way. The second segment is
located on Rolling Hills Drive near a raised pedestrian roadway crossing. A site plan depicting the
fence location with a green line is included as Attachment 3. The second page of this attachment
includes plans and a photograph of the fence.

Planning Commission Role

The Watson Ranch Specific Plan (WRSP) is intended to contribute significantly to the identity of
American Canyon with its unique draw of new residential neighborhoods and the Napa Valley Ruins
& Gardens (NVRG).

The proposed perimeter fence, located adjacent to Rio Del Mar and Rolling Hills Drive, will serve as
an important visual interface between the NVRG site and adjacent roads and neighborhoods.

Although the perimeter fence was not specifically identified in the WRSP, the Specific Plan and the
Design Guidelines provide guidance on the "look and feel" or aesthetics of the proposed fence and
features within the NVRG as previously noted.

The Planning Commission, as the decision maker for Design Permits has discretion to apply NVRG
policies to the proposed fence and its aesthetics in making a determination on the appropriate
fence design and location.

A copy of the WRSP Design Guidelines is included as Attachment 4. The WRSP in its entirety is
available on our website at this link: https://portal.laserfiche.com/Portal/DocView.aspx?

id=60611&repo=r-f53bddad.Noteworthy sections of the WRSP that are applicable to the NVRG
fence application are described below.

Establishing a Nexus

The requested Design Permit is authorized under Municipal Code Chapter 19.41 as an adjudicatory
permit with required findings under Municipal Code Section 19.41.050. As with any decision, the
Planning Commission must provide a “nexus” or any reasonable relationship between the applicable
standards and policies and the decision. As needed, staff will revise the Resolution to reflect the
Planning Commission's reasoning for its decision.
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Watson Ranch Specific Plan NVRG Vision (SRDP Section 3.1)

The Watson Ranch Specific Plan (WRSP) promotes the development of a vibrant, progressive, and
fully integrated community; one that will be recognized as a memorable place to live, work, and play
for present and future generations.

The overall plan will include a series of neighborhoods that integrate housing, recreation, retail, and
commercial opportunities. The WRSP Area will be a vibrant, memorable place where civic,
destination shopping, dining, hospitality, employment, residential, and recreational uses converge.
This opportunity provides a community gathering space within the City of American Canyon serving
visitors and residents while preserving American Canyon’s small town feel and character. The
execution of this character is governed by the Development Regulations in Chapter 6 and influenced
by the Design Guidelines in Appendix A of the WRSP.

Key components to the success of this urban fabric include community threads such as pedestrian
and bicycle friendly streets, open space connections, and vistas to important community
monuments, such as the Napa Valley Ruins & Gardens (NVRG). These urban design features link
neighborhoods into a cohesive community yet allow them to have individual character. These
linkages and their focal points establish the framework and character of the new community. In
addition to this community structure, strong and simple distinctive architecture and landscape
themes will help to establish a unique identity.

Supporting the unique architectural environment of the NVRG will be a strong landscape design
concept. Plantings will be composed of drought-tolerant species. Landscaping of this area will draw
heavily from classic images and include lavender, roses, grasses and flowering vines. Trees such as
olives, in groves or strong linear patterns may be used to further reinforce the wine country
character. Rows of vineyards create a strong geometric statement and support the wine country
aesthetic. Consistent with the direction of the City’s Steering Committee, the landscape and public
spaces should celebrate the history of the place through thoughtful design and interpretive signage
(Section 3.3.4 Landscape Character).

NVRG Development Standards (WRSP Chapter 6.3)
NVRG development standards that are relevant to its appearance from adjacent roadways are listed
below. See Chapter 6.3 for a full list of NVRG development standards.

e Required setbacks are as determined through the Design Permit review process set forth in
the Municipal Code Section 19.41.010 et. seq.

e In order to support successful businesses within this area, activation and diversity of retail and
commercial options are important at the street level to make them attractive as a destination
for shoppers and visitors.

e In order to facilitate a vibrant, pedestrian-oriented streetscape, buildings with street or
publicly oriented frontage shall provide street-level pedestrian-oriented uses on all street-
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facing frontages.

NVRG Walls and Fencing Regulations (WRSP Section A.7)
General Guidelines for walls and fences (WRSP Section A.7.1)
e Walls and fences are to be minimized to the greatest extent possible and their design should
be complementary to the building architecture.
¢ Site walls should be made of materials complementary to the building architecture palette.
e Walls, which are located in visually prominent locations, should be decorative and faced with
a material such as stucco or stone.
e Concrete retaining walls should only be used where necessary for structural and spacial
requirements.
¢ Plantings should be utilized to minimize the visual impact of all retaining walls.
* Walls, fencing materials and colors should complement adjacent architecture.

NVR&G Pedestrian Safety to the Public Right-of-Way

Vehicle and pedestrian access points are provided at various locations along Rio Del Mar East and
Rolling Hills Drive. Even though the proposed fence is transparent when viewed directly in front, the
fence pickets line up into a solid visual image when viewed to the left or right. A graphic that
depicts a view of the fence from the side is included as Attachment 5.

City engineering standards require clear driver and pedestrian visibility of oncoming traffic and
bicyclists at vehicle and pedestrian access points to the public right-of-way. To ensure minimum
visibility is provided, staff proposes a condition of approval that requires these access points
accommodate Engineering Design Standard visibility in the perimeter fence building permit plans.

Bicycle Trail Design Standards

The sidewalks along Rio Del Mar East and Rolling Hills Drive are designated Class 1 bike lanes. A
map that depicts bicycle and pedestrian trails in Watson Ranch is included as Attachment 6. These

trails are a component of the Master Backbone Infrastructure (“MBI”) as required in the July 19,
2019 Development Agreement (“DA”) between the City and American Canyon I, LLC (“AC-1"). See,
DA Sections Article 1.101(a); Article 2 Section 207(d), (f) and (h).

The MBI was implemented consistent with provisions of the WRSP, including WRSP Figure 7.6 Napa
Valley Vine Trail, Section 7, Figure 7.7. Ridge to River Trail Section and figure 7.8. Multi-Use Trails
Section. The approved and accepted MBI resulted in an increased width (21/2) feet of the River to
Ridge Trail and a comparable increase to the multi-use and Vine Trails without a reservation of a
two-foot set back from the property owner. At that time, there was no knowledge that a fence
would be proposed adjacent to the regional trails.

Engineering design standards that emphasize safe transportation design have been adopted by the
State of California Department of Transportation (Caltrans). Caltrans requires a minimum 2-foot
shoulder on a Class 1 bike lane to separate the bicyclist from an obstruction, such as a fence, wall or
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building, regardless of the paved width. A copy of the Caltrans Class 1 bicycle trail cross section is
included as Attachment 7.

Like Caltrans, the WRSP Class 1 trail cross section, Figure 7.8, includes a 2-foot shoulder on either
side of the trail. The WRSP River to Ridge trail, Figure 7.7, which was built adjacent to Rio Del Mar
does not show a 2-foot shoulder. The WRSP plan does not say why the 2-foot shoulder was not
provided, but it is possible that there was no fence contemplated immediately adjacent to the trail.

A copy of Watson Ranch trail sections, Figure 7.7 and Figure 7.8 is included as Attachment 8.

The difference in bicycle trail setbacks between the WRSP Class 1, which includes a 2-foot shoulder
and the River to Ridge Trail which does not include a 2-foot shoulder is important because trail users
are located on public property. The MBI, which establishes the NVRG property line and the limit of
public property for MBI improvements did not accommodate a 2-foot shoulder.

For safety purposes, staff recommends a 2-foot shoulder on the NVRG property. Should the
Planning Commission approve a setback other than 2-feet, staff will amend the draft Resolution
(Attachment 1.1).

If the Planning Commission determines that the fence should be setback less than 2-feet from the
property line, staff recommends the Planning Commission continue the public hearing to bring back
a separate technical analysis to determine a safe fence location that the Planning Commission may
examine. According to the City Attorney, because the applicant proposes no setback, a decision that
requires any setback may be appealed to the City Council.

Public Review

The Project was submitted on October 7, 2024. The application was uploaded onto the City website
on October 8, 2024. The City’s GovDelivery system announced the project on October 11, 2024.
Public hearing notices were mailed to owners and tenants within 500 feet on the project that same
day. The Project hearing notice was published in the newspaper on October 12, 2024.

COUNCIL PRIORITY PROGRAMS AND PROJECTS
Community and Sense of Place: "Build on the strength of our local community to develop a clear
'sense of place' and establish our unique identity."

FISCAL IMPACT
The application required a developer’s deposit for review and processing, so there is no fiscal impact
for staff’s time.

ENVIRONMENTAL REVIEW

The proposed Design Permit is a contemplated “Project Approval” analyzed under the Project Final
Environmental Impact Report (FEIR) and the WRSP Development Agreement. Under CEQA, the
WRSP Project FEIR is a program Environmental Impact Report and is generally assumed to be used at



a "development level." See, e.g., CEQA Guidelines Section § 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:

1. PC Resolution NVRG Fence Design Permit

1.1 Exhibit A NVRG Fence Specific Conditions

2. NVRG Proposed Fence Design Letter (10-7-2024)

3. NVRG Fence Site Plan and Illustration

4. WRSP Design Guidelines

5. Driver and Pedestrian Perimeter Fence View

6. WRSP Trail Locations

7. Caltrans Design Manual Class 1 Bike Trail Cross Section.pdf
8. WRSP Trail Cross Sections
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2990450/1._PC_Resolution_NVRG_Fence_Design_Permit.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2990452/1.1_Exhibit_A_NVRG_Fence_Specific_Conditions_CA_Revised_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2990391/2._NVRG_Proposed_Fence_Design_Letter__10-7-2024_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2990392/3._NVRG_Fence_Site_Plan_and_Illustration.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2990394/4._WRSP_Design_Guidelines.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2990395/5._Driver_and_Pedestrian_Perimeter_Fence_View.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2990396/6._WRSP_Trail_Locations.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2990397/7._Caltrans_Design_Manual_Class_1_Bike_Trail_Cross_Section.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2990398/8._WRSP_Trail_Cross_Sections.pdf

PC RESOLUTION NO. 2024-XX

A RESOLUTION APPROVING A DESIGN PERMIT FOR A NAPA VALLEY RUINS AND GARDENS VERTICAL
METAL POST PERIMETER FENCE LOCATED ACROSS THE RIO DEL MAR EAST AND ROLLING HILLS
PROPERTY FRONTAGE, ASSESSOR’S PARCEL NUMBERS 059-430-032 AND 059-430-025 (FILE NO.
PL24-0026)

WHEREAS, the applicant submitted a Design Permit application for a vertical metal post perimeter fence
across the Rio Del Mar East and the Rio Rolling Hills Drive of the Napa Valley Ruins & Gardens property
frontage (PL24-0026); and

WHEREAS, the proposed fence would be located within the Watson Ranch Specific Plan Mixed-Use (MU)
zoning district; and

WHEREAS, the proposed fence would be 8-feet tall, constructed from untreated vertical metal fence posts
set 4 inches apart in a 10-inch-wide concrete footing placed at the same height of the adjacent concrete
sidewalks; and

WHEREAS, the proposed fence would improve security of patrons visiting the Ruins and protect vendors,
equipment, and art that will be part of the NVR&G venue; 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 proposed 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 October 24, 2024 and November 21, 2024 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 NVR&G Vertical Metal Post Perimeter Fence Design Permit (File No. PL24-0026).

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,”
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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 NVR&G Vertical Metal Post Perimeter Fence Design Permit is a contemplated
“Project Approval” 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 NVR&G Vertical Metal Post Perimeter Fence Design Permit, or whether the Project
EIR provides the appropriate CEQA compliance work for the City’s consideration and approval of
the NVR&G Vertical Metal Post Perimeter Fence 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 NVR&G Vertical Metal Post Perimeter Fence 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
NVR&G Vertical Metal Post Perimeter Fence 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 NVR&G Vertical Metal Post
Perimeter Fence 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 NVR&G Vertical Metal Post Perimeter Fence Design Permit will have one or more
significant effects not discussed in the Project EIR: Instead, the NVR&G Vertical Metal Post
Perimeter Fence 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 NVR&G Vertical Metal Post Perimeter Fence 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 NVR&G
Vertical Metal Post Perimeter Fence 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 NVR&G Vertical Metal Post
Perimeter Fence Design Permit.
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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 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 NVR&G Vertical Metal Post Perimeter Fence
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 NVR&G Vertical Metal Post Perimeter Fence 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 NVR&G
Vertical Metal Post Perimeter Fence Design Permit.

SECTION 2. CONDITIONAL USE PERMIT FINDINGS

Approval of the NVR&G Vertical Metal Post Perimeter Fence Design Permit requires all the following
findings be made, pursuant to American Canyon Municipal Code Section 19.42.020:

A. The proposed use is consistent with the policies and programs of the general plan and any
applicable master or specific plan.

The project complies with the American Canyon Zoning Ordinance, Watson Ranch Specific Plan, Watson
Ranch Program EIR, and Watson Ranch Development Agreement.

B. The proposed use is consistent with the purpose(s) and standards of the applicable zoning
district(s).

The NVR&G Vertical Metal Post Perimeter Fence — particularly the use of untreated metal posts - has an
industrial aesthetic designed to complement the restored ruins buildings, consistent with the Watson
Ranch Specific Plan Mixed-Use zone standards.

C. The proposed use complies with applicable policies of the Napa County Airport land use
compatibility plan.

The NVR&G Vertical Metal Post Perimeter Fence is located in Zone D and E of the Airport Land Use
Compatibility Plan. There is no aspect of the fence that would impact the goals and objectives of the Napa
County Airport Land Use Compatibility Plan (ALUCP).

D. The project site is physically suitable for the type and intensity of land use being proposed.
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The Napa Valley Ruins and Gardens (NVRG) area will host assembly uses, visitors, and shoppers. Fencing
is a necessary feature to provide security for this type of venue.

E. The proposed use will not be a nuisance or materially detrimental to the general health, safety,
and welfare of the public or to property and residents in the vicinity.

The NVR&G Vertical Metal Post Perimeter Fence will secure the property to help protect health, safety and
welfare for visitors to the venue. The required 2-foot setback from Class 1 trails on Rio Del Mar East and
Rolling Hills Drive as well as accommodation of site visibility at access points to the public right-of-way will
ensure safe use and access.

F. The site for the proposed use has adequate access, and meets parking and circulation standards
and criteria.

The NVR&G Vertical Metal Post Perimeter Fence will include access gates at appropriate locations.

G. There are adequate provisions for water and sanitary services, and other public utilities to ensure
that the proposed use would not be detrimental to public health and safety.

The NVR&G Vertical Metal Post Perimeter Fence does not require utilities.

SECTION 3. CONDITIONS OF APPROVAL. The NVR&G Vertical Metal Post Perimeter Fence will include
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 21°t day of November, 2024, by the following vote:

AYES:
NOES:
ABSTAIN:
ABSENT:
Brando Cruz, Chair
ATTEST: APPROVED AS TO FORM:
Nicolle Hall, Deputy City Clerk William D. Ross, City Attorney
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EXHIBITS:

A. NVRG Amphitheaters CUP specific conditions of approval
B. Design Permit Plans

C. Applicant confirmation of Conditions of Approval
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EXHIBIT C
Applicant Confirmation of Conditions of Approval
NVR&G Vertical Metal Post Perimeter Fence Design Permit (FILE NO. PL24-0026)

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 November 21, 2024.

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

. Mechani Imol ,
Specu_‘n.: Developer Obligations echanism 'mplementation Status
Condition
1. NVR&G Vertical Metal Post Perimeter Fence Design Design Prior to City Applicable
Permit Plans as depicted in Exhibit B as modified by Guidelines Issuance of
these conditions of approval are hereby approved. Building
Permit
2. Appeal. The Design Permit approval shall become City Code Whether Appeal | Applicable
effective on the expiration of the appeal period, which Brought

appeal period is ten (10) calendar days following the
date of the Planning Commission approval of the
Conditional Use 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.
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Specific
Condition

Developer Obligations

Mechanism

Implementation

Status

3.

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 shall
mean and include “Applicant” as used in these

Design Permit Specific Conditions of Approval.

Development
Agreement

Relevant City
Permit

Applicable

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

Development
Agreement

Specific
Conditions

Applicable

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

Development
Agreement

As Needed

Applicable

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

Development
Agreement

Appropriate City
permit

Applicable
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Planning Division Conditions

Speci).‘it.: Developer Obligations Mechanism | Implementation Status
Condition
7. All plans submitted for review and approval by City and Design Amphitheater at Not
all development within the Project shall be in Guidelines the Ruins Applicable
substantial conformance with the approved Design and Design Conditional Use
Permit and Design Guidelines, as applicable. The Permit Permit, and all
Community Development Director or designee may other Permits for
approve minor changes on the plans submitted for the Development
construction permits with a determination that the within the area
changes are in substantial compliance with the comprising
representation of the project as reviewed by the Watson Ranch
Planning Commission that the proposed change will be Amphitheater at
in compliance with the required development the Ruins
standards, and the change will not materially affect Conditional Use
adjacent private or public property. Permit
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
9. Compliance of the Project with City’s Inclusionary Development | Sale of Parcel 24 Not
Housing Requirement is as set forth in the Agreement Applicable
Development Agreement
10. According to the Watson Ranch Specific Plan (WRSP) WRSP Prior to Building Not
Section 6.4.3, the project shall provide a minimum of Permit Issuance Applicable
10% of the number of required automobile parking
spaces as bicycle parking spaces, with a minimum of
one two-bike capacity rack.
11. Plans submitted for building permits, including all Design Prior to Building Not
exterior site lighting, building-mounted lighting, Guidelines Permit Issuance Applicable

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

Condition

12. Final landscape plans that comply with the State of Design Priortoissuance | Applicable;
California Water Efficient Landscape regulations are set | Guidelines | ©f the Certificate Not
forth in the Design Guidelines and shall be followed, of Occupancy Completed
and all plant materials shall be installed in accordance
with the approved Design Guidelines.. All landscape
plantings and required irrigation systems shall be
maintained as set forth in the Design Guidelines.

13. Prior to the issuance of Building Permit Plans, the Design Prior to the Applicable;
applicant shall submit a landscape plan for the project Guidelines issuance of the Not
site. Fence Building Completed

Permit

14. According to WRSP Section A.2, Tier 3 Design WRSP Prior to Building | Applicable;
Guidelines, new landscape plans should incorporate Permit Issuance Not
sustainable techniques. Explain how the project can Completed

achieves the Tier 3 sustainable landscape techniques.
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Building Division Conditions

o Mechani Impl .
Specu_‘n.: Developer Obligations echanism mplementation Status
Condition

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

16. 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.

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

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

19. Plastic pipe is prohibited in buildings in excess of 2 State Code Prior to Building Not
stories, per CPC 701.2,9023.1.1, 1101.4. Permit Issuance | Applicable

20. Prior to the final inspection, the applicant shall submit Building Priorto.bu.ilding Not
letters to the Building Official from the project architect, Division permlt f'mal Applicable
civil engineer, and landscape architect indicating that all Inspection
improvements have been constructed in accordance
with the approved building plans.

21. Prior to the final inspection, a Certified Access Specialist Design Prior to issuance Not
(CASp) shall submit a letter certifying that all Guidelines of the Certificate | Applicable

improvements have been constructed in compliance
with applicable state and federal accessibility standards.
Determination of consistency shall be subject to the
review and approval of the Building Official.

of Occupancy
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Speci).‘ic.: Developer Obligations Mechanism | Implementation Status

Condition

22. Prior to issuance of a building permit the applicant shall State Prior to Building Not
submit a plan for the diversion of at least 70 percent of Permit Issuance | Applicable
the debris from the building demolition and
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.

23. Deferred Submittals: Prior to issuance of a building State Prior to Building Not
permit, the applicant shall submit a request to the Chief Permit Issuance | Applicable
Building Official for any proposed deferred submittals
on a form provided by the Building and Safety Division.

The Deferred Submittal request shall include a
justification for each proposed deferred submittal. The
Chief Building Official shall issue a determination on
each proposed deferred submittal request.

Fire Protection District Conditions

Specij-’it.: Developer Obligations Mechanism | Implementation Status

Condition

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

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

26. There shall be no deferred submittals for fire protection Fire District Prior to Fire Not
equipment and related utilities. Fire protection plans Permit or Applicable
shall not be attached to or bound with the building plan Building Permit
submittal package. This includes but is not limited to issuance

Automatic Fire Sprinkler, Fire Alarm, Fixed Fire
Protection and Civil plans.
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Specific Developer Obligations Mechanism | Implementation Status

Condition

27. All Fire related underground piping and fire Fire District Prior to Not
appurtenances shall be shown on the Civil plan Improvement Applicable
submittal. In addition to the Civil plan submittal, at least Plans Issuance
(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.

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

29. Fire Department plan review shall be based on the Fire District Prior to Fire Not
information submitted at the time of permit application. Permit or Applicable
Any changes to the approved/permitted scope of work Building Permit
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.
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Specific
Condition

Developer Obligations

Mechanism

Implementation

Status

30.

An approved water supply capable of supplying the
required fire flow for fire protection systems shall be
provided to all premises upon which facilities or
buildings are hereby constructed or moved into or
within the City. 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.
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 lIA
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

Fire District

Prior to Fire
Permit or
Building Permit
issuance

Not
Applicable

31

Fire Protection systems shall be installed in accordance
with provisions set forth in the California Fire Code as
amended by the City of American Canyon and the
applicable National Fire Protection Association
Standard.

Fire District

Prior to Fire
Permit or
Building Permit
issuance

Not
Applicable

32.

The fire protection equipment shall be located within an
interior room having an approved exterior access door
or in an exterior enclosure attached to the building,
specifically, for the purpose of housing such equipment.

Fire District

Prior to Fire
Permit or
Building Permit
issuance

Not
Applicable
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Speci).‘ic.: Developer Obligations Mechanism | Implementation Status

Condition

33. 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.

34, 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.

35. 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
approved exterior route. If this cannot be achieved fire
apparatus turn arounds will be needed.

36. 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.

37. 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

38. 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.

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

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

Building Permit
issuance
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Public Works Department Conditions

General Conditions of Approval

Specific
Condition

Developer Obligations

Mechanism

Implementation

Status

41.

Applicant’s responsibility for fees and costs relating to
Final Map check, Improvement Plans check, inspections,
and all other related City acts shall be as set forth in the
Development Agreement.

Development
Agreement

Relevant City Act

Not
Applicable

42.

All improvements shall be designed in accordance with
the City’s American Canyon Municipal Code (ACMC),
Engineering Standard Plans and Specifications for Public
Improvements (City Standards), except as specifically
noted otherwise in these Specific Conditions or the
Development Agreement.

City
Standards

Relevant Site
Improvement
Agreement (SIA),
Building Permits,
Certificates of
Occupancy

Not
Applicable

43,

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

Not
Applicable

44,

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

Not
Applicable

45.

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
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Specific
Condition

Developer Obligations

Mechanism

Implementation

Status

46.

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

Not
Applicable

47.

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

Not
Applicable

48.

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

Not
Applicable

49.

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

Not
Applicable
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Specific
Condition

Developer Obligations

Mechanism

Implementation

Status

50.

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

Not
Applicable

51.

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

Not
Applicable

52.

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

Specific
Conditions

Improvement
Plans Submittal

Not
Applicable

53.

Cathodic protection shall be provided for all water
valves, fittings, hydrants, meters, backflow devices and
other metal appurtenances, regardless of the findings of
any soils corrosivity analysis. Cathodic protection
details shall be included in the Improvement Plans.

City
Standards

During
Construction

Not
Applicable

54,

All public water service laterals or services (domestic,
recycled and fire water) shall include approved backflow
prevention devices.

City
Standards

During
Construction

Not
Applicable

55.

Applicant shall keep adjoining public streets free and
clean of Project dirt, mud, materials, and debris during
the construction period, as is found necessary by the
City Engineer.

Specific
Conditions

During
Construction

Applicable;
not
completed
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Specific
Condition

Developer Obligations

Mechanism

Implementation

Status

56.

If any hazardous material is encountered during any
construction, all construction work shall immediately
stop, and the Fire Department, Napa County
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.

Specific
Conditions

During
Construction

Not
Applicable

57.

Prior to final preparation of the subgrade and
placement of base materials, all underground utilities
shall be installed, and service connections stubbed out
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.

Specific
Conditions

During
Construction

Not
Applicable

58.

Where soil or geologic conditions encountered in
grading operations are different from that anticipated in
the soil and/or geologic investigation report, or where
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 any
subdrains, the location, size and construction details shall
be provided to the City for review and approval prior to
construction.

Specific
Conditions

During
Construction

Not
Applicable

59.

All new fire hydrants shall be covered with burlap
coverings until the hydrants have been tested and
found to be in conformance with City flow
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.

Specific
Conditions

Pre-and during
construction

Not
Applicable

60.

Prior to placing the final lift of asphalt, all public storm
drains and sanitary sewer lines shall be video inspected
at Applicant's expense. All video tapes shall be
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.

Specific
Conditions

Prior to placing
the final lift of
asphalt

Not
Applicable
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Speci).‘ic.: Developer Obligations Mechanism | Implementation Status

Condition

61. 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.

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

63. All construction stormwater pollution prevention best Specific Pre-Construction | Applicable;
management practices (BMPs) shall be installed as the Conditions not
first order of work and in accordance with City’s BMPs completed
for ground disturbing activities. All BMPs shall be
maintained to the satisfaction of the City Engineer.

64. 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
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.

65. In accordance with the Development Agreement, City Specific Relevant Permit Not
has executed any and all Will-Serve Letter(s) and Water Conditions Applicable
Supply Report(s) that quantify the potable water
demand for the proposed development and identifies
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.

66. All Public Improvement landscaping shall be designed to Specific Improvement Not
use recycled water for irrigation. Recycled water Conditions Plans Submittal | applicable

landscaping shall be designed to comply with California
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.




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

Condition

67. 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.

NVRG Vertical Metal Post Fence
Special Conditions of Approval
Specific Developer Obligation Mechanism Implementation Status

Condition

68. Prior to the issuance of a building permit for the NVRG Specific Building Applicable;
Vertical Post Fence, building permit Plans shall place Condition; Permit Plan not
the fence a minimum of 2-feet from the adjacent WRSP Trail | Submittal completed
bicycle trail and submit a landscape plan for the Standards
setback between the sidewalk and fence.

69. Prior to the issuance of a building permit for the NVRG Specific Building Applicable;
Vertical Post Fence, a 10-foot corner line of sight Condition; Permit Plan not
visibility per engineering standard 3.09 shall be WRSP Trail | Submittal completed
provided at pedestrian and vehicle access points. Standards

70. Prior to the issuance of a building permit for the NVRG Specific Building Applicable;
Vertical Post Fence, locations where the fence changes Condition; Permit Plan not
direction by 90 degrees within 2-feet of the bicycle trail WRSP Trail | Submittal completed
shall soften the corner with a diagonal connection that Standards
begins 2-feet from the place where the fence changes
direction. See Graphic A.

71. Prior to the issuance of a building permit for the NVRG Specific Building Applicable;
Vertical Post Fence, the fence shall be setback a Condition; Permit Plan not
minimum of 5-feet from an above-ground utility or WRSP Trail | Submittal completed
greater amount per Utility standards. See Graphic A. Standards

72. Prior to the issuance of a building permit for the NVRG Specific Building Applicable;
Vertical Post Fence, the applicant shall submit a Condition; Permit Plan not
modified fence plan that removes the proposed fence WRSP Trail | Submittal completed
from the south side of the Quarry Lake Park. Standards
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NVRG Fence

Graphic A
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ATTACHMENT 2

October 7, 2024
McGrath

Mr. Brent Cooper o
Community Development Director
City of American Canyon

American Canyon, CA
Re: Napa Valley Ruins & Gardens — Proposed Fence Design
Dear Brent

| have summarized below the reasons behind the proposed fence design for the exterior of Napa Valley
Ruins & Gardens (“the Ruins”}) which will front the western edge of Rolling Hills Drive and the southern
edge of Rio Del Mar. As discussed with City Staff onsite last Thursday, the exterior fence needs to meet
several important criteria which | have outlined below:

1) Aesthetics & Simplicity: We considered many different design criteria and ultimately selected
the proposed fence design because it offers a very simple and elegant physical design that
connects to the existing heritage of the Ruins with the rusted metal drilling pipes that have been
recycled into metal vertical fence posts.

2) Security & Height: The security of patrons visiting the Ruins is of utmost importance as well as
protecting vendors, equipment and art that will be part of the venue. The specific design of the
proposed fence makes it extremely difficult to scale because there are no horizontal cross
sections prohibiting trespassers from being able to gain an easy foot or hand hold. City
standards for neighborhood fences is 6 feet and we are proposing 8 feet for several reasons
which include the height & scale of the Ruins behind the fence as well as the width of the
sidewalk which is 12 feet wide.

3) Connectivity & Transparency: The design of vertical metal posts without any horizontal cross
sections allows a tremendous amount of transparency into the Ruins as well as provides patrons
and vendors with a view to the outside community. There is an openness to the design that feels
more spacious providing more “eyes” both inside / outside of the Ruins in addition to
connecting it visually to the surrounding community.

4) Maintenance & Vandalism: The metal fence posts will be set 4 inches apart in a 10-inch-wide
concrete footing at the same height of the concrete sidewalks. The metal fence posts will not
require any long-term maintenance nor any weeding underneath the fence. Additionally, there
is limited surface area to vandalize with inappropriate messages and/or tagging.

| appreciate the help and input the City Staff has provided into the proposed design of the fence. Please
let me know if you have any questions and look forward to presenting the design to the AC Planning

nce McGrath

Managing Member
Napa Valley Ruins & Gardens, LLC

NAPA VALLEY RUINS & GARDENS, LLC

MAILING ADDRESS: 110 Dopbp CoURT | AMERICAN CaNYOoN, CA 94503 |PHONE: 510.273.2010
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ATTACHMENT 3
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ATTACHMENT 4

APPENDIX A: DESIGN GUIDELINES

A.1 Purpose and Intent of the Design Guidelines

The Watson Ranch Specific Plan (WRSP) design guidelines seek to create a unique, memorable identity to reinforce the
City of American Canyon as a destination within Napa County.

This design direction utilizes simple forms with an architectural palette appropriate to wine country living. The design
guidelines are statements that describe the desired visual character within the WRSP. They are working tools that
implement the Vision and Design Strategy provided in Chapter 4. The design guidelines address issues that are primarily
aesthetic in nature.

The design guidelines establish a range of encouraged design approaches while allowing for flexibility and innovation.
The design guidelines are designed to provide the City of American Canyon with the necessary assurance that the WRSP
Area will develop in accordance with the quality and character proposed herein; and to provide guidance to City staff, the
Planning Commission, and the City Council in the review of future development projects in the WRSP Area.

The design guidelines address each land use: Napa Valley Ruins & Gardens Mixed Use (MU), High Density Residential
(HDR), Medium Density Residential (MDR), Parks, and Open Space; and general categories of community monumentation,
as well as walls and fencing. The intent of the design guidelines is to encourage innovative, quality design for all areas
of the WRSP Area.

Per City of American Canyon Code, all development proposals must be reviewed by the Planning Commission. Any
changes to a building and/or facade for any land use submitted after Planning Commission approval should be reviewed
and approved administratively by the planning director or the designee. Should they deem that there has been too great
a modification to the plans previously recommended for approval by the Planning Commission and approved by City
Council, then the particular building elevations shall be re-submitted for review and approval.

A.2 Sustainability Design Guidelines

The sustainability of a community depends on creating and maintaining its economic and environmental health. It is
important that for communities to be successful, they develop principles and a collective vision for the future that applies an
integrative approach to environmental, economic, and social goals. The WRSP aims to achieve a high level of sustainability
incorporating a three tier approach to sustainability through an effective management of resources at all levels of planning,
design, and construction.

TIER 1 DESIGN GUIDELINES

The first tier involves using sustainable principles in community design and overall master planning. An integral relationship
exists between how a community is planned and developed through its form, configuration, and use along with its capacity
to meet its social, environmental, and economic needs. Community form, which represents the needs and priorities of the
community, directly influences community capacity to sustain itself into the future. The sustainability design guidelines used
in the overall planning of the WRSP Area include:

* Vehicle miles travelled should be reduced through the provision of a mixed-use community that accommodates a wide
range of uses.

« A wide range of housing types should be provided that allow for varied housing opportunities.
» Non-vehicular circulation should be emphasized through the creation of compact, interconnected walkable blocks.
* Ahealthy lifestyle should be promoted through an integrated system of trails and pedestrian connections.

» Narrow street sections should be provided to reduce surface runoff and reduce urban heat island effect.
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« Environmentally sensitive areas should be preserved
where possible.

» Existing structures and materials at the NVRG should
be reused where possible.

+ Features such as electric charging stations and
solar panels should be provided at key community
destinations.

*  Wherever applicable, the project should promote
community-wide awareness on sustainability through
outreach and education. Awareness techniques may
include, but not be limited to LEED certified buildings
incorporating signage on the sustainable design
features on the built environment, landscape signage
educating the community on sustainability techniques in
the natural environment, and community-wide classes
and seminars to make the residents aware of what they
can do to help.

* Incorporate horizontal mixed-use into the community to
create a walkable, pedestrian friendly community with
less need for automobiles.

» If possible, accommodate a public transit stop centrally
located near the core activity hub.

TIER 2 DESIGN GUIDELINES

The second tier involves a commitment to using sustainable
green building techniques. The technology exists to create
buildings that are smarter, more energy efficient, and
healthier than those of the past. Homes and commercial
buildings should be built incorporating the finest building
and energy saving techniques available. The sustainable
green building techniques that might be used in the built
form include:

» Passive energy should be used to reduce dependency
on mechanized energy systems.

* Recycled, refurbished or sustainability farmed building
products should be incorporated.

* A lifecycle analysis should be used when choosing
building materials.

* Homes and buildings should meet strict energy
performance standards by incorporating ENERGY
STAR compliant products such as appliances, building,
heating and cooling, and lighting products in an effort to
reduce greenhouse gas emissions.

* Reduce the energy consumption in homes by the use
of energy efficient design and construction methods.
These could include, but not limited to:
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*  High Performance Attics;

o High Performance Walls;

o0 High Performance HVAC Systems
o High Performance Windows;

o Tankless Water heaters; and

o Cooling Ventilation and house fans;

« Consider incorporating a “cool roof” which reduces the
amount of heat conducted to the building. This can be
achieved by using highly reflective or “cool color” roofing
products.

»  Outdoor lighting should incorporate fixtures that produce
light using light-emitting diodes (LEDs) which use at
least 75 percent less energy than incandescent lighting.

* Residences and public/commercial buildings should
be designed to accommodate electric vehicle charging
stations.

* Incorporating signage on the sustainable design
features on the build environment, specifically LEED
certified buildings.

* Homebuilders providing buyers with a system option
for the homes to include photovoltaic (solar) and solar
water-heating systems. Being solar-ready may include:

o0 Having a designated solar zone
o0 Adequate electric capacity
o Designated conduit and plumbing paths

+ Commercial parking incorporating photovoltaic (solar)
panels over the parking, or solar turbines located on the
light poles to harvest energy.

TIER 3 DESIGN GUIDELINES

The third tier involves a commitment to sustainable
landscape techniques. The desire to create community in
accordance with green building principles influences the
decisions regarding the landscape design, recreational
programming, and physical layout of each development
area. The sustainable landscape techniques that may be
used include:

« Drought tolerant plants should be selected to reduce
water consumption based upon:

o Their adaptability to the natural conditions of the
site.

WATSON RANCH SPECIFIC PLAN AMENDMENT
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o Protection and preservation of native species and
natural vegetation

o Disease and pest resistance
o Water-conserving plant and turf species

o Selection of plants from the East Bay Municipal
Water District’'s “Plants and Landscape for
Summer-Dry Climates” as the primary reference.

* Plant materials should be selected that promote a
diversity of flora and fauna.

* Recycled water for landscape should be considered to
reduce the consumption and demand of potable water.

* Pursuant to Zoning Ordinance Chapter 19.22.040 no
turf is permitted in front yards and in other areas turf
areas should be minimized.

* Low impact development principles should be
implemented to reduce the impact of the development
on the natural environment.

* Incorporate infiltration beds, swales, and basins into
the design of a project to allow water to collect and soak
into the ground, as required by local agency.

» Utilize pervious or porous surfaces (permeable pavers
or blocks) to minimize runoff.

* Encourage the use of rain harvesting or catchment
technologies (rain gardens, canisters, etc.)

*  Projects shall incorporate The City of American Canyon
Model Water Efficient Landscape Ordinance (MWELO)
into the design.

A.2.1 SUSTAINABLE LANDSCAPE

Sustainable landscape practices proposed for the WRSP
Area may include Low Impact Development techniques,
innovative irrigation technologies and water conservation,
drought-tolerant landscape, and energy conservation.

A.21.1LOW IMPACT DEVELOPMENT (LID)
LANDSCAPE

The term LID refers to storm water management techniques
that use vegetation and open space to optimize natural
hydrologic processes and reduce stormwater runoff.

WATSON RANCH SPECIFIC PLAN AMENDMENT

Areas incorporated within the WRSP Area that provide
treatment include NVRG, parks, community gardens,
detention basins and open space. All project areas should
incorporate the following sustainable landscape practices:

» Large canopy street trees should be used wherever
appropriate to intercept rainwater, encourage root
uptake, and facilitate evapotranspiration.

* Bio-retention systems in conjunction with vegetated
swales should be incorporated where appropriate in
open space and other landscape areas.

*  Where space allows, residential areas should include
landscape treatments that provide on-lot detention,
filtering of rainwater, and groundwater recharge.

*  Where suitable, permeable surfaces such as unit
pavers, turf block, gravel and permeable concrete,
should be used in place of paving;

» Tree and plant species for bio-retention and bio-swale
areas should be selected from the approved plant
palette shown in Appendix A.

A.2.1.2 IRRIGATION AND WATER
CONSERVATION

Irrigation systems should be designed to conserve water
resources by efficiently and uniformly distributing water.
Less watering, fertilizing, and chemical control required
for landscape design reduces the need for irrigation and
associated water use.

» lIrrigation design should follow California Department
of Water Resources ordinances, Napa County Water
Ordinances and tailored to the climate of American
Canyon.

 lIrrigation should be provided for plant establishment.

 All public areas, rights-of-way, and community
landscaping should have an automatic irrigation system.

* Use of low volume spray heads and drip irrigation
systems should be maximized.

* New irrigation techniques and drip irrigation systems
should be used for efficient delivery of water.

» Irrigation design should accommodate hydrozones
accordingly, separating high, medium and low water-
use plants.
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* Automatic irrigation systems should include a rain
shutoff valve or weather based control system.

» Shrubs and trees should be irrigated with a drip system
or MPR heads to provide deeper, more even watering
and promote water conservation.

» lrrigation controls should be screened from view from
the street by landscaping or attractive site materials.

» Soils should be mulched with 3 inches of organic material
to reduce evaporation, keep the soil temperature even,
and control weeds.

A.2.1.3 DROUGHT TOLERANT LANDSCAPE

* Plant selection should emphasize the use of native,
drought-tolerant, long-lived, pest-resistant plant species
that are well adapted to the climatic and soils conditions
of the site.

» Turf should be limited to parks or other active uses and
high visibility areas as allowable.

* Low groundcover and drought tolerant grasses should
be used as an alternative to turf wherever possible.

» Sustainable maintenance techniques should be used
through the use of organic fertilizers and weed/pest
control products through literature provided to future
residents, including local resources for procurement of
drought-tolerant plant materials.
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A.2.1.4 ENERGY CONSERVATION

* Planting design should consider location and orientation
when adjacent to buildings to maximize solar orientation
and reduce building heating and cooling.

* Landscape around buildings should be designed to
provide shading in the summer months and solar
access during the winter.

« Energy-efficient landscaping techniques are
encouraged such as use of local materials, and on-site
composting, to reduce green waste hauling.

A.3 Landscape Strategy

The landscape design for the WRSP Area emphasizes
drought-tolerant, native and edible landscaping and
provides abundant trees for beauty, definition of spaces,
habitat enhancement, and comfortable & healthy community
in American Canyon. Attractive and shaded streets, parks,
community gardens, buffers, and trails will establish strong
community character and quality living environments, both
in the near future and in the long term. In addition, the
WRSP incorporates green infrastructure or low impact
development landscape practices.

2 e o
Drought tolerant landscaping
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A.3.1 OVERALL LANDSCAPE DESIGN
GUIDELINES

The following design guidelines pertain to all initial planting
within the WRSP Area. As applicable, landscaping within
the WRSP Area will be subject to any special requirements
identified by soils or inherent drainage conditions.

Plant materials should be selected from the plant
palettes in Appendix A, with an emphasis on native and
adaptive plants, where appropriate.

Substitutions or additions may be considered based on
the suitability of the species in terms of similarity of form,
adaptability, tolerance to site soils, climatic conditions
or water quality, or other pertinent characteristics.

The plant list is not intended to be exhaustive but to
provide a clear guide for selection.

Additional plants may be used that are compatible
with this list and are consistent with the intent of these
Guidelines.

Plant selection should emphasize the use of drought-
tolerant, long-lived plant species that are well adapted
to the climatic and soils conditions of the site.

Planting design should consider year-round interest
and seasonal character through the careful use of
flower, leaf color and texture.

Landscape design should provide effective screening of
parking areas, retaining walls, utility enclosures, utility
cabinets, service areas, or transportation corridors to
reduce negative visual impacts.

WATSON RANCH SPECIFIC PLAN AMENDMENT

Screening landscape should incorporate evergreen
plant species in order to maintain year-round leaf cover.

Plant selection should avoid the use of tree species
with invasive root systems near utility lines and paving
and avoid the use of non-native, invasive species that
may spread into open space areas.

Street trees should be placed in parkway strips between
the curb and sidewalk, with drought tolerant shrub and
ground cover plantings to encourage sidewalk use.

Pedestrian trails or walkways with ornamental plantings
may provide enhanced landscape within the various
neighborhood communities.

Landscaping is required where development is visible
from major public roadways and public facilities
including trails.

Tree planting location and species should consider the
need to preserve solar access, views, and fire safety
requirements.

All plants should be carefully selected to avoid toxic
species that could be harmful to children or cause
allergic reactions.

Landscape plans for all areas where the developer is
required to install landscaping should be prepared by a
landscape architect registered to practice in the State
of California.

Community Garden
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A.3.2 COMMUNITY GARDENS AND EDIBLE
LANDSCAPE

The use of edible landscaping will be important in expressing
the healthy living theme of the WRSP Area. In addition to
NVRG and neighborhood gardens, edible landscaping may
be used almost anywhere in commercial and residential
sites, trails, parks, and other open spaces so that residents
can enjoy the benefits of edible plants integrated into their
daily lives.

* Planting should combine non-edible and edible
species such as combinations of fruit and nut trees,
berry bushes, vegetables, herbs, edible flowers, and
ornamental plants.

+ Edible landscape designs should resemble an
ornamental garden and create balance, unity, rhythm,
interconnection, and pattern in the landscape while
integrating a host of food-producing plants into the
design.

* Fruit-bearing trees, if used, should be planted to not
overhang paved areas or trails.

« Landscape design should emphasize the use of nectar-
producing and flowering plants that supply food, shelter,
and breeding habitat for beneficial insects that pollinate
edible crops and control pests.

* Gardens for butterflies, hummingbirds, and native bees
should be used.

« Climbing vines such as grape and kiwi should be used
for arbors, pergolas, fence lines, or trellises.

—

mn!nmj :

Sufficiently sized front porches to encourage use
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Distinct, visible balconies

A.4 Residential Design
Guidelines

While a well-organized land use and circulation plan is
important, it does not create a pleasant and memorable
community. ldentity deals with the perception of the
community as we experience it, not in plan form or from an
airplane. The intent of the residential Design Guidelines is
to craft architectural forms that create visually appealing
neighborhoods.

A.4.1 NEIGHBORHOOD CHARACTER
DESIGN GUIDELINES

Neighborhood character is based upon a combination or
circulation patterns, architecture, and landscape forms.
The following guidelines should be considered during the
neighborhood design process.

. Open ended cul-de-sacs should be utilized where
practical.

. Long stretches of homes should not back onto streets
or open space amenities such as parks and paseos.
Where homes back onto open space amenities, open
view fencing should be used.

. Inappropriate street termination points such as a
bedroom window or an alley should be avoided.

A.4.2 ARCHITECTURAL CHARACTER

Building on the character of the NVRG, residential
architecture should be form based and equally reserved

Signature detailing
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in the use of ornamentation. Materials such as smooth
stucco, wood, and metal roofing should be used. Detailing
should be of wood and metal. A mix of rich but muted colors

with bold accents can provide vibrancy to a streetscape.

Form-based architecture should result in simple structures
where gable and shed roofs with tower elements should
be used as accents and focal points.

A.4.2.1 CREATE VARIETY ALONG THE
STREETSCAPE

Creating building relationships and massing that
demonstrate variety and individuality will add to the sense
of place.

* There may be a mix of two and three story homes within
the community.

* Unvarying repetitive facades that present a monolithic
development should be avoided.

Appropriate change of materials to accent design intent

WATSON RANCH SPECIFIC PLAN AMENDMENT

Where practical, windows should be placed to minimize
privacy conflicts.

Visual interest in the streetscape should be created
through building articulation and a variety of forms
between buildings.

There should be varied wall plane lines.

There should be publicly visible balconies, veranda,
porches, and arcades.

Front porches should be sufficiently sized to be usable.

There should not be repetitive, unarticulated building
forms.

Unarticulated roof forms should not be set on a constant
wall plate height.

Smooth stucco finish with accent material
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A.4.2.2 PUBLICLY VISIBLE FACADES

Equal concern should be given to side elevations on corner
lots and rear elevations where visible to the public. There
should be articulation and relief on these “public” faces.

» The*wrapping” of articulation, materials and architectural
details on the sides and rears of homes should present
these sides to the public.

« Unadorned flat side and rear elevations should not face
onto open space areas and public streets.

* Porch elements are encouraged to wrap the corner at
corner lots.

+ Side elevations that face a public street should be
enhanced with additional windows, pop-outs or bays,
chimneys, stepped rooflines or balconies as appropriate.

A.4.2.3 MATERIALS AND DETAILING

Residential building materials should be appropriate to the
community character:

+ Signature detailing should establish the community’s
architectural character in form, color, and materials.

« Abruptly disharmonious and monolithic architectural
style, color, and material should not be used.

*  Where buildings are predominantly stucco, they should
have as smooth a finish as practicable. Heavy stucco
textures are strongly discouraged.

« Siding materials including stucco, lap siding, board and
batton, corrugated steel.

* Accent materials include brick, stone, tile, wood trim,
sills or headers, metal roofing, and wrought iron.

* Roofing materials should include dimensional

composite shingles and metal roofing.

* Half round gutters and round downspouts should be
used.

« Changes in materials should occur at inside corners
where the building plan changes direction, or where
they accent the design.

» Style “appliqué” details should be avoided.
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A.4.2.4 ENTRANCES

Entries should be given special attention as a whole
system including the door, side windows, porch and entry
wall.

. Entries should be inviting from the street.
*  Adequate weather protection should be provided.

*+  Where homes occur on corners opportunities to wrap
the porch to the side should be explored.

A.4.2.5 REDUCING THE VISUAL IMPACT OF
STREET-FACING GARAGES

Where street facing garages occur on single family
detached homes, lessening the impact of garage doors on
the streetscape is important in the creation of pedestrian
oriented neighborhoods

» Driveway pavement should be reduced to the minimum
functional width.

* Living space or architectural elements should be
forward of the garage doors.

» Sectional garage doors should have appropriate panel
detailing and window panels, and be recessed into the
building plane.

A.4.3 RESIDENTIAL LANDSCAPE
GUIDELINES

Each Neighborhood should further support the community
theme by providing private landscapes that connect and
blend into the larger setting and character of the WRSP
Area. Private landscapes include all private front yard
landscapes and any residential common area landscapes
such as those landscapes included as part of a Homeowner
Association. Private landscapes should contain a pleasing
mix of Neighborhood Identity plants as identified at the
end of this section.

The predominant ground plane in each lot should be
planted with groundcovers, turf or shrubs to maintain
an open character and view corridors throughout the
community while providing neighborhood identity. The use
of turf in the front yard is strongly discouraged.

Maintenance of residential landscape beyond the
establishment period shall be the responsibility of the
Homeowner, to the extent that it occurs within the legal
property of each lot; except for certain easement areas
on lots where the landscape will be established and
maintained by an HOA.
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A.4.3.1 WALLS AND FENCING

Fences and walls should be built according to the design
criteria and be of the materials indicated in these Design
Guidelines. Retaining walls over eighteen (18) inches in
height should be of masonry or poured in place concrete
construction, and any retaining wall over three (3) feet shall
not be installed without structural calculations developed
by a structural engineer. All wall locations, heights, and
finishes shall require approval of the City of American
Canyon.

Fencing and walls at property lines, and between
neighborhoods and adjacent to land uses are highly visible
and are a major component of the visual landscape. The
goal of fencing and walls in the WRSP Area is to maintain
an open park setting that unites and blends private
landscape with the lake, parks, open spaces and urban
areas while providing a sense of privacy and security to
homeowners with sound attenuation.

A.4.3.2RESIDENTIALLANDSCAPE GRADING
AND DRAINAGE

All site surface drainage from private landscapes should
be conducted to a storm water quality treatment system
by the Builder.

Mounding and earth berms are discouraged as part of
Private Landscape design.

Variety of shrubbery
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A.4.3.3 RESIDENTIAL LANDSCAPE
IRRIGATION

The WRSP is committed to water conservation and
the efficient use of water through innovative and
accepted irrigation practices. Irrigation designers
shall use current water use guidelines and tables,
state-of-the-art irrigation equipment, and automatic
controllers capable of multiple programming.

Drip irrigation is encouraged particularly in small
planting areas.

Overhead irrigation systems may be used in
larger planting areas.

Overspray onto paving, fences or walls should
be avoided and soil erosion should be minimized
by the use of in-line or in-head check valves.

Turf areas should be irrigated by an overhead
spray or rotor system or by subsurface irrigation
drip tubing. Overspray onto paving, fences or
walls should be avoided and soil erosion should
be minimized by the use of in-line or in-head
check valves.

All valves and equipment should be located
adjacent to buildings where feasible and visually
screened from public view.

No irrigation equipment should be located in
such a way so as to create a safety hazard to
persons or property.

Operating manual and scheduling charts should
be provided to all Homeowners, Maintenance
Companies, Associations, or Agencies.

Appropriate landscaping adjacent to sidewalks
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* As-built plans should be prepared and provided for any
Common Area Systems, such as may be used in HOA
or LLD jurisdictions.

A.4.3.4 RESIDENTIAL LANDSCAPE
PLANTING DESIGN

Planting layout and design should be conducted with
knowledge of plant material habits and varieties as a guide
for proper spacing and combinations. The ultimate size
and growth speed of plant materials should be considered
to achieve an interesting, diverse landscape effect.

* Residential Local Street trees should be chosen from
the appropriate Neighborhood Local Residential Street
Tree Lists.

A.4.3.5 PRIVATE COMMON AREA
LANDSCAPES RESIDENTIAL

Private Common Area Landscapes surrounding high-
density housing or alley-loaded units will be determined
by the Developer/Builder and should exhibit the landscape
characteristics of the Neighborhood in which it is located.
Planting materials should follow the same criteria and
Neighborhood Identity Plant lists.

A.4.4 RESIDENTIAL STREET
LANDSCAPING

The overall landscape design concept for public streets is
to create a distinct village by blending public and private
landscapes and reflecting historic materials and styles
found in the region. The landscape should also mirror the
organizing elements of surrounding rural and agricultural
landscapes

and emphasize connections between

Drought tolerant landscaping
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residential neighborhoods, using California adapted plant
species that provide scale, color and seasonal interest.

* All ‘ground plane’ landscape materials including shrubs,
groundcovers and turf should conform to the City of
American Canyon.

* Groundcover should be used in parkways on loop
parkways, collectors, enhanced locals, or residential
locals per the City of American Canyon.

* Any trees planted in parkways should be irrigated
separately from groundcovers and shrubs with
approved tree bubblers.

* Turf should not be allowed in medians or parkways.

* Project walls and private yard fences should be
landscaped with varying heights of plant materials and
a variety of vines within the right-or-way to provide a
pleasing appearance along the streetscape.

* In areas where adjacent parking lots are planned, a
minimum planting screen with a minimum height of
30 inches and a maximum height of 36 inches should
be designed through the use of shrubbery, landscape
berming, low walls, or a combination of these elements.

* All streets should have continuous street tree planting
located within parkways and medians.

* The street tree canopy should provide a sense of
enclosure, shade and separation of pedestrian and
vehicular uses.

» Street tree planting of Arterial Roads and Collector
Roads should provide continuity and orientation
throughout the community.

Residential landscaping
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BOTANICAL NAME

COMMON NAME

PLANT COMMUNITY

NEIGHBORHOOD PARKS

|RESIDENTIAL NEIGHBORHOOD
OPEN SPACE BUFFERS

TREES

QUARRY LAKE PARK

Arbutus 'Marina'

NCN

Arbutus unedo

Strawberry Tree

Betula pendula

European White Birch

Camellia

Camellia

Carpinus fastigiata

European Hornbeam

Cedrus deodara Deodar Cedar
Cercis canadensis Eastern Redbud
Citrus sp. Orange/Kumquat

Cupressus sempervirens

Italian Cypress

Eriobotrya deflexa

Bronze Loquat

Gingko biloba

Mainden Hair Tree

Lagerstroemia faurei

Crape Myrtle

Laurus nobilis 'saratoga’

Grecian Laurel

Liquidamber styraciflua 'festival'

American Sweetgum

Magnolia 'St. Mary's'

Magnolia

Malus sp. Apple

Maytenus boaria Mayten Tree
Melaleuca sp. Paper Leaf Tree
Melaleuca quinquenervia NCN

Olea europaea Olive

Palm trees Palms

Pistacia chinensis

Chinese Pistache

Pinus eldarica

Japanese Black Pine

Pinus pinea

Italian Stone Pine

Platanus acerifolia 'Columbia’

London Plane Tree

Populus nigra 'ltalica’ Lombardy Poplar
Prunus sp. Cherry/Plum
Prunus sargenti 'columnaris’ Sargent's Cherry
Punica granatum Pomegranate

Pyrus calleryana 'Chanticleer’

Flowering Pear

Pyrus calleryana 'Bradford’

Flowering Pear

Quercus agrifolia

Coast Live Oak

Quercus lobata

Valley Oak

Quercus virginiana

Southern Live Oak

Tilia cordata

Little Leaf Tilden

Ulmus parvifolia 'True green’

Chinese Elm

WATSON RANCH SPECIFIC PLAN AMENDMENT
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SHRUBS

Abelia x grandiflora Dwarf Abelia
Arbutus unedo Strawberry Tree
Aloe spp. Aloe
Arctostaphylos spp. Manzanita -
Artemisia 'Powis Castle' NCN

Camellia spp. Camellia
Ceanothus spp. Wild Lilac
Chondropetalum spp. Cape Rush
Cuphea hyssopifolia juncus spp. Rush

Cyanara cardunculus var. scolymus |Globe Artichoke
Dietes spp. Fortnight Lily
Feijoa sellowiana Pineapple Guava
Grevillea canberra 'Noellii' NCN
Hemerocallis spp. Evergreen Daylily
Lavandula spp. Lavender
Leucophyllum spp. Texas Ranger
Myrtus communis Myrtle

Nandina domestica 'Compacta’

Dwarf Heavenly Bamboo

Osmanthus fragrans

Sweet Olive

Penstemon spectabilis

Showy Penstemon

Perovskia atriplicifolia

Russian Sage

Phlomis fruticosa

Jerusalem Sage

Phormium spp.

New Zealand Flax

Potentilla spp.

Cinquefoil

Prunus virginiana

Chokecherry

Punica granatum

Non-Fruiting Pomegranate

Rhamnus spp.

Coffee Bush

Rhaphiolepis indica

Indian Hawthorn

Ribes spp. Currant

Rosa spp. Rose

Rosmarinus spp. Rosemary

Rubus fruticosus 'Triple Crown' Thornless Blackberry
Salvia spp. Sage

Salvia leucantha

Mexican Bush Sage

Santolina spp.

Lavender Cotton

Vaccinum ovatum

Evergreen Huckleberry

Viburnum spp.

Viburnum

Westringia fruticosa

Coast Rosemary

Woodluardia spp.

Giant Chain Fern

VINES

Actinidia deliciosa

Kiwifruit

Campis radicans

Trumpet Vine

Distictis buccinatoria

Blood Red Trumpet Vine

Gelsemium sempervirens

Carolina Jasmine

Jasminum polyanthum Pink Jasmine
Parthenocissus tricuspidata Boston Ivy
Passiflora edulis 'Maypop' Passion fruit
Vitis spp. Grape
Wisteria spp. Wisteria

I iEmn mnmme
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GROUNDCOVER

Abelia Prostrate Form

NCN

Arctostaphylos spp.

Prostrate Manzanita

Ceanothus spp.

Prostrate Wild Lilac

Coprosma spp.

Coprosma

Cotoneaster spp.

Cotoneaster

Fragaria chiloensis

Wild Strawberry

Fragaria x ananassa

Garden Strawberry

Juniperus spp.. Juniper
Lantana montevidensis Lantana
Myoporum parvifolium NCN

Rosa spp. Groundcover Rose
Rosmarinus spp. Rosemary
Salvia spp. Sage
Tuecrium spp. Germander
Thymus spp. Thyme
Trachelospermum asiaticum Jasmine
Verbena spp. NCN
GRASSES

Acorus spp. Forest Grass
Carex spp. Sedge
Eleocharis spp. Spike Rush
Festuca spp. Fescue
Juncus spp. Rush
Leymus spp. Wild Rye
Miscanthus spp. Eulalia Grass
Muhlenbergia capillaris Hairy Awn

Pennisetum spp.

Fountain Grass

TURF

Fescue Turf

Fescue

Festuca rubra

No-Mow Fescue

WATSON RANCH SPECIFIC PLAN AMENDMENT
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» Specific tree species and tree spacing should conform
to the specific guidelines described in this section.

» Street tree planting on enhanced local roads and local
residential roads should be designed to encourage
pedestrian use, shorten the perception of walking
distances and provide shade and seasonal interest.

» All street trees located within five feet (5°) of any paving
or utilities should be provided with root barriers as
approved by the City of American Canyon.

» All street trees should be planted from minimum 15
gallon box containers.

* The ground plane in the parkways on Collector Streets
should have irrigation systems separating planter
zones from the tree zones

+ The planting area between the back of sidewalk and the
right-of-way on Collector Streets should be planted with
a combination of shrubs and groundcovers according
to the adjacent land use and the presence of walls.

« All street trees planted in the right-of-way or adjacent
easement on Local Streets should be from 15 gallon
box containers and planted a minimum of 30’ on center
in single straight rows in the parkway.

¢ Community entry nodes should be enhanced with
accent trees and shrubs to further define and enhance
vehicular and pedestrian circulation.

+ Parkways along Residential Local Streets should be
groundcover as approved by the City of American
Canyon with street trees from the approved list at the
end of this section.

« Each street tree in the parkways should have irrigation
systems separating planting area zones from the tree
zones.

» Street trees on Residential Local Streets should be a
minimum 15 gallon box container size, have a caliper of
not less than 1-1/2 inches and have a minimum crown
size of three feet in diameter per the City of American
Canyon.

« All proposed street trees and designs should be based
on most currently available guidelines and approved
lists form the City of American Canyon.

» Lists of Residential Local Street trees for use in each
of the neighborhoods are provided at the end of this
section.
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A.4.5 RESIDENTIAL LIGHTING
GUIDELINES

The goal for the site lighting design is to provide
a comfortable level of illumination that meets the
community’s needs for orientation and safety in a way that
complements the aesthetic qualities of the architecture
and surrounding environment. A family of light fixtures is
selected for the development that recognize the different
qualities of the land uses while creating a consistent
design theme throughout the community. The quality of
the light fixtures, the lighting intensity, and source controls
provide criteria that will establish a high quality experience
to this important aspect of design.

» High efficiency fixtures and sophisticated optics should
be used to direct light where it is needed without
creating excessive glare.

* Long lasting LED lamps should be used to minimize
energy use and lamp replacement.

» Lights should be placed where they are needed for
specific uses, rather than a continuous foot-candle
requirement across the site, allowing for the appreciation
of the dark sky in the residential neighborhoods.

» To preserve the quality of a dark sky at night, high
intensity light fixtures should include a shielded light
source that reduces the view to the light source.

» Pole lights are proposed for the lighting of the streets in
the neighborhoods. The fixtures should have a shielded
light source, with optics that direct the light down to the
ground so that the light source is not visible outside of
the light distribution area.

+ Street identification signs and traffic control signs
should be mounted on light poles to integrate these
elements into the design and minimize the number of
poles at intersections.

* Pole lights used for residential streets should be placed

in parks to preserve the quality of the overall community.

* Low intensity lighting in some of the park spaces should
be used to provide orientation and a sense of security.

* Pole lighting should be used along the multi-purpose
path throughout the community to encourage use of
this amenity into the evening.

» Lighting should provide an even distribution of light that
minimizes glare.

WATSON RANCH SPECIFIC PLAN AMENDMENT
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* No direct view to light sources should be visible from
off site.

*  Where lighting is provided, fixtures should utilize house
side shields and cut-off optics to reduce light spill over
the property line.

» Pedestrian pole light fixture locations should not conflict
with the pattern of tree planting along the roads and
parking lots.

* Pole-mounted lights should be used sparingly in the
Civic Park Plaza and the use of illumination encouraged

for pedestrian circulation and less ambient light at night.

e llluminated bollards should be used primarily along
pedestrian pathways to encourage evening strolls.

* Accent lighting should also be used sparingly and
primarily for the use of highlighting nodes or destination
spaces.

A.4.6 RESIDENTIAL MAILBOX DESIGN
GUIDELINES

¢ Mailbox materials should be consistent with architectural
theme.

* Multibox stations should be designed to replicate
architectural details and colors.

A.5 Napa Valley Ruins &
Gardens Design Guidelines

The mixed-use NVRG is a unique area made up of
several different uses including retail, residential, office,
commercial, visitor service including hotel and events
center, entertainment, recreation, civic, and community
facilities. This blending of uses creates an urban fabric
with distinct, yet connected areas.

As the “heart” of the WRSP Area, the NVRG creates the
hub of activity for the overall community. The quality of
design is important to the perception of the Watson Ranch
community. Architecture and landscaping should create a
village atmosphere where people are comfortable to mix
and mingle and desire to return to over and over again.

A.5.1 COMMUNITY CHARACTER DESIGN
GUIDELINES

The NVRG will create a strong focal point for the new
community. While having the flexibility to be the setting
for community gatherings and special events, the area
must also provide for comfortable, more intimate resting
spaces. This is a place where all residents and visitors
should feel comfortable whether they are a participant in
an activity such as an art fair or street performance, or
quietly sipping coffee, spending time with family, shopping,
people watching or playing checkers.

A.5.1.1 THE PEDESTRIAN ENVIRONMENT

NVRG should create an environment where people are
comfortable walking and spending time, and should
incorporate the following Design Guidelines:

Linear outdoor seating, along sidewalks

WATSON RANCH SPECIFIC PLAN AMENDMENT

Enclosed outdoor seating, in a courtyard
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*  Provide for a mix of sizes of businesses that creates a
pedestrian friendly atmosphere.

» Create strong pedestrian links to the rest of the WRSP
Area.

» Provide unique and pedestrian scaled lighting fixtures.

« Trellis, awnings and other weather protection devices
are encouraged.

« Significant intersections should be highlighted with
bollards, street furniture, special paving, accent trees
and opportunities for monumentation or public art.

Outdoor seating areas should be provided to create
gathering places for residents and visitors in order to
enhance a village atmosphere.

* Focal points should be created with features such as
signature landscaping, fountains, outdoor performance
areas, or opportunities for public art.

* A generous amount of outdoor seating should be
provided and should include both sunny and sheltered
areas.

* Both hard surface and planted areas should be
incorporated into the design.

» Existing concrete plinths should be investigated for
inclusion in the design as seating elements.

The pedestrian linkages are an important feature of the
mixed-use environment. These areas should be furnished
with enriched materials and furnishings that create a
comfortable, convenient, and entertaining experience.
With the exception of features created as public art, the

Buildings relate to the street
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furnishings should be in a similar family of style, color, and
finish to create a refined and uncluttered appearance.

» Seating areas should be created using benches, chairs,
seat walls, and steps and may include informal seating
on raised planters, steps, and benches cast into the
plaza areas.

* Newspaper racks should be of one cohesive design
and integrated into the landscape design.

* Bicycle parking should be integrated into the landscape
design to place these elements in a discrete manner, or
be of unique design as public art.

* Bollards may be placed to provide separation from
autos at pedestrian crossings.

e Trash and ash receptacles should be placed at
convenient locations.

Various decorative paving material should be incorporated
into the design.

e Locations include pedestrian crosswalks, prominent
pedestrian intersections, building entries, gateways,
social activity areas and other focal points.

« Paving materials should

architecture.

A.5.2 NVRG ARCHITECTURAL DESIGN
GUIDELINES

The architectural character of the NVRG is intended to
create a unique and memorable place within the City of
American Canyon and the region. The aesthetic draws
from the visual strength and simplicity of the concrete

complement adjacent

Distinct but related forms and material use to create a sense of place
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ruins as well as from the vineyard heritage of Napa County.
Even though the ruins are over 100 years old, their simple
shapes form a very contemporary backdrop for the
community.

A.5.2.1 BUILDING ENTRANCES

» Buildings should be oriented to face streets or other
public spaces.

e Entrances should be well marked, articulated, and
oriented to streets and open space.

* Entrances should provide opportunities to create
unique addresses along the street through use of
elements such as distinctive form, detail, materials,
color, ornament, lighting and signage.

» Street addresses should be clearly displayed and must
comply with applicable sign regulations (see Section
6.5 for signage regulations).

+ Entrances to uses above the ground floor should be
identifiable as building entrances.

* The design of a secondary side or rear entry should be
architecturally related to the front entry and enhanced
with detailing, trim, and finish consistent with the
character of the building.

A.5.2.2 MASSING AND FORM

* Roofs should match the building in terms of style,
detailing and materials and should contribute expressive
and interesting forms that add to the overall character
of its environment.

Use of trelli /awning o weather protction and told a pedestrian scale
to street level
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The location, spacing, materials, and colors of
downspouts, gutters, scuppers, and other roof
drainage components should be incorporated into
the architectural composition of the fagade and roof.
Downspouts should be concealed within walls or
located to harmonize with window spacing and fagade
composition.

Any mechanical penthouses and stair towers should
appear as integrated building forms and shall be
structures that complement the design of the building
through the use of similar materials, colors, finishes
and architectural details.

Rooftop equipment should be located away from the
street edge and/or screened so that it is not visible
from streets or other public spaces. Screening should
complement the design of the building through the use
of similar materials, colors, finishes and architectural
details and appears to be an integral part of the
building’s form.

Attached equipment such as solar collector panels,
antennas, satellite dishes, etc. should be integrated
into the project architecture or screened from view.

The main area of the ruins creates a series of cloisters.
New buildings within the cloisters of the ruins should have
a contemporary aesthetic.

Any building within the southern cloister should have
a prominent roof shape that pays homage to the roof
structure on the round building. This bold form would
create a focal point within the ruins complex.

!
0/

Long walls punctuated with 3 dimensional details
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* Architecture within the NVRG should be form based,
and not rely on ornamentation.

+ Building should have lines clean and shapes that define
interior space.

» Commercial structures should have strong simple forms
that are made up of fairly monolithic materials such as
concrete and stucco.

*  Wood and metal detailing should be used to soften
these simple forms.

The residential uses within the NVRG should respect the
same aesthetic. Town homes or condominiums should
create an urban streetscape. They should address the
street as row homes with front porches or stoops.

A.5.2.3 BUILDING FACADES FACING PUBLIC
SPACES

Public visible facades of all buildings should have the same
level of articulation and quality of details and materials as
the front of the building.

*  Wherelong expanses of blank wall are unavoidable, they
should be articulated and softened with 3-dimensional
details, planters, vines and other landscaping.

* A composition of distinct but related forms should be
used.

» Loading and service areas for commercial uses should
be integrated into the overall building composition.

Architecture and material of existing ruins set a precedent
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Strong simple concrete / stucco forms with wood and m’e‘tal details

Use of high quality material in pubic spaces
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* Architectural enclosures should be designed as integral
elements of the building architecture

» Long unbroken forms and flat planes are discouraged.

Buildings facades facing public spaces should incorporate
3-dimensional facade elements that lend a pedestrian
scale to the street level.

« Trellises or permanent awnings should be incorporated
where appropriate for shade and weather protection.

* Arcades, wide overhangs, deep reveals, permanent
awnings, etc. should be used.

Roof design should be integral to the overall building
design.

» Parapets should screen rooftop mechanical equipment
from ground level view.

« Tower elements should be included at key locations to
provide points of interest along the streetscape.

* Roofline variation should be created by differing plate
heights.

A.5.2.4 BUILDING MATERIALS

Building materials should be appropriate to the community
character and suited to commercial construction.

* Materials such as stucco, masonry, storefront glazing
and well-detailed precast concrete should be used.

* Accent materials such as brick, stone, tile, and anodized
or painted metals should be used.

A e
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Facades facing public spaces with articulation Color and material relate to the context
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* Any changes in materials should occur at inside corners
where the building plane changes direction.

«  Mirror glazing should not be used.

*  Where used, stucco should have with as smooth a finish
as practicable. Heavy stucco textures are discouraged.

¢ Accent materials include stone; tile; wood trim, sills or
headers; metal roofing and wrought iron.

* Roofing materials include dimensional
shingles and metal roofing.

composite

* Half round gutters and round downspouts should be
used.

* Changes in materials should occur at inside corners
where the building plan changes direction.

¢ Color and material changes should occur at inside
corners.

«  Mirror and reflective glass is discouraged.

* Vinyl and aluminum siding is discouraged.

» Brick, stone or other masonry should not “float” above
the ground plane, but must be detailed such that it can
continue either to the ground or to a concrete shelf or
edge in the foundation so that its “weight” is visually
supported. Simulated finishes must be a level of quality
to appear authentic.

- > - ‘ : 5 .‘ I‘ i.
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Ornamental street perimeter that compliment the architectural style of the buildings

A.5.3 NVRG LANDSCAPE DESIGN
GUIDELINES

Landscaping of the NVRG will draw heavily from classic
images utilizing olive trees, ltalian Cypress, lavenders,
roses and a variety of ornamental grasses. The center
cloister should include unique paving materials specially
selected to enhance the outdoor experience, along
with providing for formal functions. Shade tolerant plant
materials should be encouraged for landscape planters
and interior low light situations. The central portion of
the NVRG should incorporate both soft surface materials
and unique organic paving, a formal fountain, and
formal planting areas to allow for large gatherings and
functions. Around the perimeter of the ruins the planting
concept should be reminiscent of an Italian hill town, with
a variety of soft textures and flowing landscape. Olive
trees, ornamental grapes coexist with the stark lines and
dramatic shapes of the ruins, softening edges and defining
spaces.

A.5.3.1 NVRG PLANTING DESIGN
GUIDELINES

* Olive trees, turf areas, and ornamental grasses should
dominate the landscape adjacent to the ruins structures.

» Turf areas should foster outdoor spaces and gathering
areas.

* Ornamental grasses should be used primarily to convey
informality and rustic charm.
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* Olive trees should be planted in rows symbolic of
orchards in Italy and the Napa Valley.

« Lavenders, roses, and evergreen groundcovers should
be primarily used to enhance entries, highlight sitting
areas, and line walkways.

A.5.3.2 NVRG STREET FURNITURE/
SEATING DESIGN GUIDELINES

Street furniture will add to the unique architectural
environment of the NVRG.

»  Street furniture should be designed to foster comfortable,
accessible, interactive public areas.

» Street furniture should be constructed of durable non-
weathering materials utilizing recycled or eco-friendly
materials where practical.

» Seating should be provided with a variety of furnishings
such as benches, chairs, and low walls with landscape
features such as salvaged plinths.

+ Other street furniture should include waste and
recycling receptacles, decorative planters and pottery,
bicycle racks, flag poles, and drinking fountains.

A.5.3.3 NVRG PARKING LOT LANDSCAPING
DESIGN GUIDELINES

+ Landscaping for parking areas should include large
dome-shaped canopy trees to provide shade in hot
summer months while allowing winter sun exposure.

» Parking lot trees should have root barriers.

* Understory planting should be primarily with low-growing
(+24”), drought tolerant, evergreen groundcover or
grasses.

A.5.4 NVRG LIGHTING DESIGN
GUIDELINES

These lighting design guidelines provide criteria that will
provide a comfortable level of illumination that meets the
community’s needs for orientation and safety in a way that
complements the aesthetic qualities of the architecture
and surrounding environment. A family of light fixtures is
selected for the development that recognize the different
qualities of the land uses while creating a consistent
design theme throughout the community. The quality of
the light fixtures, the lighting intensity and source controls
provide criteria that will establish a high quality experience
to this important aspect of design.

A541LIGHTFIXTUREDESIGN GUIDELINES

* High efficiency fixtures and sophisticated optics are
encouraged to direct light where it is needed without
creating excessive glare.

* Long lasting high pressure sodium lamps are suggested
to minimize energy use and lamp replacement.

* Lights should be placed where they are needed for
specific uses, rather than a continuous foot-candle
requirement across the site, allowing for the appreciation
of the dark sky in the residential neighborhoods.

+ To preserve the quality of a dark sky at night, high
intensity light fixtures should include a shielded light
source that reduces the view to the light source.

Lighting integrated to the landscape to highlight gathering spaces

WATSON RANCH SPECIFIC PLAN AMENDMENT
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* Plazas and walkways should utilize a combination
of decorative pedestrian scale pole and illuminated
pedestal or bollard lights selected to complement the
architectural style of the buildings.

*  Wall mounted fixtures should be used where appropriate
on the building elevations to supplement the pole lights
and to complement the building architecture and should
be scaled appropriately.

« Arms for banners and flower baskets should be provided
in the main street and plaza areas to provide seasonal
decorative opportunities and add a festive quality to the
environment.

» Special lighting features to further animate the spaces
encourage nighttime use. Ambient lighting such as pole
mounted low intensity “string of pearl” lights as well as
uplights and lanterns in trees are concepts that would
be appropriate to create festive lighting.

*  Wall mounted niche lights may also be used to provide
indirect light sources to further articulate walls, steps,
and signs within the plaza.

5.4.2 PARKING LOT LIGHTING DESIGN
GUIDELINES

« Parking lots should be lit with a high efficiency pole
fixture to provide an even distribution of light while
minimizing glare.

* Lamps combined with sophisticated optics and sharp
cut off features should be selected to direct all of the
light to the ground.

| —
Signs that are unique and reflective of the industrial history of the site
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5.4.3 RUINS LIGHTING DESIGN
GUIDELINES

» Lighting for the ruins surrounding gardens should
include a unique monument pilaster light.

5.4.4 LANDSCAPE LIGHTING DESIGN
GUIDELINES

Landscape lighting is designed to contribute to the
extended daily use of mixed-use districts. Lighting helps
to create welcoming visible spaces and accentuates
design features such as public art, concrete columns and
pedestrian travel routes.

Pole mounted lights should be used for socializing and
active use areas.

¢ |lluminated bollards should be used for circulation and
travel routes.

* Ambient lights should be uses for entries, steps, and
tree up-lights.

* Landscape lighting for the NVRG should be designed
primarily for accent purposes.

* Small accent lighting may be used for the up-light of
trees, ambient light for specimen planting, building
edges, steps, and entries.

A.5.5 SIGNAGE DESIGN GUIDELINES

These guidelines are intended to result in functional,
attractive signage incorporating a high level of design,
graphics, and efficient maintenance throughout the WRSP
Area. These signage design guidelines apply to retail,
office and, other commercial uses.
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All signage within the WRSP Area shall conform to the
specific requirements, spirit, and intent of the City of
American Canyon code provisions regulating signage,
unless otherwise stated. If there are any inconsistencies
between the City of American Canyon regulations and the
WRSP, the guidelines in the WRSP will take precedence.

5.5.1 GENERAL SIGN DESIGN GUIDELINES

The building architecture should be designed to
accommodate signage and other graphics as an integral
part of the building design.

* llluminated signs should be fixed and directed to control
and avoid light pollution

« Individual letter characters are encouraged.

* Metal signs may be made of aluminum, brass, bronze,
copper, or stainless or welded steel.

* Raised “Halo” letters on building face; pedestrian
oriented blade signs; sculptured cantilevered signs;
non-internally lit signs with lighting from a secondary
source; and artistic neon signs backed by building face
or storefront are encouraged.

» Signage is intended to be unique and original for each
establishment and executed with a high degree of
craftsmanship.

Community art

WATSON RANCH SPECIFIC PLAN AMENDMENT

A.6 Community Art and

Monumentation
A.6.1 COMMUNITY ARTS PROGRAM

The WRSP strongly supports the inclusion of community
art as an enrichment of the public community space. Art
blended with urban design in the NVRG can add value to
the experience of the place. Community art should not only
be an individually commissioned pieces, but an attitude
towards the elements that make up the public realm as
experienced within a community. Given the unique identity
established by the NVRG, community art can have a

complementary role in energizing and defining the spaces.

The NVRG may include items such as:

» Athoughtful and carefully selected lighting program that
uses fixtures to establish a character.

other

e Adding banners and hanging planters or
decorative items to lighting fixtures.
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» Special paving to highlight areas within the community
of special interest.

* Low walls and seating areas that are designed to
encourage pedestrians to linger and fully experience a
space.

* Landscape architecture elements such as custom
benches, trash receptacles or bike racks.

* Rethinking standard infrastructure items such as man
hole covers and tree grates, that typically are “off the
shelf’ items, but in focal point places, can be created
as a custom art piece.

* Incorporating focal points for commissioned permanent
or rotating art.

* Preservation of particularly creative graffiti art on the
ruins themselves, or wall space dedicated to shows of
street art.

* Providing small venue spaces for performance art.

* Building facade elements such as mosaics, frescos and
custom iron work.

* A custom wayfinding/community signage program.
* Interactive fountain or water elements.

Key to the quality of the community environment is
eliminating visual clutter by creating a cohesive program
of street furnishings such as trash receptacles, and
newspaper vending fixtures. These features should be
provided on a community wide basis and are regulated as
part of the WRSP.

Creating a sense of place

Community Identification » o A Freestanding tower
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A.6.2 COMMUNITY MONUMENTATION

A cohesive program of community identification; form the
community threads which tie all aspects of the community
together within the context of varied architecture.

Community monumentation is a strong visual element that
defines and enhances a community’s special sense of
place. These elements define a district within the greater
context of a town. The community’s personality is displayed
by these features. The icons of classic communities are
traditionally monuments that signalize your arrival and an
entry or focal point.

» The palate of identification for the WRSP Area is based
upon the free standing monuments that exist as part of
the ruins.

* The monumentation may include pilasters, low walls, or
strategically placed pieces of community art.

* They may also be a focal point created as an element
of a building such as a tower, or a publicly visible
landscape or retaining wall.

The design of the community identification is unique and
takes its cues from the ruins. Materials have a permanence
to them, complement the architecture of the community or
create a counterpoint, and may include materials such as
steel or other metals, concrete, tile, brick, stone and glass.
A typical pilaster monument is shown here.

Monumentation locations are identified on the following
plan:

A.7 Walls and Fencing
Design Guidelines

A.7.1 GENERAL DESIGN GUIDELINES FOR
WALLS

* Walls and fences are to be minimized to the
greatest extent possible and their design should be
complementary to the building architecture.

» Site walls should be made of materials complementary
to the building architecture palette.

* Walls, which are located in visually prominent locations,
should be decorative and faced with a material such as
stucco or stone.

* Concrete retaining walls should only be used where
necessary for structural and spacial requirements.

WATSON RANCH SPECIFIC PLAN AMENDMENT

* Plantings should be utilized to minimize the visual
impact of all retaining walls.

»  Walls, fencing materials and colors should complement
adjacent architecture. Typical fence designs are shown
here.

A.7.2 GENERAL DESIGN GUIDELINES
FOR FENCES, SOUNDWALLS AND VIEW
FENCES

* Fences throughout residential landscapes should be
constructed of wood, metal, masonry, or a combination
of these products to maintain the community theme and
provide continuity.

* There are four (4) distinct levels of fencing and walls,

such as standard privacy fencing, enhanced privacy
fencing, enhanced soundwalls, and view fences.

« Standard six-foot (6’) high privacy fencing of a ‘good
neighbor’ type should be used on all fences located
between private lots which are not visible to the
public view.

T

Traditional residential wood fence
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* Fencing should be constructed of weather-resistant
wood products and should have a continuous wood cap
covering the ends of all posts and fence boards.

» All wood fencing should be sealed and stained with
clear finish products.

A.7.3 RESIDENTIAL NEIGHBORHOOD
FENCING DESIGN GUIDELINES

* Enhanced 6’ high privacy fencing should be used on any
fence visible to the public view and should be created
using weather-resistant wood products, an enhanced
horizontal ‘decorative’ top, a horizontal ‘plain’ bottom,
and decorative post caps.

» All wood fencing should be sealed and stained with
clear finish products.

» View fences should be located along any property line
between public and private property which abut the
public open spaces such as the parks and areas where
landscape views are to be maintained.

* View fences should be 6’ in overall height from finish
grade and should be constructed primarily using wire
mesh and decorative tubular steel.

*  Where no low wall or fence defines the front yard, side/
rear fences between homes should be set back at least
eight feet from the fronts of garage.

A.8 Crime Prevention
Through Environmental
Design (CPTED) - Design
Guidelines

CPTED design guidelines should be used during all pro-
cesses of the design, from initial concept planning to execu-
tion and also at all levels, from community wide planning to
individual homes.

The four elements of CPTED include:
1. Natural Surveillance

Natural Surveillance is a design concept directed primar-
ily at keeping intruders under observation. It utilizes design
features to increase the visibility of a property or building.
The proper placement and design of windows, lighting, and
landscaping increases the ability of those who care to ob-
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serve intruders as well as regular users, and thus provides
the opportunity to challenge inappropriate behavior or re-
port it to the police or the property owner. When natural sur-
veillance is used to its greatest advantage, it maximizes the
potential to deter crime by making the offender’s behavior
more easily noticeable to a passing individual, police patrol,
or private security detail.

It also involves providing a good visual connection between
residential and/or commercial units and public environ-
ments such as streets, common areas, parks, sidewalks,
parking areas and alleys.

2. Natural Access Control

Natural access control employs elements like doors, shrubs,
fences, and gates to deny admission to a crime target and
to create a perception among offenders that there is a risk in
selecting the target. The primary thrust of an access control
strategy is to deny access to a crime target and to create
a perception of risk to offenders. Physical and mechanical
means of access control-locks, bars, and alarms can sup-
plement natural access control measures if needed. Afence
around a neighborhood playground is an example of an ac-
cess control measure that protects children from wandering
off and inhibits entry of potential offenders.

3. Territorial Reinforcement

Territorial reinforcement employs such design elements as
sidewalks, landscaping, and porches to help distinguish be-
tween public and private areas and helps users exhibit signs
of “ownership” that send “hands off” messages to would-be
offenders. The concept of territorial reinforcement suggests
that physical design can create or extend a sphere of terri-
torial influence and potential offenders perceive that territo-
rial influence. For example: low walls, landscape and pav-
ing patterns to clearly define the space around a unit entry
as belonging to (and the responsibility of ) the residents of
the unit.

4. Maintenance

Lastly, care and maintenance allows for the continued use
of a space for its intended purpose. Deterioration and blight
indicate less concern and control by the intended users of
a site and indicate a greater tolerance of disorder. Proper
maintenance protects the public health, safety and wel-
fare in all existing structures, residential and nonresiden-
tial, and on all existing premises by establishing minimum
requirements.

WATSON RANCH SPECIFIC PLAN AMENDMENT
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APPENDIX B GENERAL PLAN CONSISTENCY

B.0 General Plan Policy

A “town center” should be established in proximity to the closed basalt plant which functions as the symbolic center of
American Canyon. A wide diversity of uses characterized by a high level of activity should be accommodated, including
government, retail, office, service, entertainment, housing, and open space. The center should be developed as a pedestrian-
oriented village that is physically linked by pedestrian and bicycle trails and other elements to surrounding neighborhoods
and districts.

Watson Ranch Specific Plan (WRSP) calls for housing, parks and open space, and a non-residential component — the
Town Center Mixed Use area (TC-1 MU) also referred to as the Napa Valley Ruins & Gardens (NVRG), which allows retail,
entertainment, hotels, events center for weddings, receptions, farmers’ market, restaurants, winery, wine tasting and related
uses. The WRSP also provides a site which would allow public and or private community facilities such as church, day care,
non-profit community-oriented service or government offices.

The WRSP will function as the symbolic center of the city due to the following aspects:
» Retention of iconic structures such as the rotunda building.
» High level of activity programmed for the TC-1 MU area, including both public and private functions.

*  WRSP Circulation Plan includes multi-use trails which link TC-1 MU subarea to the remainder of the WRSP, existing
residential neighborhoods, and other off-site destinations.

B.1 Land Use Element

1.6.7 Work with local agricultural producers to consider the possible establishment of farmers markets, festivals,
site tours, and other events that emphasize the agricultural and rural character of the region. (1 1.23)

1.11.8 Require that any lands proposed for dedication to the City (parks, schools, etc.) be usable and appropriate
for the intended use and a source of funds to maintain the area be confirmed to ensure that inappropriate costs are
not shifted to the City. (11.1,11.2,11.4,11.5, and | 1.8)

Events and festivals open to the public such as a farmers’ market and community gardens are allowable uses for the TC-1
MU area.

Chapter 9 (Implementation) proposes the establishment of a Community Facilities District (CFD) and/or a Lighting
Landscaping Assessment District (LLAD) to pay for the cost of public park maintenance, street lighting and other similar
improvements. There will be Homeowners Association (HOA) for the residential portion of the WRSP. The HOA will maintain
any private recreational facilities and common areas. See Implementation Chapter for financing information.

1.12.1 Accommodate the development of parks, schools, libraries, community meeting facilities, religious facilities,
and similar community-serving uses in all residential areas, provided that they are compatible with the intended
residential function and subject to City review and approval. (11.1,11.2,11.4.11.5, and | 1.8)

1.15.4 Require that mixed use structures and sites be designed to mitigate potential conflicts between the
commercial and residential uses, considering such issues as noise, lighting, security, and truck and automobile
access. (11.1,11.4,11.5,1.11, and 1.14)

1.15.5 Require that mixed-use developments be designed to provide adequate transitions with adjacent land uses,

which may include horizontal and vertical setbacks, landscape, screening elements, and similar techniques. (1 1.1,
11.4,11.5,1.11, and 1.14)
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1.18.4 Require that entertainment, drinking
establishments, and other uses characterized by high
levels of activity provide adequate physical, safety, and
operational measures to prevent negative impacts on
adjacent properties. (11.1,11.4,11.5,11.11, and 1 1.12)

1.19 Provide for the development of a Town Center that
physically and functionally serves as the symbolic and
identifiable focus of community activities and events
for the City of American Canyon and which is a regional
destination within Napa Valley. The Town Center shall
have two principal land use areas: (s) Town Center Core
Area, and (b) Town Center Residential Neighborhoods.
The Town Center Core Area shall mean the area around
the basalt industrial ruins which will be developed
with the land uses described in Policy 1.19.2 below to
create a the residential areas portion of Town Center
that surrounds the Town Center Core Area, which shall
be developed with land uses described in 1.19.4 below

The WRSP designates land for public parks. Other
community facilities which may be developed as day care or
other community facilities are allowable uses in the NVRG.

While the TC-1 MU Land Use Category provides a list of
allowable uses and development standards, the precise
nature and intensity of such uses cannot be determined at
the time of consideration of the WRSP.

Potential conflicts between residential and commercial uses
will be addressed in the context of subsequent approval
when there is a specific development proposal.

The WRSP hastwo sub-areas: (1) Watson Ranch Residential
and (2) NVRG. The Watson Ranch Residential provides
residential neighborhoods surrounding the nonresidential
uses in the NVRG subarea. The allowable uses and the
proposed public improvements within the NVRG:

» Provide a focal point for community activities.

* Functions as a regional destination with such allowed
uses as a hotel, winery, and specialty retail and events
center.

1.19.1 Ensure that the Town Center shall have two
principal land use areas: (a) Town Center Core Area,
and (b) Town Center Residential Neighborhood.

1.19.2 Require that the Town Center Core Area will
be the “downtown” for the City of American Canyon,
centered around the basalt industrial ruins and quarry
lake, including:

a. A rich diversity of land uses which may include
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government and community services, retail commercial,
professional offices, entertainment, restaurants,
cultural facilities (museums, libraries, etc.), visitor-
serving facilities (hotels, information centers), event
center/conference center, wineries, transit, parking,
variety of housing types including single family
attached and detached, townhouses, condominiums,
mixed-use and apartments, and public park and other
amenities;

b. A plaza to facilitate community gatherings and events.

1.19.3 Require that the Town Center Core Area
is surrounded by the Town Center Residential
Neighborhoods in order to satisfy the City’s need for
housing and to support the economic vitality of the
commercial uses within the Town Center Core Area.

1.19.4 Provide for a broad range of housing types
within the Town Center Residential Neighborhoods,
including single family detached, attached single family,
townhouses, condominiums, and apartments

The WRSP consists of two principal land use areas. The
Town Center Mixed Use area NVRG(MU) corresponds to
the Town Center Core Area. The remainder of the WRSP
consists of residential uses, corresponding to the Town
Center Residential Neighborhoods.

The TC-1 MU area provides for a diverse range of land uses.
The land uses allowed include: specialty retail, restaurants,
hotel, event center, wine tasting, winery, brewery, distillery,
parking, open space and public park. This subarea land
uses also include a variety of live/work residential.

The TC-1 TC area includes the provision of a 1 to 2 acre
public plaza with an adjoining site for a community center.

The WRSP residential areas surround the TC-1 MU area
(corresponding to the Town Center Core Area). Higher
density uses are located more proximal to the TC-1 MU
area.. The densities then transition to lower densities
moving away from the TC-1 MU to the north. The WRSP
provides for a broad range of housing types including
single family detached, attached single family, townhouses,
condominiums, and apartments.

1.19.5 Require that the Town Center Residential
Neighborhoods provide sites for public parks, with the
size of facilities corresponding to the future population
of the Town Center and which may allow community
facilities that support residences. (See WRSP Executive
Summary, General Plan Amendment),
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1.19.6 Provide for the extension of Newell Drive, which
will define the eastern boundary of the Town Center,
connecting with Highway 29 in the vicinity of Green
Island Road and for the extension of South Napa
Junction Road from Highway 29 to Newell Drive.

1.19.7 Determine the location of land uses within the
Town Center through the subsequent approval of one
or more Specific Plans.

1.19.8 Determine the range of residential densities
allowed through the subsequent approval of one or
more Specific Plans, with the guiding principle that,
in general, densities will be highest around the Town
Center Core Area with decreasing density further away

1.19.9 Determine the range of intensities of non-
residential uses, as measured in building height and/
or floor area ratio, through the subsequent approval of
one or more Specific Plans, with the guiding principle
that in general, intensity will be highest around the
Town Center Core Area with decreasing intensity
further away.

1.19.10 Provide for unified design standards and a
cohesive development through the adoption of one or
more Specific Plans for the Town Center

The WRSP provides for approximately 33 acres of public
parks . The acreage of the public parks exceeds the City’s
park land dedication policy of 5 acres of public park land per
1000 residents.

The WRSP provides an alignment for Newell Drive along
the eastern boundary of the property. The alignment is
consistent with the Circulation Element depiction. This
alignment is within the boundary of the WRSP and within
the existing city limits.

The WRSP determines the location of land uses within the
entire area designated by the City’s General Plan as “Town
Center”.

The WRSP provides for three residential density categories:
medium density (MDR-12 land use designation — between 2
and 12 dwelling units per gross developable area), medium
density (MDR-16 — between 8 and 16 dwelling units per
gross developable acre), and high density (HDR — minimum
of 20 dwelling units per gross developable acre).

The Land Use Plan shows that MDR-16 and HDR areas
are immediately around or within the NVRG. The medium
density (MDR-12) residential is generally further from the
NVRG Area.

WATSON RANCH SPECIFIC PLAN AMENDMENT

Chapter 4 contains a description of the range of
non-residential uses within the WRSP. Appendix A
contains design guidelines for WRSP.

1.19.11 Ensure that the Town Center is a
sustainable, “green” development through the
implementation of low impact development
practices, highlighted in Appendix A. Such
features could include:

a. use of recycled water for landscape irrigation
b. use of drought tolerant vegetation

c. energy efficient buildings

d. pedestrian and bicycle circulation system

e. mix of land uses which reduce travel

1.19.12 Require that the Town Center Core
Area provide a pedestrian-oriented, “village
environment, including a plaza as a gathering
place for community activities.

1.19.13 Require the implementation of public
streetscape improvements that uniquely
identify the Town Center, including elements
such as landscape, street furniture, signage,
and lighting; public street sections may vary
from citywide standards in order to create this
unique identity.

1.19.14 Require that development of Town Center
incorporate the natural and cultural resources
on site including:

a. preserving portions of the basalt industrial
ruins and incorporating them into the
commercial and public activities, to the extent it
is economically viable;

b. preserving the quarry lake as a future public
park site, for the benefit of both Town Center
residents and the residents of the City as a
whole.

The WRSP details out low impact development
practices, outlined in Appendix A. The WRSP
requires use of recycled water for landscape
irrigation for major park and arterial landscape
parkways, and provides guidance for the use of
drought tolerant landscaping, and energy efficient
homes. The Plan includes an extensive system
of neighborhood multi-use paths (pedestrian and
bicycle) which links neighborhoods with parks and
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commercial areas; in addition, the local paths will connect
with two regional trails — Napa Valley Vine Trail and River to
Ridge Trail. The WRSP features a mix of land uses including
residential, parks, and commercial areas which will reduce
automobile travel.

Residential neighborhoods within the WRSP are linked to
the NVRG Area (Town Center Core) through a system of
multi-use trails. The NVRG Area will include public gathering
space such as a plaza which will accommodate gatherings
for community events.

WRSP design guidelines, as contained in Appendix A,
provide unique standards for the NVRG Area.

A substantial portion of ruins will be activated; those
preserved portions will be incorporated into commercial
and public activities.

The Quarry Pond will be preserved and the surrounding
area will be dedicated to the city and improved as a public
park.

Development Policy: Community Subarea M — Town
Center

Uses/Density:

* Location and types of land uses, residential
densities and non-residential intensities shall
be determined through approval of subsequent
Specific Plan(s) (1.19.7)

Design and Development:

*  WRSP required prior to development of any portion
of the site (including land use plan, circulation plan,
infrastructure plan, public facility plan, conceptual
landscape plan, and similar elements) (1.19.10)

* Adherence to Town Center Design and Development
Principles sections 1.19.10-1.19.14

* Create a “main street” design in the commercial
portion of the Town Center Core Area with such
items as on-street parking, plaza and buildings
constructed to the right-of-way line (1.19.12)

* Incorporate pedestrian and bicycle circulation
linkages to the Community Commercial Center
along Rio Del Mar

* Provide view corridors to the Napa River, valley,
and foothills

+ Encourage the retention and integration of existing
structures previously used for the basalt plant
operations
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+ Town Center Core Area will be centered around the
basalt industrial ruins and quarry lake; this mixed-
use area will have higher residential densities and
higher intensity of non-residential uses; Residential
Neighborhoods will surround the Core Area and
will generally have lower residential densities and
will include community facilities such as a park

The WRSP identifies Land Uses, a range of residential
densities and describes non-residential uses and densities.

WRSP is being proposed in advance of development of the
area.

The circulation plan calls for a pedestrian and bike ftrail
along Rio Del Mar to Highway 29.

A substantial portions of ruins will be preserved and re-used..

The WRSP calls for Medium and High Density residential
surrounding core area.

1.32.5 Require the use of drought-tolerant species in
landscape design in accordance with the provisions of
the Water Conservation and Landscape Act. (1 1.1,11.2,
11.4,11.5,11.7,and 1 1.8)

1.32.6 Require that commercial, industrial, and muilti-
family residential development incorporate adequate
drought-conscious irrigation systems and maintain the
health of the landscape. (11.1,11.2,11.4,11.5,11.7, and
11.8)

The Design Guidelines in the WRSP address landscape
design and the use of drought-tolerant species.

The WRSP Master Landscape Plan requires uses of
drought-tolerant species.
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B.2 Housing Element

Sustain residential land use designations that:

1. Include a minimum density for each designation’s range
of permitted densities.

2. Allow flexibility in the types of units that may be
constructed in master-planned communities and other
planned developments.

3. Include a density category that, when combined with
an affordable housing density bonus, is sufficiently high
enough to facilitate the development of lower-income
housing.

The residential portion of WRSP provides three density
categories: LDR. MDR, and HDR. Each density category
has a minimum and maximum density as defined by the
City’s General Plan.

WRSP will be a master planned community. It provides
flexibility in the types of housing units as follows:

4. Medium Density Residential allows single family
detached, single family attached and townhouses

5. High Density Residential allows both apartments and
townhomes

6. The Implementation Chapter 9 allows a density transfer,
which means the redistribution of residential units
from one planning area to another, under specified
procedures and criteria

The High Density Residential has a density range of 18 to
30 dwelling units per acre

Policy 2.2.1 Allow flexibility in the type of units
developed on vacant, residentially designated
properties in master-planned communities and other
planned developments.

Policy 2.2.2 Require larger projects to include a mix of
housing types

Policy 2.2.3 Encourage the development of residential
uses in association with compatible nonresidential
uses.

Objective 2.3 Promote residential design that is
functional, peopleand pedestrian-oriented, aesthetically
pleasing, and contributes to a sense of community
through the sensitive arrangement of buildings, open
space (public and private), and circulation (vehicular
and pedestrian). Encourage innovative and creative
design in residential projects.

WATSON RANCH SPECIFIC PLAN AMENDMENT

Policy 2.3.1 Ensure that new residential development
fulfills the above objective through the establishment
and application of comprehensive design guidelines
and development standards.

Objective 2.6 Expand the availability of affordable
housing in American Canyon

WRSP will be a master planned community. It provides
flexibility in the types of housing units as follows: Low
Density Residential allows both single family detached and
secondary living units

Medium Density Residential allows single family detached,
single family attached and townhouses High Density
Residential allows both apartments and townhomes

The Implementation Chapter 9 allows a density transfer,
which means the redistribution of residential units from one
planning area to another, under specified procedures and
criteria.

WRSP allows a broad range of housing types including
single family attached, single family detached, townhomes,
apartments, condominiums, and secondary living units.

WRSP proposed residential uses in conjunction with
nonresidential uses.

The WRSP Circulation Plan provides an extensive system
of multi-use trails linking the plan area and providing
connections to regional trails. WRSP provides approximately
36 acres of public and private open space.

WRSP contains comprehensive design guidelines and
development standards.

WRSP does not call for the construction affordable housing
within the project boundaries.

PROGRAM 2.13.1 Require all residential projects of
ten or more above moderate-income units to include
affordable units.

The intent of the Inclusionary Alternatives is to provide
options for developers while still meeting the City’s
affordable housing demand. Alternatives to providing
on-site inclusionary units are 1) the provision of the
units at an acceptable off-site location or 2) payment
of in-lieu fees to the City’s Housing Fund, to be used
in the provision of housing affordable to lower-income
households, or 3) the dedication of suitable land to the
City for future inclusionary units, or 4) if the project
exceeds its required inclusionary amount, the project
owner may request inclusionary credits be counted
toward another project subject to the approval of the
City Manager
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Included within Zoning Code Chapter 19.28 Inclusionary
Housing Requirements is Section 19.28.050,
Inclusionary Alternatives. Subsection B.2. states:

Provided, however, that the following alternatives to
providing inclusionary units on-site may be approved
by the decision-making body if it finds that evidence
presented by the applicant shows that on-site
inclusionary units are infeasible due to project size,
location or site characteristics, or that the alternative
would further housing opportunities for lower-income
households to an equal or greater extent: The provision
of some or all of the required inclusionary units at an
offsite location.

The payment of an in-lieu contribution to the City equal
to $10,250.00 per unit in an ownership project. (The in-
lieu contribution alternative is not available to rental
projects.)

All fees shall be updated annually to adjust for market
conditions.

Dedication of suitable land can be accepted as a
substitute for payment of fees

The WRSP proposes that project will comply with the
Inclusionary Housing Ordinance through payment of an in-
lieu fee or its financial equivalent.

B.3 Economic
Development

Town Center Development

The City currently does not have a Town Center.
Designation of the basalt plant area to be a government
center and a commercial core will provide at least one
stimulus for further development in the long term.

3.6.2 Provide and promote opportunities for uses which
capitalize on the City’s proximity to the wine country
and the airport, as well as take advantage of the
City’s natural resources. Consider tourist- supported
commercial activities, such as a wine train depot,
winery outlets, hotel, and golf course.

3.7.1 Adopt a Specific Plan for the Highway 29
commercial corridor and Town Center to guide future
developments. Provide for a cohesive urban design
which creates and maintains an attractive image to
ensure that the City captures its full potential share of
market demand. (I 3.1)
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Objective 3.8 In the long term, improve and strengthen
the City’s identity though the creation of a Town Center
as a principal government and commercial center.

3.8.5 Encourage the development of uses in the
designated Town Center area (e.g., theater complex,
auditorium, cultural entertainment, dining, retail, or
other) that would draw residents, promote foot traffic
and provide evening activity. (I 3, 6)

The NVRG provides for a variety of commercial uses within
the NVRG Area.

The NVRG provides for commercial uses in and around
the ruins of the Portland Cement Company structures and
basalt plant structures. These structures provide a unique
environment for specialty retail, wineries, pubs, distillery,
special events and entertainment. Development of this
unique property assists in establishing the City’s identify
and image.

The allowable uses within the NVRG includes several
regional (tourist-oriented) uses such as hotel, events center
for weddings and receptions, winery, pubs, distillery, and
specialty retail.

The WRSP is the specific plan for the Town Center area.
It will include design guidelines to ensure a cohesive and
attractive design.

The NVRG Area corresponds to the Town Center Core
Area in the General Plan. It is planned as a mixed-use area

where government uses are an allowgbldamphitheater(s)

The uses allowed in the NVRG include uses that generate
activity such as: specialty retail, evenjs center for weddings
and receptions, winery, brewery, distillery, hotel, restaurants,
farmers market and outdoor amphitheater for entertainment.

B.4 Circulation Element

Achieve and maintain a Multimodal LOS D or better for
roadways and intersections during peak hours where
possible and as long as possible. However, recognizing
that LOS D may not be achievable or cannot be
maintained upon full build-out of the General Plan, due
to traffic generated from sources beyond the control
of the City, the City Council shall have the discretion
to only require feasible mitigation measures that may
not achieve LOS D, but will reduce the impact of any
development use or density planned for in the Land
Use Element of the General Plan.
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1.24 Impacts of new development. Based upon the
findings of a transportation impact analysis, consistent
with Guiding Policy 1.26, new development will be
responsible for mitigation of transportation related
impacts.

1.34 Rights-of-Way fully within master plan boundaries.
Planning areas shall not use roadway centerlines
as boundaries. Roadways shall be built to their full
width within the annexed City limits. Part- width roads
shall not be permitted where master plan areas abut
unincorporated properties that are not expected to
be annexed to the City within the time frame of this
General Plan. Road rights-of-way that demarcate the
edge of a planning area shall be fully contained within
the development area boundary, and expanded only
within that boundary.

4.10 New railroad crossings. Provide new crossings
across the railroad (UPRR) in conjunction with the
planned roadway improvements shown on Figure
3. The provision of new crossings will ensure at
least one cross-town route is maintained in case rail
activity interrupts local and regional traffic flow and/or
emergency access. New crossings will be at: Newell
Drive (grade separated); and Rio Del Mar or South
Napa Junction Road (initially at-grade, may be grade
separated in the future).

An Environmental Impact Report was prepared by the City
prior to its consideration of WRSP. A determination of the
LOS was made through the EIR process.

New development shall mitigate its share of transportation-
related impacts.

The alignment for Newell Drive extension is proposed
along the eastern boundary of the WRSP. The proposed
roadway is entirely within the city limits and entirely within
the boundary of the WRSP.

The WRSP incorporates a below grade or at grade crossing
at Rio Del Mar connecting Highway 29 with Newell Drive.
This will ensure a cross town connection without interruption
by the rail activity.

Should an at-grade or grade-separated railroad crossing
at Rio Del Mar prove unfeasible, an alternate route for
providing the connection with Highway 29 is South Napa
Junction Road. There exists a private at-grade railroad
crossing at South Napa Junction that is the subject of a
previous settlement agreement.
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B.5 Utilities Element

5.8.1 Require improvements to the existing water
supply, distribution, storage, and treatment facilities
necessitated by a new development proposal be borne
by the project proponent (in proportion to benefit);
either through the payment of fees, or by the actual
construction of the improvements. (15.2,15.8, and 1 5.9)

5.10.3 Require that adequate storm drain and flood
control facilities be constructed coincident with new
development. (I 5, 24, 15,25, and | 5.33)

5.11. Require improvements to existing storm drain
and flood control facilities necessitated by a new
development proposal be borne by the project
proponent; either through the payment of fees, or by the
actual construction of the improvements in accordance
with State Nexus Legislation. (1 5.30, 1 5.31, and | 5.33)

5.16.1 Require that the cost for improvements to the
existing wastewater collection and treatment facilities
necessitated by a new development proposal be borne
by the project proponent in proportion to benefit;
either through the payment of fees, or by the actual
construction of the improvements. (1 5.51 and | 5.52)

The Infrastructure Chapter of WRSP identifies the
improvements for water distribution, storage and treatment
necessary to serve the proposed development. A Water
Supply Assessment was prepared in conjunction with the
EIR. New development with WRSP will make a proportionate
contribution to the City’s water distribution, storage and
treatment facilities.

The Infrastructure Chapter of WRSP identifies the storm
water detention and conveyance facilities needed to serve
the development. The WRSP states that appropriate
storm water detention and conveyance facilities shall
be constructed with each phase of development. These
facilities will be designed and constructed to accommodate
a 100-year storm event.

New development with WRSP will make a proportionate
contribution to the City’'s wastewater collection and
treatment facilities.
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B.6 Public Services and
Facilities

6.1.1 Work with the Napa Valley Unified School District
to ensure that school facilities and programs are
expanded commensurate with the City’s population
growth and development. (1 6.1 and | 6.2)

Development in the WRSP Area shall mitigate its school
impacts through the payment of school impact fees,
pursuant to controlling law.6.1.13 Locate preschool and
day care facilities in appropriate areas throughout the
City to meet the needs of a growing population. Require
master planned areas to designate sites for daycare
facilities. (16.1 and |1 6.4)

The WRSP Land Use Plan includes the Town Center Mixed
Use (TC-1 MU) area (NVRG) where allowable uses include
community facilities such as a community center site,
preschool and day care uses.

B.7 Parks and Recreation

7.1.1 Provide a sufficient number of mini, neighborhood,
community and regional park facilities to achieve a
minimum standard of 5 acres of parkland per 1,000
residents (see Figure 5-1 and Table 5-1 for an illustration
and explanation of existing park facilities). (1 7.1)

7.1.3 Work toward the establishment of a system of
public parks interconnected by off-street trails or
bicycle lanes. (17.1 and 1 7.4

7.2.5 Require all large scale developments to
incorporate an internal trail system with linkages to the
surrounding sidewalk network. (1 7.7)

The WRSP Land Use Program allows for a maximum of
1439 dwelling units. Using the 3.49 persons per dwelling
unit figure in the City’s General Plan, the project would have
5022 residents. At 5 acres per 1000 residents, the standard
for parkland for the WRSP is 25.1 acres. The WRSP Land
Use Plan designates approximately 33.27 acres for public
park and open space uses, exceeding the City standard.

As shown on Figure 5.1 of WRSP, the public parks are
connected by a series of multi-use trails.

As shown on Figure 5.1 of WRSP, there is an internal system
of multi-use trails which connect neighborhoods with public
parks, commercial areas and regional trails.
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7.3.1 Establish the following classifications for
American Canyon’s parks:

a. Mini-Park-Mini parks are less than one acre in size
and are not designed for active recreational uses. They
do, however, provide passive open space and buffering
from adjacent urban development and typically include
elements such as walking paths and benches.

b. Neighborhood Park Neighborhood parks are usually
two and a half to five acres in size and are primarily
planned for children five to fourteen years of age. To
maximize the use of the parcel, these parks are ideally
located within the center of a neighborhood and sited
adjacent to a school whenever possible. Recreation
facilities typically provided in neighborhood parks
include children’s play areas (ideally equipped with a
variety of play equipment for a range of users), picnic
tables, and basketball courts. The service area for a
neighborhood park is generally one-quarter to a one-
half mile radius.

7.4.4 Require that adequate development and
maintenance funds are available before new parklands
are acquired. (1 7.24)

7.4.7 Require that new residential subdivisions dedicate
parklands within their project boundaries, unless it is
the City’s objective to develop a park that serves the
subdivision at an alternative location as specified in the
Parks and Recreation Master Plan, in which case in-lieu
fees shall be provided by the developer. (/7.1 and 1 7.3)

7.4.8 Require that new multi-family residential
developments of five or more units provide recreational
or open space facilities onsite and contribute fees that
aid in the public development of other facilities to
offset additional demands generated by their resident
population. (/7.1 and i 7.3)

The WRSP Land Use Plan shows two large parks which
serve the WRSP community. The type of recreational
facilities and recreational uses within each park will be
determined through City approval of a conceptual park plan
concurrent with a tentative subdivision map.

The parks within WRSP will be dedicated and improved
by the project for fee credits. That policy also requires that
public parks be maintained through a Lighting Landscaping
Assessment District, which must be established concurrently
with final subdivision map approval.

The dedication of park land shall occur through the City’s
approval of final subdivision maps.

WATSON RANCH SPECIFIC PLAN AMENDMENT
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The Development Standards require multifamily residential
development to include private open space at a ratio of
80 square feet per dwelling unit and 150 square feet of
common open space per dwelling unit. The common open
space would provide for recreational and open space
facilities onsite.

7.7.4 Design and improve community and neighborhood
parks according to the following:

a. locate on collector or neighborhood streets,
accessible to adjacent residential neighborhoods;

b. site uses so that they do not adversely impact
adjacent residencies (e.g. locate high activity, noise-
generating uses away from residencies);

c. provide parking so that it does not disrupt abutting
residences;

d. design for defensible space;

e. site parks away from high noise generators
(highways) and other nuisances (i.e., power lines); and

f. incorporate park landscape that is compatible with
the landscape of adjacent areas. (17.4,1 7.5, and 1 7.28)

As shown on the Land Use Plan, all public parks are located
on collector or neighborhood streets and accessible to
surrounding residential neighborhoods.

Landscaping within the parks should support the overall
character of the Watson Ranch Community as defined by
the Design Guidelines.

B.8 Natural & Historic/
Cultural Element

Goal 8E To promote the preservation and restoration of
the sites, structures and districts that have architectural,
historical, archaeological and/or cultural significance
to the City of American Canyon.

Objective 8.19 Ensure that the City’s historically and
archaeologically significant resources are protected in
amanner that preserves and/or enhances the resources’
inherent historic value,

Policies

8.19.1 Conduct a comprehensive survey of
archaeological and cultural resources and historic
vegetation that is based on established criteria and
encompasses the entire City and its Sphere of Influence.
(18.40)

WATSON RANCH SPECIFIC PLAN AMENDMENT

8.19.2 Adopt a Preservation Ordinance that will
authorize the City to designate appropriate vegetation
or archaeological sites deemed to be of historic,
archaeological, or cultural significance an American
Canyon City Historic Point, Site or District. Such an
ordinance shall conform to state and federal criteria for
establishing a preservation ordinance. (I 8.5, 1 8.48, and
18.49)

8.19.4 Though the design review process, encourage
compatibility between new development and existing
adjacent historic structures in terms of scale, massing,
building materials and general architectural treatment.
(J 8.29)

8.20.4 Prohibit demolitions if other alternatives exist
that enable a property owner to sensitively add to
the existing structure, or develop an accompanying
building on the site that allows property development
rights to be realized. Variances of setbacks, heights
and parking requirements should be given to make the
preservation of an existing historic building feasible
when no other reasonable alternative exists. (J 8.49)

8.20.4 Prohibit demolitions if other alternatives exist
that enable a property owner to sensitively add to
the existing structure, or develop an accompanying
building on the site that allows property development
rights to be realized. Variances of setbacks, heights
and parking requirements should be given to make the
preservation of an existing historic building feasible
when no other reasonable alternative exists. (J 8.49)

8.20.5 Encourage appropriate adaptive reuse of historic
resources such as the Basalt Plant in order to prevent
misuse, disrepair and demolition, taking care to protect
surrounding neighborhoods and/or agricultural land
from incompatible uses. (I 8.49)

The City has not established criteria or conducted an
archaeological and cultural resources survey for the city
and its Sphere of Influence. An archaeological survey was
prepared by ESA (dated 4/2006). Further assessment was
included in the EIR. The evaluation of the resources onsite
will be evaluated in accordance with applicable State and
federal criteria and guidelines.

The City has not adopted a Preservation Ordinance.

8.13.1 Encourage the preservation of agricultural
uses on the City’s periphery through the creation of a
permanent greenbelt. (1 8.11, 1 8.17, r 8.26, | 8.28, and |
8.41)

Through the initiative process, the City has adopted an
Urban Limit Line (“ULL”), as part of its General Plan. In

APPENDIX B - GENERAL PLAN CONSISTENCY | 161

75



accordance with the provisions of that initiative, no urban
development may occur outside the ULL. The terms of the
initiative remain in effect until January 1, 2030.

B.9 Geology Element

9.4.1 Require the determination of the landslide, slope
instability, and erosion potential of all proposed
development sites with a grade of 10 percent or
greater and incorporate pertinent measures in the
project design to mitigate this potential. Exceptions to
these mitigation requirements shall be considered for
agricultural areas. (19.1,19.6,19.25, 19.27, and |1 9.28)

9.4.3 Prohibit the mass grading of slopes with a grade
of 25 percent or greater and development on slopes
with a grade of 50 percent or greater. For projects
built upon slopes with a grade of between 15 and 25
percent, cluster the units and reduce overall density
in accordance with Natural/Cultural Resources Policy
8.18.2. (19.1 and 19.2)

A preliminary geotechnical study shall be prepared in
conjunction with the WRSP EIR. The study evaluates the
potential for landslides, slope instability and erosion and
proposes mitigation measures. Development shall comply
with any adopted mitigation measures in accordance with
the Mitigation Monitoring and Reporting Program.

Development in WRSP Area is on land with a slope less
than 15%.

B.10 Flood Hazards
Element

10.1.4 Ensure that storm water drainage is designed
for peak flow conditions. (1 10.1)

All storm water detention and conveyance facilities within
the WRSP are designed to accommodate a 100- year storm
event.

B.11 Noise Element

Airport Vicinity Land Use Compatibility Criteria Land
Use Zone E (Figure 11-2): Prohibited Uses: Noise-
sensitive outdoor uses

Other Development Conditions: Overflight easement or
deed notice required Examples of Normally Acceptable
Uses: Any permitted use

162 | APPENDIX B - GENERAL PLAN CONSISTENCY

Examples of Uses not Normally Acceptable:
* Amphitheaters

* Landfills

+ Ponds

* Airport Land Use Zone E

7. Maximum residential densities in accordance with
local adopted General Plans and zoning designations.
Consideration should be given to the proximity of flight
patterns, frequency of overflight, terrain conditions,
and type of aircraft in determining acceptable locations
of residential uses. Referral to the ALUC for review of
development plans prior to approval is recommended.

Objective 11.6 Minimize the potentially adverse noise
impacts associated with the development of mixed-use
structures in which residential units are located above
ground floor commercial uses.

Policies 11.6.1 Require that the commercial component
of a mixed-use project not generate excessive noise. (I
11.9)

11.9.1 Require that entertainment and restaurant/bar
uses take appropriate steps to control the activities of
their patrons onsite, as well as within a reasonable and
legally justified distance from the place of business, to
minimize potential noise-related impacts on adjacent
residential neighborhoods. (I 11.11)

The WRSP was submitted to ALUC for review and a
conformance determination with the Airport Land Use Plan
was made.

A Residential Compatibility Plan shall be prepared prior to
approval of nonresidential development; noise standards
and noise mitigation measures are included in that Plan.

11.9.2 Discourage the development of new nightclubs,
discotheques, and other high noise-generating entertain-
ment uses directly adjacent to any residential neighbor-
hoods, residential dwelling units, schools, health care
facilities, or other “noise-sensitive” land uses, unless it is
demonstrated that adequate measures can be installed
and employed by these establishments to adequately
mitigate the potential impacts of onsite operations and/
or offsite customer activities upon these areas. (1 11.8)

Such high noise-generating uses are not permitted per
WRSP Table 4.2 (Permitted and Conditionally Permitted
Uses).
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Metal Post Perimeter Fence

Pedestrian View

ATTACHMENT 5
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ATTACHMENT 6

NAPA VALLEY VINE TRAIL

LEGEND
s ON-STREET BIKE LANE*

= OFF-STREET BIKE/
PEDESTRIAN TRAIL

= = === WRSP BOUNDARY

*On both sides of the street, except
Rio Del Mar East (north side only)

Unless otherwise noted, all other
streets incorporate Class lll bike lanes.

Figure 7.5: Pedestrian and Bicycle Circulation
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Highway Design Manual

ATTACHMENT 7

1000-7

Figure 1003.1A

July 1, 2020

Two-Way Class | Bikeway (Bike Path)

24, S 2 Bike Path
u»J'ﬂ ETW

See Note 2

See Note 2

iy o o] R e
T T T LA AL AL LA LR R AR AR |

Bike Path
HP

- I 2Min) |*F .. 0 L .8 (Min)-10 I.-"referred RN R (.Min:) . ok
¢ "B oudet -~ G als __- Shoulder | . ., " preferred
Q\é\ \\c}‘:’ b I Bl o TS -Blk? P.ath Travelgd W.ay L5 Bike Path” - -*in cut slopes
% a
= Figure Not To Scale ES where
necessary
NOTES:

(1) See Index 1003.1(15) for pavement structure guidance of bike path.

(2) For sign clearances, see California MUTCD, Figure 9B-1. Also, for clearance over the shoulder see

Index 1003.1(3).

(3) The AASHTO Guide for the Development of Bicycle Facilities provides detailed guidance for creating a

forgiving Class | bikeway environment.

*1% cross-slope minimum.
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ATTACHMENT 8

7 i 7 7

2'-0" 12'-0" WIDE TRAIL 2'-0"
SHOULDER (CLASS | BIKE PATH) SHOULDER

Figure 7.6: Napa Valley Vine Trail Section

Subject to modification

NI

lI

T = (1o T ——
e - p‘_, . ] L’. /= I? ]

2'-0" 8' WIDE MIN. TRAIL 2'-0"
o SHOULDER  (CLASS | BIKE PATH)  SHOULDER
aupn_ 1280
MULTIUSE
TRAIL
Figure 7.7: River to Ridge Trail Section Figure 7.8: Multi-Use Trail Section
Subject to modification Subject to modification

MIX OF EVERGREEN
AND DECIDUOUS TREES

|
|
I
I
|
| DEVELOPMENT
AREA
I
|
I
|

8' WIDE TRAIL

40" WIDE BASIN

Figure 7.9: Multi-Use Trail Section along Detention Basins
Subject to modification
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City of American Canyon

City of American Canyon

Active Community Development Projects
November 2024

Active Projects

v
Project Applications Under Review
No. |Project Name Applicant Description Location/Area Application Status Planner
1. |Canyon Café Food Michael Lara Park a Stationary Food Truck  |3845 Broadway 10/2/23 Application submitted William
Truck Design at the front of Canyon Café 0.63 acres 10/12/23 Comments to applicant He
Permit (PL23- 0020) restaurant with operating 4/12/24 Application resubmitted
hours: Mon - Sun, 7am - 11pm 5/3/24 Comments to applicant
5/20/24 Application resubmitted
6/21/24 Comments to applicant
8/19/24 Application resubmitted
10/4/24 Comments to applicant
2. |SDG 220 Conditional Use |SDG Commerce |Conditional Use Permit for a 1055 Commerce 8/3/23 Application submitted William
Permit (PL23-0017) 220, LLC 220,000 square foot wine Court 8/30/23 Comments to applicant He

warehouse.

10.17 acres

10/6/23 Application resubmitted
10/27/23 EIR 30-day NOP Comment
period begins

11/17/23 EIR NOP Scoping Meeting
11/27/23 EIR NOP Comment Period
ends

1/12/24 Meeting with applicant to
discuss administrative draft EIR (ADEIR)
3/26/24 ADEIR submitted

4/15/24 ADEIR comments to applicant
5/10/24 ADEIR resubmitted

6/11/24 DEIR Public Comment Period
Begins

7/30/24 Public Comment Workshop
9/16/24 Admin FEIR submitted
10/24/24 PC Hearing

11/19/2024 CC Hearing scheduled
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City of American Canyon

Active Projects

Project Applications Under Review

No. |Project Name

Applicant

Description

Location/Area

Application Status

Planner

3. |Crown Hill Minor
Modification (PL23-
0012)

Crown Hill
Stone Supply,
LLC

Construct a 4,800 square foot
storage building.

650 Green Island
Road

5.88 acres

5/22/23 Application submitted
6/13/23 Comments to applicant

1/29/24 Staff checked in with the
applicant on project status

6/7/24 Staff checked in with
applicant

10/15/24 Application resubmitted

William
He

4. |Crawford Way
Multifamily Residential
(PL23-0003)

Yeh Area Group

A 100-unit Townhome style
apartment homes with sixteen
3-story buildings including a
mix of 68 two-bedroom and 32
three-bedroom units.

Northwest corner
Crawford Way/SR-29

4.276 acres

1/25/23 Application submitted
2/27/23 Comments to applicant
7/19/23 Application resubmitted
8/16/23 Comments to applicant
12/12/23 Staff checked in with the
applicant on project status.
1/25/24 Application resubmitted
2/23/24 Comments to applicant
6/26/24 Application resubmitted
7/26/24 Comments to applicant
9/17/24 Application resubmitted
10/23/24 Meeting with applicant
10/29/24 Comments to applicant

William
He

5. |lbarra Terminal
Conditional Use Permit
(PL22-0032)

Ibarra Trucking

Convert an existing residential
site into a trucking office with
equipment and vehicle storage.

1190 Green Island
Road

1.56 acres

12/6/22 Application submitted
12/16/22 Comments to applicant
12/12/23 Staff checked in with
applicant on project status
6/7/24 Staff checked in with the
applicant on project status

William
He
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City of American Canyon

Active Projects

Project Applications Under Review

No. |Project Name Applicant Description Location/Area Application Status Planner
6. |Residences at Napa American 453 multi-family rental 1000 Reliant Way /  |5/2/22 Application submitted William
Junction (PL22-0011) Canyon dwellings with associated 15 acres 6/1/22 Comments to applicant He

Ventures LLC parking and amenities 7/22/22 Application resubmitted
8/19/22 Comments to applicant
1/11/23 Application resubmitted
2/9/23 Comments to applicant
7/11/23 30-Day NOP Completed
8/11/23 Admin Draft EIR Preparation
1/29/24 Staff checked in with the
applicant on project status
6/7/24 Staff checked in with the
applicant on project status
7. |Sun Square Mixed Use  |Max Konan Modify site plantoreduce 1 425 Napa Junction ~ |1/29/24 Application Submitted William
Apts Minor Modification parking space, revise Rd/ 2/28/24 Comments to applicant He
(PL24-0003) landscaping plan, and widen 1 acre 4/11/24 Application resubmitted
sidewalk along front setback. 5/8/24 Comments to applicant
6/10/24 Application resubmitted
7/3/24 Comments to applicant
9/20/24 Application resubmitted
11/6/24 Comments to applicant
8. |Outfront Billboards Zone |Outfront Media |Zone Change and Development|4301 Broadway and |3/14/24 Application submitted Brent
Change (PL24-0006) Agreement to convert existing |5747 Broadway 4/17/24 Comments to applicant Cooper
double-sided billboard sign to 4/17/24 Application resubmitted
LED displays 4/30/24 Comments to applicant
6/24/24 Application resubmitted
8/2/24 Comments to applicant
9. |Oat Hill / Domaine Apts |Russell Square Change architecture, grading [100 Chennault Way, |5/1/24 Application Submitted Brent
Parcel A and B Major and landscaping of Oat Hill 100 Opus Lane 5/21/24 Comments to applicant Cooper
Modification (PL24-0009) apartments 7/30/24 PC Hearing (Continued)
8/22/24 PC Hearing (Continued)
9/26/24 PC Hearing Approved
10/01/24 City Council Approved
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City of American Canyon

Active Projects

Project Applications Under Review

No. |Project Name Applicant Description Location/Area Application Status Planner
10. |Watson Ranch Lot 7 KB Homes Development of 136 single- West of Marcus Rd  |6/26/24 Application submitted William
Subdivision Map (PL24- family homes on a 12.86-acre |and Cartier St 7/26/24 Comments to applicant He

0011) site in the Watson Ranch MDR- fintersection / 8/13/24 Application resubmitted
16 Zone 12.86-acres 9/13/24 Comments to applicant
10/2/24 Application resubmitted
10/24/24 PC Approved
11/19/24 CC Hearing Scheduled
11. |Watson Ranch Lot 7 KB Homes Development of 136 single- West of Marcus Rd  |6/26/24 Application submitted William
Design Permit (PL24- family homes on a 12.86-acre |and Cartier St 7/26/24 Comments to applicant He
0012) site in the Watson Ranch MDR- fintersection / 8/13/24 Application resubmitted
16 Zone 12.86-acres 9/13/24 Comments to applicant
10/2/24 Application resubmitted
10/24/24 PC Approved
12. |USAgain Textile Recycling| USAgain Addition of two unmanned 234 American Canyon |8/9/24 Application Submitted William
Box Design Permit (PL24- textile recycling boxes on the |Rd 9/10/24 Comments to applicant He
0021) southeast side of Parry’s Pizza
Store.
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City of American Canyon

Active Projects

Major Building/Grading Permits

Improvement Plans

Mar East/Rolling
Hills Drive

1/3/23 2" Submittal Received
2/9/23 2" PC Comments Returned
6/14/24 3 Submittal Received
7/12/24 3" PC Comments Returned
11/6/24 4™ Submittal Received

Project Name Description Location Area Status S_ta_ff
Liaison
1. Hampton Inn Improvement Site improvements for a 3- 3443 Broadway 2.52 acres 1/24/23 Application submitted Edison
Plans (DV23-0002) story, 112 room Hampton 3/17/23 Comments to applicant Bisnar
Inn Hotel. 9/21/23 Water Supply Report approved
12/12/23 Staff contacted applicant for a
project status update
2/13/24 15t Submittal Received
3/16/24 15t PC Comments returned
4/3/24 2™ Submittal Received
4/29/24 2™ PC Comments Returned
5/31/24 3" Submittal Received
6/24/24 3" PC Comments Returned
8/6/24 4" Submittal Received
9/11/24 4* PC comments returned
2. Hampton Inn (BP24-0124) Development of a 3-story 3443 Broadway 2.52 acres 3/5/24 Application submitted Ron
112-room Hampton Inn 4/2/24 Comments to applicant Beehler
Hotel. 9/19/24 Application resubmitted
10/11/24 Comments to applicant
3. Napa Valley Ruins and Level 1 and level 2 retrofit Southwest 29 acres 1/4/23 Application submitted Ron
Gardens Building Retrofit of Buildings 2, 3,4, 5, 7 at corner Rio Del 1/20/23 Comments to applicant Beehler
(BP23-0010) the American Canyon Mar East/Rolling 9/28/23 Status outreach to applicant
Ruins. Hills Drive
4. Napa Valley Ruins and Site Improvements for the Southwest 29 acres 7/18/22 1% Submittal Received Edison
Gardens Grading and NVRG and Amphitheater corner Rio Del 8/23/22 1% PC Comments Returned Bisnar
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City of American Canyon

Active Projects

5. Oat Hill Domaine Residential | Plan check for the 15-Unit Western N/A 1/11/23 Application submitted Ron
Building Plan Check (BP22- Apartment Building (Bldg terminus Napa 2/8/23 Comments to applicant Beehler
0733) 100) Junction Road 4/14/23 Permit resubmitted

4/27/23 Comments to applicant
12/12/23 Resubmittal received
12/19/23 Master Plans Approved
10/17/24 Permit resubmitted

6. Oat Hill Domaine Residential | Plan check for the 18-Unit Western N/A 1/11/23 Application submitted Ron
Building Plan Check (BP22- Apartment Building (Bldg terminus Napa 2/8/23 Comments to applicant Beehler
0736) 200) Junction Road 4/14/23 Permit resubmitted

12/12/23 Resubmittal received
12/19/23 Master Plans Approved
10/18/24 Permit resubmitted

7. Oat Hill Domaine Parcel A Precise grading, utilities for | Western 10 acres 12/8/22 Application submitted Edison
Improvement Plan (DV22- the Oat Hill Residential terminus Napa 12/20/23 Improvement Plans approved Bisnar
0006) Project Junction Road 7/22/24 Mass grading in progress

8. Oat Hill Domaine Parcel B Precise grading, utilities for | Western 10.8 acres 12/8/22 Application submitted Edison
Improvement Plan (DV22- the Oat Hill Residential terminus Napa 8/15/23 Improvement Plans approved Bisnar
0007) Project Junction Road 7/22/24 Building construction in progress

9. Oat Hill Domaine Parcel B Clubhouse building on 100 Chennault N/A 12/15/22 Application submitted Ron
Clubhouse Building Permit Parcel B (Lower Parcel) Way 8/15/23 Improvement Plan DV22-0007 Beehler
(BP22-0734) approved

1/29/24 Comments to applicant
2/12/24 Application resubmitted
2/20/24 Comments to applicant
2/26/24 Application resubmitted
2/26/24 Permit Approved
5/28/24 Application resubmitted
6/18/24 Comments to applicant
10/17/24 Application resubmitted
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0008)

water, sanitary sewer and
public water pump station
improvements.

of Oat Hill Apts
frontage

Junction commenced

4/11/24 Recycled Water main
installation at Lombard to Hess Drive.
8/14/24 Recycled Water main
installation completed.

07/02/24 Public Water Pump Station
coordination. Design in progress
9/19/24 Offsite Improvements
construction in progress.

Project Name Description Location Area Status S_ta_ff
Liaison
10. Oat Hill Domaine Parcel A Maintenance building on 801 Opus Way N/A 12/15/22 Application submitted Ron
Maintenance Building Parcel A (Upper Parcel) 9/29/23 Requires Improvement Plan Beehler
Permit (BP22-0737) DV22-0006 approval and conditions of
approval satisfied
1/4/24 Application resubmitted
1/5/24 Comments to applicant
10/17/24 Application resubmitted
11. Oat Hill Domaine Parcel A Pool building on Parcel A 301 Opus Way N/A 12/15/22 Application submitted Ron
Pool Building Permit (BP22- (Upper Parcel) 9/29/23 Requires Improvement Plan Beehler
0739) DV22-0006 approval and conditions of
approval satisfied
1/4/24 Application resubmitted
1/5/24 Comments to applicant
12. Oat Hill Domaine Parcel A Clubhouse building on 300 Opus Way N/A 12/15/22 Application submitted Ron
Clubhouse Building Permit Parcel A (Upper Parcel) 9/29/23 Requires Improvement Plan Beehler
(BP22-0740) DV22-0006 approval and conditions of
approval satisfied
1/9/24 Application resubmitted
1/16/24 Comments to applicant
5/28/24 Application resubmitted
6/18/24 Comments to applicant
10/16/24 Application resubmitted
10/31/24 Approved
13. Oat Hill Offsite Napa Junction Road, Along Napa N/A 3/6/24 Improvement Plans approved Edison
Improvement (DV23- domestic water, recycled Junction Rd, north 3/12/24 Offsite Construction at Napa Bisnar
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Project

3/21/22 Permits issued
9/24/24 Bldg B Certificate of
Occupancy issued.

10/2/24 Bldg C Certificate of
Occupancy issued.

11/6/24 Bldg A Certificate of
Occupancy issued.

14. SDG 217 Warehouse Building Permit for a 1075 Commerce | 10.38 acres 8/18/22 Application submitted Ron
Building Permit (BP22-0436) | 217,294 sq ft warehouse Ct 4/10/23 Permit issued Beehler
9/17/24 Project Complete
10/16/24 Certificate of Occupancy
issued
15. Napa Cove Improvement Grading and Improvement 3787 Broadway 3.48 acres 1/18/22 Application submitted Edison
Plans and Grading (DV22- plans for the Napa Cove 2/4/22 First Plan check Bisnar
0001) Apartment project. 3/21/22 Grading permit approved
7/22/24 Construction in progress.
Removal of existing poles and
undergrounding is complete. Highway 29
widening in progress.
16. Napa Cove Building Permits Building Permits for the 3787 Broadway 3.48 acres 1/19/22 Application submitted Ron
(BP22-0017, 0018, 0019) Napa Cove Apartment 2/1/22 First Plan check Beehler
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0012)

8/16/24. Temporary parking lot
paved. Parking lot lights
installed. Drainage and
landscaping work in progress.

Project Name Description Location Area Status S_ta_ff
Liaison

17. Watson Ranch Lot 10 Rough grading and site Northeast corner | 27.17 acres 11/08/21 Application submitted Edison
Harvest Rough grading and improvements for WRSP Marcus Road/Rio 12/08/21 First Plan Check Bisnar
Subdivision Improvement Lot 10 Harvest Del Mar East 01/03/22 Second Submittal
Plans (DV21-0014, 0015) 01/13/22 Second Plan Check

01/21/22 Third Submittal

1/24/22 Rough Grading Permit
Approved

7/22/24 construction in progress. All
roads and utilities are complete. 83 of
219 houses are occupied. 38% complete.

18. Watson Ranch Lot 10 Harvest Model Homes for Northeast corner | 27.17 acres 12/02/21 Application submitted Ron
Harvest Model Home Watson Ranch Lot 10 Marcus Road/Rio 12/20/21 First Plan Check Beehler
Building Permits (BP21- Del Mar East 02/10/22 Second Submittal
0522, 0523) 2/18/22 Second Plan Check

4/5/22 Applicant Submittal
4/7/22 Permit approved
9/2/22 Deferred Submittal
9/7/22 Permit approved
12/31/23 51 homes finaled
5/17/24 70 homes finaled
9/3/24 94 homes finaled

19. Napa Valley Casino Temporary parking with 39 | 3466 Broadway 7/19/23 Approved Grading Edison
Temporary Parking (DV20- stalls along Donaldson Way. Permit and Improvement Plans. Bisnar

89



City of American Canyon

Active Projects

Major Building/Grading Permits

Project Name

Description

Location

Area

Status

Staff
Liaison

20. Home2Suites Building Permit
(BP19-0499)

Building permit for 102 room
hotel.

3701 Main Street

2.0 acres

12/3/19 Application submitted
8/9/22 BP Issued

Ron Beehler

21. 236 Canyon Estates Court
(BP23-0823)

Building Permit for a new
single-family house and
ADU.

236 Canyon
Estates Court

0.53 acres

12/7/23 Application Submitted
1/2/24 Comments to applicant
3/22/24 Application resubmitted
4/3/24 Comments to applicant
5/17/24 Application resubmitted
5/28/24 Comments to applicant
6/21/24 Application resubmitted
6/27/24 Comments to the applicant
7/15/24 Application resubmitted
7/31/24 Comments to applicant

Ron Beehler

22. Copart (DV20-0008)

Grading permit foran
auto storage lot and
office building
Conditional Use Permit
PL18-0019.

1587 and 1660
Green Island
Road

20 acres

4/23/20 On-site private wastewater
treatment system application submitted
to the County

5/12/22 Grading Permit approved
4/18/24 Civil Improvements are 90%
complete

7/22/24 95% Complete

Edison
Bisnar

23. Home2Suites Will Serve
and Improvement Plan
(DV19- 0015)

Will serve application and
improvement plans for a
102-room hotel.

3701 Main Street

2.0 acres

9/5/19 Will Serve Application submitted
5/25/20 Improvement Plan Application
submitted

6/10/21 Improvement Plan approved
4/5/22 Council approved fee
reimbursement request

8/10/22 2" Change Plan Approved
4/18/24 Main Street is 50% complete.
Onsite construction in progress.
7/22/24 Construction in progress

Edison
Bisnar

10
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6/7/24 2nd submittal received
6/21/24 3rd PC comments returned

Project Name Description Location Area Status S.ta.ff
Liaison
24. Chicken Guy Improvement New 2,818 sqft restaurant ~ |200 American 1.03 acres 8/16/23 Application submitted Edison
Plan (DV23-0015) Canyon Road 9/5/23 Plans submitted Bisnar
3/6/24 Improvement Plans approved
4/18/24 Construction in progress.
25. Chicken Guy Restaurant New 2,818 sqft restaurant 200 American 1.03 acres 8/15/23 Application submitted Ron Beehler
Building Permit (BP23-0616) Canyon Road 3/7/24 Permit Issued
26. Two-story Four-plex (BP23-  |New 5,344 sqft two-story |6 Donaldson Way |0.3 acres 8/24/23 Application submitted Ron Beehler
0628) four-plex apartment 9/8/23 Comments to applicant
3/1/24 Application resubmitted
3/25/24 Comments to applicant
27. Sun Square Mixed Use New 5,781 sqft mixed-use  |425 Napa Junction |1.0 acre 3/11/24 Application submitted Ron Beehler
Buildings Phase | (BP24- building Rd 4/10/24 Comments to applicant
0131) 8/23/24 Application resubmitted
9/10/24 Comments to applicant
28. Watson Ranch Lot 7 (DV24-  |Mass grading of Watson Vacant lot north of | 12.86 acres 3/26/24 1st Submittal received Edison
0005) Ranch Large Lot 7 Lemos Pointe Apts 4/8/24 1st PC comments returned Bisnar
in Watson Ranch 4/15/24 2nd Submittal received
4/18/24 2nd PC comments returned
4/22/24 3rd Submittal received
4/25/24 3rd PC comments returned
6/3/24 4th Submittal Received
6/10/24 Grading Permit Approved
7/22/24 Grading in progress
29. Sun Square Improvement Site Improvement for Sun 425 Napa Junction |1.0 acre 3/29/24 1st submittal received Edison
Plans (DV23-0013) Square Road 4/12/24 1st PC comments returned Bisnar

11
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30. Promontory Subd Rough
Grading (DV23-0018)

Mass Grading for 216 single-
family lots with 54 junior
ADU subdivision

Watson Ranch
Newell Property

23 acres

9/13/23 1st submittal received
12/8/23 1st PC comments returned
4/18/24 2nd submittal received
6/9/24 2nd PC comments returned
8/6/24 3rd submittal received
9/5/24 3rd PC comments returned

Edison
Bisnar

31. Promontory Subd
Improvement Plan (DV23-
0018)

Improvement Plans for 216
single-family lots with 54
junior ADU subdivision

Watson Ranch
Newell Property

23 acres

11/3/23 1st submittal received
1/11/24 1st PC comments returned
5/3/24 2nd submittal received
6/20/24 2nd PC comments returned
8/16/24 3rd submittal received
9/11/24 3rd PC comments returned

Edison
Bisnar

32. Napa Junction Solar (DV23-
0024)

Improvement Plans for 3 MW
solar utility facility with RV
and boat storage.

5381 Broadway

6.68 Acres

12/11/23 1st submittal received
2/9/24 2nd submittal received
3/18/24 3rd submittal received
4/29/24 4th submittal received
5/14/24 5th submittal received
6/5/24 Grading Permit approved

9/4/24 Improvement Plans Approved
9/16/24 Contractor mobilized for
grading

10/17/24 Grading work in progress

Edison
Bisnar

33. Napa Junction Mini Storage
(DV24-0008)

540-unit mini storage facility

4484 Hess Road

5.84 acres

6/7/24 1st Submittal received
7/10/24 1st PC comments returned
8/30/24 2nd submittal received

Edison
Bisnar

34. Giovannoni Mass Grading
(DV24-0009)

Mass Grading for the
Giovannoni Logistics Center

Green Island Road

70.2 acres

6/17/24 1st submittal received
7/22/24 1st PC comments returned
8/14/24 2nd submittal received
8/26/24 2nd PC comments returned
9/13/24 3rd submittal received

Edison
Bisnar

12
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Project Name Description Location Area Status Staff
1. Comprehensive General Review and update to bring the Citywide N/A 7/1/19 Drafting a Request for Brent Cooper
Plan Update General Plan into conformance Proposal (RFP)
with current State standards and 1/13/22 Modified “fast-track”
community values technical update scope approved
6/7/22 City Council NOP approved
9/1/22 Administrative draft elements
reviewed by staff
3/15/23 Administrative draft EIR
received.
9/19/23 CC Land Use Map Review
9/28/24 Draft EIR issued for public
review
10/21/24 Draft EIR public review
workshop in Planning Commission
12/27/24 EIR Public Review date ends
2. Urban Design Consultant Review proposals from design Citywide N/A November 2024 Received Brent Cooper
services firms to provide architecture, proposals; staff evaluating.
landscape, and grading review
services.
13
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Project Name

Description

Location

Area

Status

Staff

3. Paoli/Watson Lane
Annexation (PL19-0003)

General Plan Amendment,
rezoning, and annexation of the
Paoli/Watson Lane Property.

Southeast of
Paoli Loop/SR-29

80 acres

9/5/17 City Council authorization to
proceed

5/28/20 City received a Property
Owner notice of intent to circulate a
petition to annex the Paoli
Loop/Watson Lane Property.
5/16/22 Annexation efforts returned
to City initiated. Consultant preparing
CEQA scope documents.

9/7/22 NOP Comment period begins
9/21/22 NOP Workshop

3/14/23 45-Day EIR Review period
begins. Ends on 4/28/23.

4/27/23 PC EIR Workshop

5/1/23 Preparing Response to
Comments

10/26/23 PC Hearing

11/7/23 CCEIR, GPA, ZC First Reading
approved

11/14/23 ALUC Application submitted
2/2/24 ALUC Application approved
2/20/24 Prezoning 2" Reading
approved

City Manager

14
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Project Name Description Location Area Status Staff Liaison
1. Regional Working Group on | Countywide Working Group to Countywide N/A 1/16/24 City approved a General Fund | Leon Garcia
Climate Change evaluate efforts to adopt policies appropriation for City’s share to Mark Joseph
that will combat climate change. prepare a Regional climate Action and
Adaptation Plan (RCAAP)
10/4/21 NVTA and American Canyon
workshop
2/16/22 NVTA Board of Directors
2. Napa Valley Transportation Project Initiation Document (PID) . voted to remove the six-lane option Danielle
A ; . . American )
Authority Highway 29 PID for Highway 29 through American Canyon N/A from future study. Schmitz
Study Canyon 1/16/24 City approved Cooperative (NVTA)
Agreement 04-2957 with Caltrans and
NVTA for Project Approval and
Environmental Document phase
January 2021 Board of Supervisors
initiated Airport Land Use
Compatibility Plan update
12/13/22 County selects aviation
3. Napa County Airport Land z\:lsr;;a afizlijlirlty If;;rr;])orLtJ (I;z:: ;JSZ Z;pzﬁounty consulta.nt Mead.and Hunt .
Use Compatibility Plan p y P ) P — N/A 2/1/23 First working group meeting Brent Cooper
associated CEQA documentation Compatibility .
Update Zones 4/12/23 Second meeting
6/22/23 Third meeting
11/16/23 Fourth meeting
12/14/23 City comments to Napa
County
11/6/24 ALUC hearing scheduled
15
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4. Napa Valley Countywide

Active Transportation Plan

The Active Transportation Plan will
combine elements of NVTA’s Napa
Countywide Pedestrian Plan,

released in 2016; and the Napa
Countywide Bicycle Plan, last

updated in 2019, as well as efforts
by local jurisdictions to improve
safety for all roadway users.

Napa County with
specific sections for
each jurisdiction
including American
Canyon.

N/A

November 2024 — kickoff
meetings with staff in each
jurisdiction

Public comments on active
transportation issues in Napa
County is being sought now at this
link HERE..

Brent Cooper
and Erica
Ahmann
Smithies

16
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https://nvta.ca.gov/planning-and-projects/planning/regional/active-transportation-plan/
https://nvta.ca.gov/planning-and-projects/planning/regional/active-transportation-plan/
https://issuu.com/nvta19/docs/ncpmp_final_web
https://issuu.com/nvta19/docs/ncpmp_final_web
https://issuu.com/nvta19/docs/2019-10-10_napa_countywide_bicycle_plan_final
https://issuu.com/nvta19/docs/2019-10-10_napa_countywide_bicycle_plan_final
https://ghd.mysocialpinpoint.com/napaatplan/map#/
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