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qualified biologist.

¢ The setback shall be maintained during the nesting scason for
the period encompassing nest building and continuing until
fledglings lcave the nest. This setback applies whenever
consteuction or other ground-disturbing activities must begin
during the nesting scason in the presence of nests that are
known to be occupicd.

¢ Setbacks shall be marked by brightly colored temporary fencing,

¢ Ifitis not feasible to maintain setbacks for the entire nesting
season as specified in the forth bullet above, setbacks may be
climinated with the approval of the City if a qualified biologist
verifies that nesting birds have cither (2) not begun egg-laying
and incubation, or (b) that the juveniles from those nests are
foraging independently and capable of independent survival at
an earlier date.

¢ Pre-construction surveys are not required if construction
activities associated with these specific improvements arc
restricted to the non-nesting scason (September theough March).

: Pond turtle:

¢ Devcloper shall be responsible for obtaining a pre-construction
nesting survey for the western pond tustle (a) at locations with
aquatic habitat throughout the year or (b) at locations with
potential for nesting activity if grading and vegetation removal is
to be initiated during the months of April through November.

¢ Locations of potential turde nesting requiring pre-construction
surveys include undeveloped lands within 100 feet of the
Tulocay Creek channel and the stormwater ponds on the Gasser
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South site.

¢ The sucveys shall be conducted by a qualified biologist no more

than 15 days prior to initiation of grading or vegetation removal,

whichever is first.

¢ Ifactive turte nests are identified, 2 buffer area of 300 feet shall
be established between the nest and the drainage segment
nearest the nest. Buffer areas shall be indicated by temporary,
brightly colored fencing if construction has begun or will begin
. before the nesting period ends.

¢ If construction begins outside of the active nesting season (from
December through March), then a pre-construction sutvey shall
not be required for turtle nesting, but an inspection of any
channel segment to be affected by proposed construction shall
still be conducted within 15 days prior to any in-channel
disturbance, and any turtles relocated to secure habitat outside
the construction zone.

Prior to construction of the Gasser Drive Bridge over Tulocay Creek,
appropriate construction restrictions shall be implemented to avoid
take of steelhead and other listed special-status fish species.

¢ Any in-channel construction activity shall be restricted to the
period when stray or dispersing fish would not be expected
within this channel segment, from Junc 15 through October 15.

+ Adequate measures, defined during the consultation with the

USACE, CDFG, USFWS, and RWQCB/SWRCB, shall be taken

during in-channcl construction to minimize disturbance and
sedimentation, temporasily contain flow of surface water across
the construction zone, and ensure that no listed fish species are
trapped within the construction zone prior to commencement
of dewatering or other in-channel disturbance.
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Developer shall implement appropriate avoidance measures
and shall obtain pre-construction surveys for California red-
legged frog prior to the construction of the Gasser Drive
bridge over Tulocay Creek, or modifications within 100 feet of
ponded water on the Gasser North and Gasser South sites.
The USFWS has outlined mitigation measures for activities
authorized by the USACE under their Nationwide Permit
program in their Programmatic Formal Endangered Species Act
Consultation on Issuance of Permits under Section 404 of the Clean
Water Act or Authorizations under the Nationwide Permit Program for
projects that May Affect the California Red-fegged Frog (USFWS letter . o Community
teport, dated January 26, 1999). The following procedures are adapted H.vson to the Names of approved go_.om_mnm Development  Dept.
from the Programmatic opinion by the USFWS and shall be issuance of and naaonnp_m.o: file with the Planning Division M&.
implemented to avoid potential impacts: grading permits. City. survey, plan of
¢ Atleast 15 days prior to the onset of construction activitics, the Prior to and Applicant Copy mu»‘ survey on file with construction

project developer shall submit the name(s) and credeatials of during City, with plan for CDD, Engincering Div

biologists who would conduct activities associated with no:m.nnmmc.o: construction if frogs are found mo‘n construction

California red-legged frog. No project activities shall begin until activities. Issuance of grading permits. monitoring

the project proponent has reccived written approval from the
UFWS that the biologist(s) is qualified to conduct the work.

¢ The approved biologist(s) shall survey the construction zonc
two weeks before any construction activitics are initiated. If
California red-legged frogs, tadpoles, or cggs are found, the
approved biologist shall contact the USFWS, as appropriate, to
determine if moving any of thesce lifestates is appropriate. Only
approved biologists shall participate in activities associated with
the capture, handling, and monitoring of California red-legged
frogs.

¢ Before any construction activitics begin, the approved
biologist(s) shall conduct a training session for all construction
personnel. At a minimum, the training shall include: (a) a
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description of the California red-legged frog and habitat for this
species; (b) the general measures that are being implemented to
conserve this specics as they relate to the project, and (c) the
boundarics within which the project may be accomplished.

¢ A USFWS-approved biologist shall be present at the work site
until such time as all removal of California red-legged frogs,
instruction of workers, and habitat disturbance have been
completed. After that time, the project developer shall designate
a person to monitor on-site compliance with all minimization
measures. The monitor and the USFWS-approved biologist shall
have the authority to halt any action that might result in impacts
that exceed the levels anticipated by the USACE or USFWS.

¢ During project activitics, all trash that may attract predators shall
be properly contained, removed from the work site and disposed

of propertly.

¢ All fueling and maintenance of vehicles and other equipment,
and staging areas, shall be located at least 20 meet from the
drainage or water body. Prior to the onset of work, the USACE
shall ensurc that the project proponent has prepared a plan to
allow 2 prompt and effective response to any accidental spills
into the drainage. All workers shall be informed of the
importance of preventing spills and the appropriate measures to
take should a spill occur.

¢ The number of access routes, number and size of staging areas,
and toral arca of the activity shall be limited to the minimum
necessary to complete the project. Routes and boundaries shall
be clearly demarcated, and thesc areas shall be located outside
the riparian habitat.

¢ Instream work (dewatering and pile drving) will only occur
between June 15 and October 15 during low flow periods.
Should the project developer demonstrate a need to conduct
activities outside this ime period, the USACE may authorize
such activities after obtaining the USFWS approval.

R2006 212 . Page 138 of 166
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¢ The channel bottom shall remain earthen and will not be raised
ot lowered. To control erosion during and after project
construction, the project proponent shall implement Best
Management Practices, as identified by the RWQCRB and
described in a Stormwater Pollution Prevention Plan.

¢ The USFWS-approved biologist shall permanently remove, from
within the project site, any individuals of exotic wildlife species,
such as bullfrogs and crayfish to the extent possible.

¢ 1f the work site is temporarily de-watered by pumping, intakes
shall be completely screened with wire mesh not larger than five
millimeters to prevent California red-legged frogs, from entering
the pump.

sure BIO-2: Developer shall ensure that the location
of individual valley oaks in the western portion of Gasser South are
accurately mapped through an engineered survey, and these trees shall
be preserved. Grading, paths and hardscape improvements shall be
restricted to areas outside the dripline of these trees to avoid
disturbance to the sensitive root zone, possible damage to the trunk
and lower limbs, reduce the potential hazard by future limb drop, and
allow for establishment of new oaks and future regeneration. These
valley oaks shall be identified as a “no-disturbance zone” on all
grading and improvement plans, construction crews informed that
the trees and zone arc to be avoided, and construction restriction
fencing installed prior to initiation of any grading and maintained in
place throughout construction.

¢ Disturbance to jurisdictional wetlands and watees shall be
avoided and minimized to the extent feasible with the exception
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of the proposed restoration and enhancement efforts, and
appropriate authorization obtained from jurisdictional agencies )
where avoidance is determined to be infeasible. Developer shall Community

coordinate proposed modifications to jurisdictional wetlands
and waters with representatives of the USACE, RWQCB and
CDFG.

¢ The acreage of watcrs of the United States and riparian habirat
. that would be removed shall be replaced or restored/enhanced
on a “no-net loss basis” in accordance with USACE and CDFG
regulations.

¢ A detiled mitigation plan shall be prepared by a qualified
wetland consultant for any wetlands or waters affected by
proposed development, with replacement provided at a
minimum 1:1 ratio. The plan shall clearly identify the total
wetlands and other jurisdictional arcas affected by proposed
improvements, as well as wetlands to be created, restored, or
enhanced as part of the wetland mitigation. Any replacement
wetlands shall be consolidated to the degree possible to improve
existing habitat values. The plan shall specify performance
criteria, maintenance and long-term management
responsibilities, monitoring requirements, and contingency
measurcs. Monitoring shall be conducted by the consulting
wetland specialist for a minimum of five years and continue until
the success criteria are met.

+ As required by Napa Municipal Code section 17.52.530,
recommendations from the USACE and CDYG, including any
requirement for wetland replacement or wetland restoration and
management plans that were developed during consultation with
these agencies, shall be incorporated into the mitigation plan.
Habitat restoration, enhancement and/or replacement shall be at
a location agreeable to the USACE and CDFG, as determined
during the permitting processes for CWA section 404 and
California Fish and Game Streambed Alteration Agreement.

¢ The project shall comply with Napa Municipal Code scctions
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17.52.110 and 17.52.530.
10Q-4a: Deleted/overridden by City
Council 12/12/06
Mivigation Measure BIQ-4b: Developer shall design the proposed .
bridge crossing of the Tulocay Creek channel to minimize disruption Public /NQCH_J,
of possible fish and wildlife movement in the channel. Any new Confirmation and approval of ﬂsm»nnnnzm with
crossing shall be oriented as close to perpendicular to the channel as Prior to required bridge design assistance ».85. O.UU,
possible to minimize disturbance to the drainages and the length of approval of Applicant elements on building plans. Engineering Division
any structure over the channel. A natural bed shall be maintained building permits. :
bel ssi d no in-ch | bard h " Approval of building permits Community
clow any new crossing structure and no in-channel barriers such as a - Development Dept.,
weir or drop structure mrpz be created which could impede Building Division
movement of fish or wildlife.
All wetland
setbacks shall be Communi
itioati ; i shown on the . Development Wn t.
Z.E.ﬁho: Measure BIO-dc: Except as otherwise noted above in tentative map Confirmation and approval of Pl i pt.,
Mitigation Measure BIO-4a, new structures and parking and other Anplicant building plans. anmag Liwision
improvements shall be located 2 minimum of 50 feet from wetlands ieations pp :
: applications, Approval of building permits Community
to be prescrved or enhanced. with PP g P - Development Dept.,
reconfirmation Building Division
prior to approval
of building
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permits.

Mitigation Measure BIO-4d: Wildlife fencing of protected
wetlands, as required by the RWQCB, shall be limited to 4
feet in height, unless, as a part of subsequent review, the
City of Napa makes findings that a higher fence is needed in
a particular portion of the area, due to safety considerations.  Part of Fence location shown on plans ]
[Note: Inaccordance with the Flood Project’s Final Soil Subdivision and CDD, Planning
Disposal Plan by the Regional Water Quality Control Board, Design Review o . .
fencing around the Flood District-owned North Wetlands is e fencing Applicant Initial Bwvmcon by City of Comemunity
to be installed prior to construction on the Gasser property to be installed ~apa. Development Dept
for any purpose _u.n.%o:Q mo.m amvawwH by the Ummﬂnﬁ The prior to grading Monitoring as necessary during  Engineering Division
fencing, which will be maintained by Gasser, will be permit. construction.
installed on the wetland/detention basin side along the
finished grade of areas E-7 and E-8, designed to exclude
pets and trespassers into the wetlands and catch litter, prior
to entering the wetlands.]
GEOLOGY, SOILS & SEISMICITY

ttigation Measure GEQ-1a: As required by the City of Napa’s
Policy Resolution 27, all construction activitics shall meet the
Uniform Building Code regulations for scismic safety (i.e., reinforcing Prior to issuance COD. Build;

o 4 . N , Buildin
WM.:.BQ.Q mm_wn_\%n _ona%aw»n%m.wwwcmu bracing parapess, etc) (PR 27 of building Applicant Issuance of Building Permits &

ttigation Geology and Soils V1.2)) peemits. Division

"The proposed project would be required to comply with the
provisions of the national and California UBCs. Seismic design
provisions of the UBC generally prescribe minimum lateral forces,
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applied statistically o the steucture and combined with the gravity
forces of dead and live Joads. The UBC-prescribed lateral forces
generally are substantially smaller than the expected peak forces that
would be associated with 2 major carthquake. Therefore, when built
according to UBC standards, structures arc anticipated to (1) resist
minor earthquakes without damage; (2) resist moderate carthquakes
without structural damage but with some nonstructural damage; and
(3) resist major carthquakes without collapse but with some structural .
as well as nonstructural damage.
Conformance to the current building code standards does not
guarantee that significant structural damage will not occur in the
event of a maximum magnitude earthquake; but it is reasonable to
expect that a well-designed and well-constructed structure would not
collapse or cause loss of life in a major earthquake.
Prior to issuance
of grading
permit.
EO-1b: As required by the City of Napa’s During Review of grading plans to
Policy Resolution 27, all project-related grading, trenching, backfilling construction <n:@ conformance ms} cmn
and compaction operations shall be conducted in accordance with the activities, Aoplicant seismic safety cegulations; issue CDD, Building and
City of Napa Public Works Dcpartment Standard Specifications. All including PP grading pecmits Engincering Divisions
grading shall conform to regulations for scismic safety contained in grading, Periodic inspection during
the UBC Qu_w 27 ?.mammmca Onc_om,% and Soils /J.».v nannnZ:Wu Nnun::m »nminwoa.v as nnn_:wnom.
backfilling and
compaction
operations.
tion Measure GEO-1c: As required by the City of Napa’s Prior to . Verify that Final Map CDD, Building and

Policy Resolution 27, for all subdivision and parcel maps, the approval of Applicant incorporates all design and Engincering Divisions
applicant has prepared a Soils Investigation/ Geotechnical Report in Parcel/Final construction criteria specified

R2006 212
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accordance with Section 16.36.200 of the NMC which is subject to Map. in the geotechnical report and
the Ciry’s review and approval, The improvement plans shall that the geotechnical engineer
incorporate all design and construction criteria specified in the report. has signed the improvement
The geotechnical engineer shall sign the improvement plans and plans, indicating conformance
approve them as conforming to their recommendations prior to reports recommendations.
Parcel/Final Map approval. The geotechnical engineer shall also
assume responsibility for inspection of the work and shall certify to Approval of parcel/final map.
the City, prior to acceptance of the work, that the work performed is
adequate and complies with its recommendations. Additional soils
information may be required by the Chief Building Inspector during
the plan check of individual building plans in accordance with Title
15 of the NMC. (PR 27 Mitigation Geology and Soils V1.5.)
tion Measure GEQ:2: The recommendations for both special znnoanmdnmﬂa»uo
foundations and ground modification and other geotechnical cotechnical
n:mw»nnu.mnm measures specified mn._ the applicant’s geotechnical reports & report Confirm that development
shall be implemented during design and construction. These measures . lans incorporate
. o ¢ incorporated P POt L
include engineering and compaction of new fills, removal of into Applicant recommendations of CDD, Enginecring and
compressible soils, and use of relatively rigid, deepened spread- PPl hnical Building Divisions
! L . . development geotecnnical report.
footing foundations. These measuces would be implemented in the lans submitted . )
development area and would not extend into the channel or banks of vi.ﬁrmv uildin Approve building permit.
Tulocay Creek. Documentation of the methods used shall be ! crmit g
provided in the required final geotechnical report(s). permi
application.
20-3: Lateral spreading will be mitigated by _ Measures
correcting the liquefaction hazard to which it is related. These incorporated Oo.:.mHB that development
measures shall include: Into Applicant plans Incorporate measures 10~y Engineering and
- development PP correct liquefaction hazard. Building Divisions
¢ cngincering and compaction of new fills, plans submitted . .
: ) ith buildin Approve building permit.
# removal of compressible soils, and wi permit 4
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¢ use of relatively rigid, deepened, spread-footing foundations. application.
Recommendatio
ns of
EQ-4: As a part of final design, specific moomn.n::ﬁa Confirm that development
recommendations for mitigation of expansive soils under pavements | cngincer d plans incorporate
and structures shall be provided by the project geotechnical engincer. incorporate Appli recommendations of CDD, Engineering and
These recommendations should be based on testing of the in-situ fill d into Applicant eotechnical engineer. Building Divisions
- . . . . evelopment 8 i
materials. The recommendations shall be submitted to the City as a plans submitted A build )
part of building s:a\ or paving plan submittals. with building pprove bukding permit.
permit
application.
Recommendatio
ns of
2Q-5: Poorly compacted fills will be mitigated geotechnical
by excavation and/ or additional compaction. The geotechnical report Confirm that development
recommendations for mitigation of existing and proposed fills, and incorporated plans incorporate CDD Engineeri d
for settlement of native soils, that are contained in the applicant’s into Applicant recommendations of Buil a.:@ Wn.n ring an
geotechnical repots shall be implemented. These measures include development geotechnical report. urding Livisions
removal and re-compaction of pre-existing loose fills, and proper plans submitted Approve building permit.
engincering and compaction of all new fills. with building
permit
application.
casure GEO-6a: As required by the City of Napa’s Erosion and . Approve Erosion and CDD Engincering and
Policy Resolution 27, thé developer shall provide an erosion and Sediment Applicant Sediment Control Plan, Building Divisions

sediment control plan and a schedule for implementation of

R2006 212
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approved measures to the Public Works Director for approval with submitted prior Issue grading permits.
the first improvement plans submitted for review. No grading and to approval of
excavation shall be performed except in accordance with the grading plans.
approved plan and schedule. (PR 27 Mitigation Geology and Soils
VL3)
20-6b: As required by the City of Napa’s
Palicy Resolution 27, hydrosceding of all disturbed slopes shall be e
. ) Hydrosecding .
completed by October 1; Developer shall provide sufficient completed b Applicant Site inspection by Nov. 1 CDD Eneineed
maintenance and irrigation of the slopes such that growth is %2 A y App ¢ inspection by Nov. gineering
established by November 1. (PR 27 Mitigation Geology and Soils )
V14)
Prior to the
approval of
Final .
) ) improvement Confirm that development
EQ-6¢: All storm drainage improvements shall mv_»:m plans incorporate UBC and
conform to the Uniform Building Code and the City storm drainage Applicant City storm drainage ordinance. CDD Engineering
ordinance. Prior to issuance
of building Approve building permit.
permits. .
HAZARDS & HAZARDOUS MATERIALS
ation AZ-1a: If a small a:»:.ma, of mmswmmo:m As nmn_c:nm Applicant Monitor and clean-up as City of Napa Fire Dept.
materials 1s released from a service truck during equipment during all
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maintenance or fueling of equipment and vehicles, site personnel shall grading and necessary
clean up small spills and place the waste in 55-gallon drums for building
characterization and off-site disposal. In the casc of a large spill, activites.
contaminated soils shall be placed into barrels or roll-off boxes by
service personnel or off-site contractors for subsequent evaluation
and off-site disposal.
-1b: Hazardous materials shall be managed As required
and handled by trained maintenance and service personnel. during all Pesiodic monitoring and
Hazardous materials shall be stored in locked areas or cabinets with grading and Applicant inspection dutin ncsmmnncnao: City of Napa Fire Dept.
secondary spill containment to minimize impacts should a spill occur. building P g )
Incompatible materals shall be stored separately. activities.
If volumes of
hazardous
materials stored
onsite exceed
re HAZ-1c: Before construction commences, a Spill the threshold
Prevention, Control, and Countermeasure (SPCC) Plan and a requirements, Approval of SPCC Plan and County Environmental
Hazardous Materials Business Plan (HMBP) shall be prepared, if the SPCC Plan and Applicant HMBP. Icalth in conjunction
volumes of hazardous materials stored onsite exceed the threshold HIMBP shall be with Fire Prevention

requirements.

submitted prior

to, or concurrent

with, grading
permit
application.

Issuance of grading permits.

PUBLIC SERVICES

R2006 212
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Solid Waste

¢ Devcloper of a commercial, industrial or multi-family project
with common waste disposal facilities shall submit to and
receive approval from the Public Works Director of a source
reduction plan which meets the City's Source Reduction and
Recycling Element and implementing guidelines. (PR 27
Mitigation Utilities and Service Systems XVIL.11.)

¢ A recycling/solid waste enclosure shall be provided in
accordance with Chapter 17.102, et seq. of the NMC for all
commercial, industrial and multi-family projects with common
solid waste facilities. (PR 27 Mitigation Utilities and Service

Systems XVI.12.)

Mitigation Measure PUB-2: Developer shall ensure that the following

measures specified in the City of Napa’s Policy Resolution 27 ate

implemented during construction:

¢ During the construction/demolition/renovation period of the
project, Developer shall use the franchised garbage hauler for
the service area in which the project is located to remove all
wastes generated during project development, untess Developee
transports project waste. If the Developer transports the
project's waste, Developer must usc the appropriate landfill for
the service area in which the project is located. (PR 27
Mitigation Utilitics and Service Systems XVL9.)

¢ Developer shall provide for the source separation of wood waste
for recycling. Developer shall use the franchised garbage hauler

R2006 212
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for the service area in which located for collection of such wood
waste, unless the Developer transports such wood waste to a
location where wood wastc is recycled. (PR 27 Mitigation
Utilities and Service Systems XVI. 10.)

Fire and Emergency Services

Mitigation Measute PUB-3a: Evacwation Ronte and Emergency Operations
Plan. All residential development at the project site shall be required
to provide analysis demonstrating that an evacuation route from cach
structure can reasonably be expected to exist that will not be
submerged by one or more feet of water during a 100-year flood
event, regacdless of whether or not a flood evacuation arca
designation exists for the proposed development area. The analysis
supporting this conclusion shall be performed by a registered civil
engincer and supporting documentation provided to the City of
Napa’s Public Works Director prior to final building clearance. All
non-residential development at the project site shall be required to
provide an emergency operations plan in accordance with FEMA
Technical Bulletin 3-93 to the City of Napa’s Public Works Director
prior to final building clearance. For the purposes of this measure,
Tulocay Creek levees shall be presumed ineffective unless they are
certified to FEMA as adequate to contain a discharge equal to or
larger than the Flood Control District’s 100-year flow cstimatc at the
time the levee is certified. This measure will ensure that the sitc can
be evacuated during most flood cvents.

: Flood Evacuation Area: Flood Evacuation
Pian. All developments at the project site within the flood evacuation
area, regardless of use, shall be required to develop a flood evacuation
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plan, as presently required by the City for only certain residential Public Works
. developments under City Municipal Code Section 17.38.070. The
flood evacuation plans adapted to the planned use shall be developed
in accordance with Subsections A, B, and C of that Section. The
flood evacuation plans must be approved by the City Public Works
Director prior to final building permit clearance; all components of
these plans must be developed and implemented prior to final
clearance of building permits. This measure will reduce public safety
flood risks for all proposed new development at the site, regardless of :
use, by providing evacuation planning.
In addition to Mitigation Measure PUB-3, the project applicant would
be required to comply with the following mitigation measures, as
specified in the City of Napa’s Policy Resolution 27 (PR 27):
. . . ) Determination that
4 The Developer of any project which proposes commercial prospective tenant poses fire
occupancies shall secute approval from Fire Prevention and Prior to signing and safety hazard, ot is
Building Departments prior to signing lease agreements and commercial classified as ‘M occupancy’ in ~ Fire Department, Fire
allowing occupancy of prospective occupants that pose possible occupant lease UBC. Prevention Div. and
fire and life safety hazards, or are classified by the Uniform agreements and ) ) CDD Building Div.
Building Code as an H (hazardous) occupancy ’ permitting Applicant >E=o<£ n.vm Fire Prevention
4 Developer shall pay the required fire and paramedic fecs for new occupancy. pphcar and Building Departments.
development in accordance with Napa Municipal Code Chapter
15.78. Such fees shall be payable at the rate in effect at the time 3 X
of payment for the unit involved. The findings set forth in the Receipt of required firc and
ordinance and Resolution 94-106 are incorporated herein. The Prior to Building d m_m.EBm&_m fee monm:nﬁ . Community
City further finds that calculation of the fee pursuant to the Permit Issuance cvclopment; copy of reccipt Development Dept.
formula set forth therein demonstrates that there is a reasonable on file with City. Building Division.
relationship between the fees imposed and the cost of
improvements attributable to this project. (PR 27 Mitigation
Public Services X111.6.)
R2006 212 Page 150 of 166
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Mitigation Measures

Vetification )
Monitoring " Monitoting Date
Action B Responsibility Completed

Schools

Mitigation Measuge PUB-4: The project applicant shall pay its fair
share of fees to the NVUSD to help pay for new schools. At present,
the NVUSD calculates those fees at $2.05 per square foot for
residential development and $0.33 per square foot for commercial
devclopment.

Parks and Recreation

-5: The following measurcs specified in the
City of Napa’s Policy Resolution 27 shall be implemented:

# Developer shall pay the required fecs for cach new dwelling unit

in accordance with the Napa Municipal Code Chapter 15.68.
Such fees shall be payable at the rate in effect at the time of
payment for the unit involved. The findings set forth in the
ordinance and Resolution 92-084 are incorporated herein. The
City further finds that calculation of the fee due pursuant to the
formula set forth in Section 15.68.040 of the Napa Municipal
Code demonstrates that there is 2 reasonable relationship
between the fees imposed and the cost of the improvement

attributable to this project (PR 27 Mitigation Recreation XIV.1.).

¢ Unless project approval requites only land dedication, the
Developer shall pay in-licu park dedication fee(s) in accordance
with and for the purposes of NMC Sections 16.32.040,
15.68.010 and 15.68.090 for each residential unit authorized or
allowed by project approval. Such fee(s) shall be payable at the
rate in effect at the time of payment. The findings set forth in

H.»Embm /- Hav.nnnnu.nugno
1 g g
Schedule Responsibility
Prior to issuance Appli
building permits. pphcant
Prior to issuance
of building Applicant

permits

Verification of payment; copy
of receipt on file with City.

Verification of payment; copy
of receipt on file with City.

Issuance of building permits.

CDD, Building Div.

Community
Development Dept,
Building Division
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Verification
. Timing/ Implementatio
Mitigation Measures 8 : n
: Schedule P
Responsibility Lo L. :
Monitoring Monitoring Date
Action Responsibility Completed

the ordinances and in Resolution 92-084 are incorporated

herein. The City further finds that the calculation of fees in

accordance with the formula set forth in NMC Section

16.32.040D demonstrates that there is a reasonable relationship

between the amount of fees imposed and the costs or

acquisition atrributable to the project (PR 27 Mitigation

Recreation XIV.2).
UTILITIES .
Water
Although no water supply impacts were identified, the project
applicant would be required to comply with the following mitigation
measures, as specified in the City of Napa's Policy Resolution 27 (PR
27y Prior to issuance Verify that specifications are Community

ildi i d into pl .
¢ All faucets in sinks and lavatories shall be equipped with faucet of UEESW . oo o o prans Uown_.cvan.:m ﬂvnv.?

. o ; permits. submitted prior to issuance of Building Division in
aerators designed to limit the maximum flow to 2.2 gallons per building permits dinati ith
minute. (PR 27 Mitigation Utiliies and Service Systems XVL6)  Verification with ' %mﬂﬂm @»wﬂ: Nﬂhn

. . : 'orks, Water

¢+ All showcerheads shall be of a design to limit the maximum flow final inspection. ) slvﬁwomw.una ,.mmE.Sno of Division

t0 2.5 gallons per minute. (PR 27 Mitigation Utilitics and Service Applicant uricing permts.

Systems XVL.7) Verification of installation
¢ The Developer shall completely offset the water requicements of with final building inspection. CDD, Building

this project by complying with the retrofit requirements of Napa

Municipal Code Chapter 13.09. (PR 27 Mitigation Utilities and

Service Systems XV1.8.) Identified during project :
¢ Water and energy consecvation measures shall be incorporated Part of review and approval CDD, Planning

into project design and construction in accordance with subdivision and

R2006 212
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. o . Verification
. : Timing/ uav_oaoun»ﬁo . :
Mitigation Measures & n
S Schedule . o
Responsibility N L.
. Monitoting Monitoring - Date
Action. Responsibility Completed
applicable codes and ordinances. (PR 27 Mitigation Utilitics and Design Review design features during plan
i V1.2 heck
Service Systems XV1.2)) check CDD, Planning
Approval and issuance of -
building permits CDD, Building
Verification  of installation
with final building inspection CDD, Building
¢ Prior to trenching within existing roadway areas, the developer's ]
engineer shall ascertain the location of all underground udlity i Community
systems and shall design any proposed subsurface utility .vbon to the Issuance of grading permits @m<.n_c?.=a=n o H.unvn.u
extensions to avoid disrupting the services of such systems. (PR issuance ) of upon verification of Engincering Division.
27 Mitigation Utlities and Service Systems XV1.1.) grading permits. underground utility locations.
¢ The project shall be connected to the City of Napa water Aopli
system. Any existing well must be properly protected from pplicant

potential contamination. If an existing well is to be destroyed, a
well-destruction permit must be obtained from the Napa County
Department of Environmental Management by a licenscd well
driller. If an existing well is not destroyed, it must be properly
protected and an approved backflow prevention device installed
according to the Water District's specifications. (PR 27
Mitigation Utilities and Service Systems XV1.4.)

re UTIHL-1a: The project applicant would be
required to comply with the following mitigation measures, as

R2006 212
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Issuance of grading permit
upon verification of well-
destruction permit or
installation of proper well
protection.

Verify that specifications are

Well permit from
County Environmental

Health
CDD, Building

Pire Dept, Fire
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Mitigation Measures

Verification .
Monitoring Monitoring Date
Action Responsibility Completed

specified in the City of Napa’s Policy Resolution 27 (PR 27):

¢ Developer shall comply with all applicable requirements of the
Uniform Fire Code and the Fire Department and PWD
Standard Specifications and the Fire Department “Standard
Requirements for Commercial/Residential Projects,” including,
without limitation, the requirements for access, new
construction, smoke detectors, fire extinguishers, fire hydrants,
etc. Existing fire hydrants may be used to meet hydsant location
requirements only if they meet or are changed to meet current
hydrant specifications. (PR 27 Mitigation Public Services
XH1.1,)Properties having common ownership shall provide the
Fire Department with a notarized copy of the recorded
conditions, covenants, and restrictions agreement in a form
satisfactory to the City Attorney ensuring that all components of
fire protection system(s), and fire access roads will be
maintained by a maintenance district, owner's association, or
similar legally responsible entity. (PR 27 Mitigation Public

Services X111.2)

¢ All newly constructed buildings must have automatic sprinkler
systems conforming to NFPA and City Standard Specifications,
for which installation permit must be obtained from Fire
Prevention. {n multi-building complexes, or in buildings with
three or more stories, special monitoring conditions will be
requited. Existing habitable buildings, which are retained, shall
be retrofitted. (PR 27 Mitigation Public Services XI11.3.)

¢ The Developer of any project proposing a change in occupancy
use classification (as defined in the Uniform Building Code
Table 5A) in a building protected by automatic fire sprinklers
shall have the sprinkler system cvaluated by a licensed fire
sprinkler contractor or fire protection engineer for compliance
with National Fire Protection Association Installation Standards.
A written report of the inspection findings shall be submitted to
the Fire Department prior to final occupancy clearance. A
permit is required from Fire Prevention for sprinkler system

R2006 212
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Timing/ HEw_nﬂnsSno
Schedule L
Responsibility

Prior to issuance Applicant

of building

permits.

Final inspection.

Prior to final Applicant

occupancy
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~ incorporated into plans
submitted prior to issuance of
building permits; and

Copy of approved CC&R’s on
file

Approval and issuance of
building permirs.

Verification of installation
with final building inspection.

i

Developer submit written
eport prior to Occ.

Applicant receives permit fos
sprinkler system alterations

Prevention in
coordination w. CDD,
Building Div

City Attorney approves
after review by Fice
Prevention.

CDD, Building Div.

City of Napa Fire
Dept., Fire Prevention

City of Napa Fire

Dept., Fire Prevention
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Mitigation Measures

alterations. (PR 27 Mitigation Public Scrvices X111.4.)

¢ Examples of these types of occupancies are: storage of
flammable, combustible, explosive, or toxic materials,
manufacturing processes involving the above, woodworking
shops, tire rebuilding or storage, automotive repaic, auto body
repair and/or painting, factories where loose combustible fibers
are present, semi-conductor fabrication facilities, bulk paint
storage, etc. (PR 27 Mitigation Public Services X111.5.)

Mitigation | re UTIL-1b: Developer shall ensure that the existing
Zone 1 water mains and services on Oil Company Road and Sousa
Lane shall be switched over to Zone 3 and a new Zone break shall be
installed north of Sousa Lane on Soscol Avenue. This change in
zones will provide the increased fire flows necessary for development
of the Gasser property and will provide a third connection to the
City’s 24-inch teansmission main that runs north along Soscol Avenue
and Silverado Trail.

tion Measure UTIL-1c: Due to the high pressures of Zone 3
compared to Zone 1, developer shall ensure that water pressure
reducers are installcd on all services that are switched over from Zone
1 to Zone 3.

itigation Measure UTH.-1d: Developer shall ensure that a water
main connection is madc on the west side of Soscol Avenue from the
Silverado Trail intersection to Oil Company Road intersection in
conjunction with the transfer of the portion of Zone 1 to Zone 3.

R2006 212
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. Verification
. . Implementatio
Timing/
Schedule n
Responsibility L. . .
Monitoring Monitoring Date
Action Responsibility Completed
Verification that switch from
. Zone 1 to Zonc 3 and Zonc
Pior to . break are shown on final Dept. of Public Works
Subdivision and ~ Applicant map/building plans. Water Div ’
Design Review. ’
Approval of final map,
building plans.
Verification that pressure
Prior to reducers are shown on final
Subdivision and Applicant development plans. Dept. of Public Works
Design Review Approval of final
map/building plans.
Prior to Verification that water main
Subdivision and Applicant connection is shown on final Dept. of Public Works
Design Review devclopment plans.

Approval of final
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. . Verification
. A Implementatio
L Timing/
Mitigation Measures n -
Schedule oy oags
Responsibility L. L.
. Monitoring Monitoting Date
Action Responsibility Completed
map/building plans.
Verification that final
T1L-Te: Developer shall ensure that a water mn<n_cmana plans mvoé
main connection shall be made through the Gasser Property from the Prior to required water main
existing 12-inch water main on Gasser Drive to the existing 8-inch Subdivision and Applicant no::nnnvo:. through the Dept. of Public Works
water main connection north of the Silverado T'rail/Soscol Avenue Design Review Property.
intersection. Approval of final
) map/building plans.
Verification that final
. development plans show
CI1.-1£ Water main sizes for the infrastructure a HVMM“»MOOm HBE—..& water main
improvements shall be verified by a hydraulic analysis by the mccﬂmiwwos and Applicant n@::nncuo:. through the Dept. of Public Works
developer prior to approval of improvements w0 the project property. Design Review . Property.
Approval of final development
plans.

R2006 212
EXHIBIT B

Page 156 of 166

251



ATTACHMENT 7

: . Verification
. ) : Timing/ Implementado
Mitigation Measures & ‘n
Schedule -
Responsibility ‘ L. L .
Monitoring Monitoting Date
Action

Responsibility Completed

Wastewater

Although no impacts were identified, the project applicant would be

required to comply with the following mitigation measures, as

specified in the City of Napa’s Policy Resolution 27 (PR 27): Na o .
: a pa Sanitation shall provide

¢ "The project shall be connected to the Napa Sanitation District MMMMMWW%»:“M & written clearance after review
for sanitary sewer service. If the subject property is presendy of plans.
scrved by individual sewage disposal systems, the septic systems, NSD shall provide written
set backs, and reserve areas must be protected and maintained clearance prior to certificate of
during cleaning, grading, construction, and after connection to

the District, the existing septic tank(s) shall be properly occupancy
destroyed. (PR 27 Mitigation Utilities and Service Systems Co. Dept of Environmental
XV13) Health shall provide written
In addition, the project applicant would be required to comply with Applicant Mw,n»“:mwmn mnmnnnﬂmmﬂncnnc: of
Policy CS-10.3 of the City's General Plan, which requires the y septic systems.
following:
. Prdor to Final
¢ The project development shall sccure a “will-serve” letter from Subdivision map
the Napa w»::»mm_: U_mn:nm if a n:mn»_ capacity situation - or v.EEBm Napa Sanitation District to
develops. Ina critical capacity situation, the City may not issue permit  (f no . - »
v . L . o i provide Copy of “will-scrve
any building permits or similar entitlements in the absence of a map) : letter on file with Citv
“will-serve” letter. The “will-scrve” letter shall be obtained from -

Napa Sanitation District prior to receiving approval of a final
subdivision map, or in the abscnce of a need for a final
subdivision map, prior to receiving approval of any required

building permits or similar ministerial approvals.

CDD, Building Div. in
coordination with NSD
and Co. Env, Health
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CITY OF NAPA
CASSER MASTER PLAN DRAFTY EIR
SECTION 4.4: HYDROLOGY & WATER QUALITY

TABLE4.4-3 FLOOD HAZARD REDUCTION ELEMENT PHASING

Preceding Action Required Allowable Action
Lower grade at Maxwell Bridge to 14 fece (NRFPP)

Raise Tulocay Creek levee an south side (NREPP)

Construct levee on the west and south sides of Gasser South (NRFPP)

Implement Wine Train bridge closure plan; or Complete east bank levees and floodwalls south of First Streer & Tulocay Creek Develop Gasser South

(NRFPP)

Construct Gasser South omsite drainage facilities

Implement improvements needed to address additional site runoff in large storm events due to new Gasser South development per
Mitigation Measure HYDROHAc,

Develop Creekside Commercial (Gasser Nonth) on-site drainage

Develop Creckside Commercial
(Gasser North)

Complete bypass and railroad bridge crossing at river (NRFPP)

Construct floodwall at the oxbow 1o eliminate east river overflows (NRFPP)

Install pump station at Gasser North wetland (North Basin), as well as river outfall structures (NRFPP)

Augment North Basin pumping capadty for additional Gasser North drainage as needed

1f Oil Company Road is to be a Ciry street and used as an evacuation route for new residentiak Construct drainage improvements at
Soscal Avenue/Oil Company Raad

Construct culven from Oil Company Road to North Basin

Raise Tulocay Creek levee on the north side (NRFPP)

Construct levee and floodwall on the west side of Gasser North (NRFPP)

Construa Tulocay Village onsite drainage facilities

Develop remainder of Gasser
North except Tulocay Square

Implement Mitigation Measure HYDRO-6b

Develop Tulocay Square (Gasser North) onsite drainage

Develop Tulacay Square
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Exhibit C
Gasser Master Plan EIR
Errata Sheet
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ERRATA SHEET

Note: Text changes to the published FEIR, dated August 16, 2006, are noted
below either as global changes, where the relevant page numbers in the FEIR
are modified, or by the text insertions noted below. Where text changes are
noted below, deletions are shown with a serikethreugh format, and insertions

are double underlined.

1. Page, 69, Mitigation Measure BIO-1a is hereby revised as follows:

In order to mitigate for on-site impacts to special-status species, the
project developer shall obtain all necessary permits from the CDFG,
USACE, USFWS, and the RWQCB/State Water Resources Control
Board (SWRCB) as required by federal and State law to avoid, mini-
mize or offset impacts to any species listed under either the State or
federal En&angered Species Acts or protected under any other State
or federal law as follows:

¢ Before project implementation, a delineation of waters of the
United States, including wetlands that would be affected by de-
velopment, shall be made by qualified biologists through the
formal Clean Water Act section 404 process. This shall encom-

pass the entire site with the exception of the detention basin of
Gasser North under fee ownership of the Napa County Flood
Control and Warer Conservation District addressed as part of

the Gasser Soil Reuse and Disposal Plan in 200

¢ If based on the verified delineation, it is determined thar fill of
waters of the United States would result from project implemen-
tation, authorization for such fill shall be secured from the
USACE through the section 404 permitting process.

¢ A CDFG Swream Bed Alteration Agreement and a RWQCB/
SWRCB Clean Water Act section 401 water quality cerrification
may also be required by the project activities. The project de-
veloper shall obtain all legally—requxred permlts from the CDFG
and RWQCB/SWRCB.

¢ Consultation or incidental take permitting may be required un-
der the Endangered Species Act. The project developer shall ob-
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CITY OF NAPA
GASSER MASTER PLAN FINAL EIR
ERRATA SHEET

tain all legally-required permits from the USFWS for the "take"
of protected species under the Endangered Species Act.

¢ Evidence that the applicant has secured any required authoriza-
tion from these agencies shall be submitted to the Community
Development Department of the City of Napa prior to issuance
of any grading or building permits for the project.

2. Page 97, bulleted items 1 and 4 are hereby revised as follows:
14 feet NGVD 29
17 feet NGVD 29

3. Page 159 Mitigation Measure 4b is hereby revised by adding the follow-
ing sentence to the end of the paragraph:
For purposes of this measure, Tulocay Creek levees shall be pre-
. sumed ineffective unless they are certified to FEMA as adequate to
contain a discharge equal to or larger than the Flood Control Dis-
tricts eurrent 100-year flow estimate at the time the levee is certified.

4. Page 164, Mitigation Measure HYDRO-6b is hereby amended as follows:
Residual Overland Flow Improvements. Neither fill nor structures
may be placed at the Tulocay Square (aka Tulocay Place) site until

documented analysis is-has been provided showing-that-identifying
those measures necessary to ensure that flood hazards to surrounding

properties from at least the 100-year residual overland flow under
baseline conditions extending along Soscol Avenue from the intersec-

tion of Oil Company Road south to the North Basin are would not

be aggravated compared—to-baseline—conditions as a result of es-
eroachment blockage at the Tulocay Square site. ihi—s—eqﬁel—ef—l-m—
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POt 2 © &P f O 2 D50aHEeN DYroOP

erty-owaer—Specific drainage improvements to meet this perform-

ance criterion shall be identified as part of a drainage plan to be sub-

mitted for the City’s review and approval, coordinated with the

Flood District, prior to City issuance of a grading permit for place-

ment of fill at Tulocay Square. This measure requires development
of an integrated and effective plan to address route residual flood

flows under baseline conditions from Soscol Avenue to the North
Basin without increasing flood hazards in up to a 100-year flood

event in concert with the plan to place new fill in the flow path at
the proposed Tulocay Square site, thereby alleviating most flood
risks that might result from such an-erereschment development.”

5. Page 170, top paragraph, line 8 is hereby amended as follows:

R2006 212 Page 162 of 166

EXHIBIT C 257



ATTACHMENT 7

CITY OF NAPA
GASSER MASTER PLAN FINAL EIR
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The updated delmeauon in 2001 bg May & Assocxate s was prepared

1dennfy baseline data...

6. Page 4.3-90 of the DEIR, Mitigation Measure TRA-26 is hereby amended

as follows:
MM TRA-26 Before the applicant obtains any conditional

Wﬂﬁ—e?bw@ﬁg—pem%gmmmﬂ—ém

HSS—peAeﬂg&peees—Qesxgn Review !:ermxt gand any condmona
Use Permirt approval) for each of the Gasser Zoning Districts, the
applicant shall demonstrate that the project can provide parking

consistent with City parking standards 1o meet the demand for
parking for all proposed uses.

Shared pérking allows for a net reduction in overall parking spaces
while meeting estimated parking demand. Shared parking allows
for a net reduction in overall parking spaces while meeting esti-

mated parking demand W&ep?emﬂm{e—shﬂfﬁp&f—lgﬁg

Given the distance between Gasser South and Gasser North, no
shared parking is permitted between these areas. Shared parking

may be permitted between distinct uses on the project site so long
as the applicant demonstrates that each use will have sufficient
parking to meet demand. As provided in the Zoning Code, section

l " 17.54.080, shared parking may be permitted with a Use Permit
provided that the shared parking spaces are:
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1. Located in a common parking lot or off-site convenient
to the use(s) requiring the parking; and

2. The parking will be secured for the use(s) requiring the
parking by ownership and/or agreements sufficient to
guarantee the long term use of the site for such park-
ing; and

3. The applicant is able to show through a parking analy-
sis that the peak demand for spaces from all uses wil be
met. A possible option for determining shared parking
arrangements includes the Urban Land Institute Publi-
cation “Shared Parking.”

4. In no instance shall the total parking required be less

* than would be required for any one of the independent

uses.”

7. Pages 74 and 173, Mitigation Measure BIO-4d is hereby amended as fol-
lows:

Wildlife fencing of protected wetlands, as required by the RWQCB,
shall be limited to 4 feet in height, unless, as a part of subsequent re-
view, the City of Napa makes findings that a higher fence is needed
in a particular portion of the area, due to safety considerations.

[Note; In accordance with the Flood Project’s Final Soil Disposal
Plan by the Regional Water Quality Control Board, fencing around
the Flood District-owned North Wetlands is to be installed by Gas-
ser prior to commencement of construction on the Gasser property
for any purpose bevond soil disposal he District. The fencin
which will be maintained by Gasser, will be installed on the wet-
land/detention basin side along the finished grade of areas E-7 and E-
8, designed to exclude pets and trespassers into the wetlands and
catch livter, prior to entering the wetlands.]

8. Page 175, line 5 is hereby amended as follows:

R2006 212
EXHIBIT C

All soils placed as fill on the project site mer the reuse criteria estab-

lished with the Nerth-Geast San Francisco Bay Region 2 Regionsal
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10.

11

12.

13.

14

Water Quality Control Board to protect human health and the

aquatic environment. Note: All references in this document shall

refer to the San Francisco Bay Region 2 Water Quality Control
Board rather than the North Coast Regional Water Quality Control

Board, -

Page 193 is hereby amended as follows:
The correct Napa River Ambient level for Zinc is 101 not 9.

Page 194, footnote #1 is hereby amended as follows:
' 85* 95' percentile concentrations...

Page 207, response 1-5, last sentence is hereby amended as follows:

&fes

Iy Dt ¥ e

i jeet There is still an outstanding issue related to
interior drainage that needs to be resolved to meet FEMA require-
ments for remapping South Gasser out of the floodplain,

Page 207 of the FEIR, Response 1-8 is hereby amended as follows:
It is anticipated that the NCFCWCD would issue an encroachment
permit for the construction over their easement. Flood District staff

state that if development encroaches on the slopes, permit conditions
would be violated and the applicant will need to go to the RWQCB

for modifications if this occurs. No additional response is required.

Page 188, g, is hereby amended as follows:
g. 2002 Levine-Fricke Document (Gasser North sad-Seuth)
URS agrees that...on the subject Gasser North end-Seuth

property...

The depiction of grading/fill North of Tulocay Creek, shown on Figure
4.7-1 of the DEIR, on Page 4.17-12 is hereby amended to show the extent
of grading/fill based on the attached Soil/Disposal map, dated April 2003.
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Resolution No. R2006-213 adopting the Gasser Master Plan Design Guidelines,

Landscape Guidelines and Implementation Section including Conditions of Approval
and a Mitigation Monitoring Program
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RESOLUTION R2006 213

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF NAPA,
STATE OF CALIFORNIA, ADOPTING THE GASSER MASTER PLAN
DESIGN GUIDELINES, LANDSCAPE GUIDELINES  AND
IMPLEMENTATION  SECTION INCLUDING CONDITIONS OF
APPROVAL AND A MITIGATION MONITORING PROGRAM (02-0134)

WHEREAS, in October, 2002, preliminary Master Plan application materials were submitted to the
City for review; and

WHEREAS, in June, 2004, the Gasser Foundation presented its Master Plan concept to the
Planning Commission; and

WHEREAS, in August, 2004, the Gasser Master Plan Rezoning application materials were
submitted for review and work commenced on the Draft Environmental Impact Report for the Master Plan
property including APN’s 046-190-050, -052 -053, -057; and 046-691-005.

WHEREAS, on November 15, 2004, a Notice of Preparation of the Draft Environmental Impact
Report for the Gasser Master Plan (“Project”) was mailed fo all responsible and affected agencies as well as
interested organizations and individuals, and a scoping session was held on November 18, 2004 in
accordance with CEQA requirements; and

WHEREAS, a Draft Environmental Impact Report (“Draft EIR") was prepared for the Project; and

- WHEREAS, the City of Napa filed a Notice of Completion of the Draft EIR with the State Office of
Planning and Research on December 15, 2005, circulated the Draft EIR for review and comment by the
public and public agencies which have jurisdiction by law with respect to the Project between December 15
and January 30, 2006, and held a public hearing to solicit comments on the Draft EIR on January 12, 20086;
and

WHEREAS, the Final EIR, incorporating comments received, responses to those comments, and
changes to the Draft EIR was published and circulated to commenting agencies and persons on August 17,
2006; and

WHEREAS, the Gasser Foundation published a refined Master Plan in September, 2006 that
provides more explicit zoning regulations consistent with other chapters of the City of Napa Zoning
Ordinance; no specific site layouts for the north area; a greater mix of residential types and densities in
Tulocay Village; a land use shift in Tulocay Place from all retail to retail east of North Drive and mixed use
west of North Drive; and an alternate site layout and use mix for South River Place; and

WHEREAS, in October, the Gasser Foundation provided details on a proposed affordable housing
“alternative equivalent action” to meet half of the site’s :AH Affordable Housing inclusionary requirement;

WHEREAS, notice was provided and a Joint City Council/Planning Commission Public Workshop
was held on September 21, 2006 to provide an overview of the Master Plan Zoning and Environmental
Impact Report, and for early identification of issues needing further resolution or information; and

WHEREAS, in October, 2006 following discussions among Napa County Flood Control and Water
Conservation District staff, City Staff and the environmental consultants, text changes to the published final
EIR were published as an Errata Sheet to be incorporated into the final EIR; and

WHEREAS, on October 17, 2008 joint notice was published as a 1/8 page display ad in the Napa
Register and on October 15 notice was mailed to interested agencies and groups and nearby property
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owners of the Planning Commission Public Hearing on the EIR and Project on October 26, 2006 and of the
City Council Public Hearing on November 21, 2006; and

WHEREAS, on October 23, 2006 the applicant requested that the Planning Commission continue
the public hearing on the EIR and Master Pian to November 2 to provide added time to mvestlgate certain
floodway issues; and

WHEREAS, a courtesy notice was mailed on October 23, 2006 to those agencies, groups and
individuals receiving earlier notice that the applicant had requested a continuance to November 2, and that
the Commission would consider that action at their October 26 meeting; and

WHEREAS, the Planning Commission considered the request for a continuance at their October 26
meeting, and continued the item to November 2, 2006; and

WHEREAS, the Planning Commission of the City of Napa, State of California, held the continued
hearing on November 2, 20086, on the subject Final EIR and Master Pian and recommended City Council
-certification of the EIR, incorporating certain Errata and an “equally effective” mitigation measure for Hydro-
5a and approval of the Master Pian project with various changes to the Master Plan Rezoning and
Conditions of Approvai; and

WHEREAS, the City Council of the City of Napa, State of California held a noticed public hearing on
the final EIR on November 21, 2006, accepted public testimony on the Final EIR and certified the EIR; and

WHEREAS, the City Council of the City of Napa, State of California, held a noticed public hearing
on the Master Plan rezoning and affordable housing “in lieu equivalent action” on December 12, 2006; and

WHEREAS, the City Council has considered all information related to this matter, as presented at
the public meetings of the City Council identified herein, including any supporting reports by City staff,
and any information provided during public meetings.

NOW, THEREFORE, BE IT RESOLVED, by the City Council of the City of Napa, as follows:

1. The City Council hereby finds that the facts set forth in the recitals to this resolution are true
and correct, and establish the factual basis for the City Council’s adoption of this resolution.

2. The City Council hereby finds that the Master Plan Design and Landscape Guidelines were
derived from area and City design guidelines and thus are consistent with the General Plan, and other
City plans and policies that apply to the property.

3. The Council further finds that the Master Plan Zoning, including these Design and Landscape
Guidelines, and Implementation section establish development standards to create a future residential
and non-residential environment of sustained desirability and stability that responds to its context.

4. The Council further finds that the Master Plan, including the Project EIR, the Design and
Landscape Guidelines and Implementation section has identified the public faciliies to serve the
anticipated population and that the motor vehicle, bicycle and pedestrian system will provide for adequate
onsite and area circulation connections.

5. The Council further finds that the General Plan Mixed Use goals, policies and objectives: that
promote a mixed of uses and efficient use of larger vacant parcels; that encourage a functionally
integrated mix of uses including residential uses on key sites such as the Gasser property; that will create
a mix of uses that respond to their context and complement each other; that will facilitate shared parking
and linkages among uses is met by the proposed Master Plan zoning, including the Design and
Landscape Guidelines and Implementation section.
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6. The City Council approves the Gasser Master Plan Design Guidelines, Landscape Guidelines,
and Implementation Section including the Conditions of Approval and the Mitigation Monitoring Program,
attached as Exhibit A.

7. This Resolution shall take effect immediately upon its adoption.

I HEREBY CERTIFY that the foregoing Resolution was dul}/ adopted by the City Councii of the
City of Napa at a public meeting of said City Council held on the 12" day of December, 20086, by the
following vote:
AYES: Councilmembers Inman, Mott, Vice-Mayor Krider, Mayor Techel
NOES: None
ABSENT: Councilmember van Gorder
ABSTAIN: None

ATTEST, . Doa D, C\eq(,

CITY CLERK OF THE CITY OF NAPA
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Exhibit A
Gasser Master Plan Design Guidelines, Landscape
Guidelines and Implementation Section
Including Conditions of Approval and
Mitigation Monitoring Program
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Gasser Master Plan Design Guidelines

A. Overview

The Soscol Guidelines’, the Residential Design Guidelines® and Soscol Vision® and other principles of
good design have informed the Gasser Master Plan Design Guidelines. These Guidelines include text
and visual concepts that are intended to communicate the design intent and character for each District.

Building architecture will be “of our time” yet based upon the rich traditions of the Napa Valley. While
buildings may reference the agrarian theme of many local wineries or the historic downtown buildings, the
architecture will not be imitative. The new buildings, rather, will be “sympathetic” to the local vernacular,
and responsive to the context of Napa'’s historical precedents while also allowing new interpretations such
as the City Fire Station on Gasser Drive. Each District wili have a cohesive theme. If historic design
styles are used, they will incorporate authenticity in design, detail, proportion and material selection.
Color, materials, signage and lighting will be coordinated so that the details reinforce the overall sense of
place.

The Gasser Master Plan Districts zoning establishes land uses, Floor Area Ratios (for commercial and
office uses), building height and setbacks, and similar standards. These Design Guidelines include
more qualitative guidelines for site design, and other general principles of building design. They apply to
the three nonresidential and mixed use districts. In Tulocay Village, the City's Residential Design
Guidelines apply. All design review will be implemented through the City’s Design Review Process. The
Gasser Master Plan also includes Landscape Guidelines that apply throughout the project.

B. Design Guidelines appli;:able to the South River Place, Creekside and Tulocay Place Districts:

1. Building Orientation and Access:

a. In general, and where feasible, buildings are to front on, orient to and be located parallel to the
street, with a main building entrance located on the front building fagade or a fronting building
comer, although they may have secondary orientation and access from parking lots. However, in
the South River Place District, the southernmost building(s) may have main entrances oriented
north to the parking lot, given other constraints of the site; in this case the eastern building facade
should, where feasible also orient to Gasser Drive unless there is a separate fronting building
located on Gasser Drive.

b. Any building fagade facing Tulocay Creek or its adjacent wetlands should also be designed to
orient to these resources (attractive, comparable in level of design attention to the front, providing
direct pedestrian access)

2. Pedestrian Access: :

a. Direct pedestrian walkways should be provided from street sidewalks to all public building
entrances, that is, pedestrian access to building entrances should not require walking in
driveways or between parking spaces. If pedestrian access ways cannot be separated from
parking bays or circulation aisles, they should be distinguished by a different paving material.

b. Building fagades facing Tulocay Creek or its adjacent wetlands should incorporate direct
pedestrian access to these resources.

Soscol Guidelines refers to the Soscol Corridor/Downtown Riverfront Development & Design Guidelines, adopted by
City Council August 8, 2000 or as most recently amended.

2 Residential Design Guidelines refers to the Clty of Napa Residential Design Guidelines adopted November, 2004
or as most recently amended.
> Soscol Vision refers to the Soscol Gateway Vision endorsed by City Council August, 2004 (R2004 125) or as
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3. Vehicle Access/Driveway Cuts:

a.

b.

Driveways should be shared where possibie

Driveway Entrances- should be minimized and separated far enough to maintain safe sight
distances between streets and effectively distribute the flow of vehicular traffic.

Width- Per city standards, minimum driveway cut widths are 15 feet for a one way driveway and
25 feet for a two way driveway

Driveway Setbacks -should be a minimum of 5 feet from adjoining properties unless they are
shared driveways.

Drop-Off Driveways — should be incorporated where a main building entrance is provided from a
parking lot to a theater, restaurant or larger retail building.

Service Access: In all Districts, service access should be in the least visible area to the side or
rear of buildings, well screened from public view. Service access should also avoid locations
between buildings and Tulocay Creek and its adjacent wetlands to the maximum extent possible.

. Parking:

In the South River Place District, parking will be located generally as shown in the approved site
plan. In the Creekside Commercial District east of Gasser Drive parking should be to the side or
rear of buildings fronting on and oriented to Gasser Drive. In the Creekside Commercial District,
west of Gasser Drive, parking may be in the front of buildings oriented towards the wetlands. in
the Tulocay Place District, parking should be to the side or rear of buildings fronting on Soscol
Avenue and on the Entry Street, except that a single or double-loaded bay of parking may be
located in front of buildings on Soscol Avenue consistent with the Soscol Guidelines for this
location.

Shared parking will be provided in the South River Place District south of Hartle Court and is
encouraged elsewhere.

Street frontages of surface parking lots should be screened. Along Soscol Avenue, the frontage
should be screened with an attractive low wall or fence 24-36" in height. The wall or fence should
be designed consistent with the Chapter lli, Walls, Fences and Piers section of the Sosco/
Guidelines.

See Landscape Guidelines for parking lot landscaping.

5. Private Open Spaces:

Groupings of buildings should be combined to shape distinct and memorable open spaces with “people
friendly” landscape and building elements (benches, tables, fountains, shade structures, public art, etc.).
Where feasible, such open spaces should be connected visually and/ or physically to the District’s major
wetland and creek features.

6. Building Architecture:

a.

R2006 213

A diversity of architectural styles is encouraged as described in the overview. If historic design
styles are used, they must be implemented with authenticity in design, detail, proportion and
material selection.

Massing and scale- should respect, reflect, be in harmony with and take clues from the natural
and built environment.

Fagade composition — every building should have a defined base, a clear pattern of openings and
surface features, a recognizable entry, and an interesting roofline.
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d. Roofs and Rooflines — should provide visual interest, complement the overall fagade composition
in terms of style, detailing and materials and be attractive when viewed from surrounding areas.

*  Gabile, hip, arched or other muiti-slope roofs are encouraged for freestanding buildings; flat
roofs are acceptable if a strong, attractively detailed cornice or parapet wall is provided.

= “Commercial mansards”, i.e., wraparound roofing panels that do not enclose a habitabie floor,
should be used infrequently.

= Accent elements, such as cut-out openings, grilles or ornamental medallions are encouraged.
Mechanical equipment shall be screened, preferably behind a section of pitched or parapet
roof although other architectural treatments compatible with the building architecture may also
be appropriate.

= Roofs should extend across most office and residential building frontages to ensure the roof
contributes significantly to the building character.

e. Building Entrances — should be prominent and easy to identify

f.  Corner Buildings — where feasible, should provide prominent corner entrances for shops, lobbies
or other activity-generating use

g. Side and rear facades- when visible, shouid be treated with the same attention and detail as front
facades.

h. Pattern of window, door and surface features — Windows, doors, wall panels, pilasters, building
bays and storefronts should be based on a module derived from the building’s structural bay
spacing. Features based on this module should be carried across windowless wallls to relieve
blank, uninteresting surfaces. '

i.  Blank wall areas — surface relief should be provided as noted above; decorative vines, trellises,
architectural murals, other surface enhancements or attractive landscape screening may also be
considered.

j-  Retail storefronts — where feasible should be like small buildings with their own base, roofline and
pattern of window and door openings. Storefronts on pedestrian-oriented streets should be
smaller in scale. Display windows should be large; doors substantial and well detailed; and
bases of durable materials such as tile.

k. Door and window openings — should be aligned and composed vertically to create an attractive
fagade. In general, first floor window openings should be larger than upper-floor window ’
openings.

. Special architectural features -- should be used to accent buildings at major street corners, at the
terminus of a street or other highly visible locations.

m. Building Materials — Using the same wall materials as attractive adjacent or nearby buildings help
strengthen district character.

= Stone (authentic or faux) is recommended (consistent with types used throughout the Napa
Valley) Stones should appear to be structural;

s  Stucco and/or painted stucco may be used to reduce maintenance;

= Precast concrete —options in terms of form work, pigments and aggregates should be explored to
create rich surfaces;

= Painted Wood Shingles, Clapboard and Batten Board may be utilized;

» Ceramic Tile is recommended as an accent material;
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* Parapet and Cornice Cap flashings should be painted to match wall or trim color and be of
sufficient thickness to avoid distortion in the metal; ‘
»  Plywood siding and concrete block are not generally appropriate.

n. Windows are an important element of building composition and an indicator of overall building
guality. Window openings should generally be vertical or square.
=  Mullions and muntins — are recommended to create subdivided window openings and multi-
pane windows. “Snap in" grills or muntins should not be used.
» Clear glazing is strongly recommended; reflective glazing should not be used. If tinted
glazing is used, the tint should be kept as light as possible.

0. Roof Materials:

*  Metal seam roofing- should be anodized, or painted. Copper and lead roofs should be
natural or oxidized. In general, copper or lead roofs should be kept to a minimum due to
proximity of area buildings to the Napa River.

= Clay, ceramic, concrete tile or metal standing seam roofing — is recommended for decorative
roof shapes such as domes and turrets.

« Tar and gravel, composition or elastomeric roofs — should be screened by parapets or false-
front sections of sloping roofs

»  Asphalt or wood shingles — are generally recommended only for residential buildings, but
may be considered for smali scale retail or office buildings.

p. Porches, Balconies, Loggias, Awnings, Trellises, Canopies

*  Open porches, balconies and loggias — are recommended for residential mixed uses or
hotels. Open porches should have attractive bulkhead walls or railings while covered
porches, balconies and loggias should have roof elements and support columns or other
framing members that compliment the building.

= Awnings — are recommended for retail buildings. They should be a colorful fabric mounted
over a metal structural frame. Backlit awnings that function primarily as signs should not be
used, while metal awnings must be appropriate for the building design.

» Trellises and canopies -~ materials, colors and form should be derived from the building
architecture. Continuous canopies should provide brackets, structural struts, and/or other
detailing to reflect individual storefronts or building bays. Canopies may contain glazing to
allow views.

» Height and projection — of balconies, trellises, canopies and awnings should be a minimum of
8 feet above the sidewalk and provide at least 2 feet of clearance to the curb line.

= Placement of awnings, trellises, canopies should be above retail display windows, below
storefront cornices/sign panels/transom windows and not obscure notable architectural
fagade elements. Individual storefront awnings/canopies provide more visual interest than a
continuous awning.

g. Color —~the Napa Valley contains a number of different building styles and associated color
palettes: dark red or green or yellow agricultural buildings with light trim; pale/pastel modern or
Mediterranean inspired stucco in newer wineries and restaurants. There are no specific color
requirements for the Gasser Districts, except they should be appropriate for a particular building
style.

r. Qutbuildings/Accessory Structures

* General ~ Qutbuildings and structures should have architectural features derived from the
main building

R2006 213 Page 8 of 115
EXHIBIT A - Design Guidelines

270



7. Sign

a.
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* Covered Trash and Recycling Enclosures — should be unobtrusive and located to minimize
visual impacts

Ornamental/architectural lighting — is recommended. See the Soscol Guidelines Lighting Design
Guidelines section for further information.

Utility building elements — such as HVAC equipment, ducting, conduits, piping, electrical
equipment, antennae, backflow devices and satellite dishes shouid be anticipated and concealed.

Green building practices should be utilized where feasible.

S:
A District monument sign compatible with the architecture of the South River Place District may
be located at the northwest corner of the intersection of Gasser Drive and Imola Avenue, visible
from the intersection but still meeting the City's sight distance requirements.

Pole mounted signs-are not proposed or permitted in any Gasser Master Plan District

Sign Programs — should be provided with buﬂdmg design review appllcatsons Limiting the
number of signs is encouraged to reduce sign clutter.

The Sign Guidelines in Chapter 1l of the Soscol Guidelines provide added guidance on desired

sign types and locations. Entry Street in Tulocay Place and North Drive in Tulocay Place are
considered to be a pedestrian-oriented streets for purposes of incorporating projecting signs.
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Gasser Master Plan
Landscape Guidelines

A. Overview:

The landscaping palette will be generous and thoughtful. A “rustic” theme is appropriate at this site.
Looking at the property, the mast obvious landscape “places” are the vast open spaces of the wetland
and creek habitat areas. Future site designs will carefully study the “edges” of development and make
connections to these open spaces. An internal system of trails will take fuil advantage of these amenities.
Other elements are parking lots and streets. Parking lots will incorporate many large shade trees and
parking screening; agricultural-based planting and paving schemes such as “orchard grids” are
encouraged where appropriate. Street frontages will incorporate parkway/planting strips, street trees and
other features that create a pedestrian friendly environment.

Specific goals for the Gasser Master Plan Landscape Guidelines are fo

* Define the Gasser Districts as a coherent place for residents, workers and visitors, clearly
organized with pedestrian and bicycle friendly pathways that are well connected to surrounding
uses and amenities

Extend the network of open spaces in Napa using creeks, interconnected parks, plazas and trails
Provide attractive streets, open spaces and passive recreation opportunities

Preserve scenic views within and beyond the project

Conserve and enhance natural resources

Create a distinctive and attractive landscape setting

Create hierarchies throughout the Districts of related materials such as monuments, street tree
and theme plantings, street furnishings and signage.

*  Minimize potable water use for landscaping from existing sources

* De-emphasize the automaobile.

B. Plant Materials and Landscape Water Use Concepts
Areas within the Gasser Master Plan have been categorized into /andscape land use areas.

Major streets, planting strips, sidewalks and medians as shown in the Circulation Map;
Off Street Bicycle/Pedestrian Trails as described in the Open Space and Circulation map
Tulocay Place; ' .

Private Parks;

Tulocay Village Residential

Nonresidential and Mixed Use Districts

Creek Corridor and Wetlands

While there is some flexibility in the use of specific plant varieties from each list, and between lists,
selections should be made to enhance the theme of each area. Plant materials have been selected to
reinforce dominant landscape themes including street trees, and account for site conditions such as
adjacent land use, slope conditions, exposure, compatible plant species, water use zones and physical
site parameters such as paving configurations and view corridors.

Use of the plant materials recommended herein is intended to provide a unifying landscape element
throughout the Gasser Master Plan.

Tree planting throughout the Gasser Master Plan Districts further serves to delineate a hierarchy of
entries, focal points, major through streets and neighborhoods. Street tree species established on major
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directional axis and in conjunction with significant uses such as parks and plazas shall be continued
throughout the Master Plan Districts to establish a clear theme.

C. Mas

ter Plan District landscape areas.

Following are guidelines for the design and visual character of various landscapes to be established
within the Master Plan Districts.

1. Streets

a.

Sidewalks separated from the street by landscaped strips are standard in the Gasser Master Plan
Districts

Repetitive street tree shacing should be used in the landscape strips to allow for an intimate, tree-
canopied street scene, to create an implied barrier between pedestrians and traffic and to reduce
heat gain.

Street trees should have a moderate to fast growth rate, portray dominance in character over
smaller residential and park accent trees, and maintain public safety by not lifting sidewalks. In
addition to general tree planting instructions, landscape planting strip widths is an important
consideration in final tree selection.

Street trees used at major intersections and project entries should include a variety of tree
species for seasonal variation, texture and height.

Broad-headed deciduous street trees should delineate the north-south streets, as well as public
bus stops and any park street frontages.

Columnar, seasonally flowering or foliage-colored trees should delineate main intersections,
project entries and east-west streets.

Street medians, where proposed, should be landscaped with low growing (18" or less) masses of
easily maintained, drought tolerant shrubs and groundcovers that compliment the street tree
species and carry themes of colors and textures through the street scene. No turf is allowed.
Soils should be thoroughly amended prior to planting to ensure rapid drainage and adequate soil
fertility for good plant establishment. The Gasser Drive landscape strips should be similarly
landscaped.

Major intersections should be given added prominence by use of supplemental, colorful planting,
without compromising intersection sight lines. Limited turf areas may be allowed consistent with
City water efficient landscape standards.

See the Streets and Medians plant lists for plantings in these areas.

No masonry or precast soundwalls should be used along streets to minimize separations
between Districts and/or adjacent areas.

2. Off-street Pedestrian/Bicycle Trails

a.

R2006 213

The public off-street trail system as shown in the Gasser Master Plan Bicycle and Pedestrian
Circulation Map is proposed to provide a 10 foot wide paved travel path (with 2' clear zones)
consistent with City standards along its entire alignment, be universally accessible, and clearly
marked at transition points.

The trail system should gently meander within open space parcels, with informal native and
drought tolerant plant materials occurring along open space edges of the trail alignment.
Plantings will be coordinated with appropriate agencies where wetlands are nearby.
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Trees and shrubs should be in conformance with the plant palette for Trails.

Low grid wire or pre-cast concrete rail fencing should be provided between the trail alignment end
any wetlands.

All trails shall be clearly identified with a program of directional signs at trail entries and prominent
crossings and special striped paving at intersections or similar transitions.

Amenities such as secure bicycle racks, trash receptacles and traffic control bollards at trail entry
points are to be part of the trail system.

Trails shall meet streets at right angles with no visual barriers.

Where the trail system approaches bridges or creek crossings, it should have clearly marked
access and permanent monuments at either side of the crossing points.

3. Tulocay Creek Corridor and Wetlands

These guidelines should used in conjunction with the Gasser Master Plan Wetland Restoration and
Enhancement Plan that will be created in concert with overseeing agencies to establish the required
landscape design and installation standards and management guidelines for Tulocay Creek Corridor and
Wetlands landscapes within the boundaries of the Gasser District. :

a.

R2006 213

Creative techniques for blending these sensitive areas into the fabric of the project are
encouraged, for example, with trail connections. The protection of habitat values such as native
vegetation, wildlife corridors and enhanced water quality are the primary goals for activity in these
areas.

Tulocay Creek Corridor and Wetlands landscapes should be clearly delineated as protected
areas through use of informative signing, bollards, enhanced curbs, barrier planting and fencing
where appropriate.

Vehicular access is limited to maintenance or emergency access on levee trails, and bridges over
these areas.

Pedestrian access is restricted to peripheral or levee trails, bridges and any interpretive
overlooks.

Construction within such corridors is limited to such improvements as storm water treatment and
discharge structures, peripheral walks, protective fencing, bridges and crossings for all-weather
bikeways and trails, water quality control features and maintenance access.

Approval by appropriate agencies is required prior to any construction activity: construction,
alteration, removal or maintenance of any structure; excavation, trenching, filling or grading;
removal or installation of vegetation or erosion control measures; alteration of any embankment
or similar activity.

Hydrology in design-
The existing and proposed elements of the Gasser Master Pian hydrology pattern are to be
recognized and incorporated into site landscape architecture. Existing drainage elements
such as riparian vegetation and seasonal hydrologic events provide important habitat and
water quality values and are important to preserve and enhance.

= Buffer areas, flood control structures, water quality control measures and created habitats
shall interact with existing site hydrology conditions and not adversely affect them.
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= The indigénous character of these areas shall be incorporated into the Gasser District
landscape through use of appropriate native and climate adapted plants to create buffer and
transitional landscapes, and be integrated into pedestrian circulation routes and open space
buffers.

h. Planting design
= Planting at the boundaries of Creek Corridor and Wetland areas, such as at streets, walks
and trail crossings should consist of single species masses of native shrubs and herbaceous
plants, located to form clear {ransition areas and a visually interesting barrier.

= Non invasive, drought tolerant ornamental plants may also be incorporated at peripheral
locations along pedestrian paths and streets. '

i. Irrigation - Appraopriate planting will be watered by a drip or low-gallon irrigation system. Irrigation
systems will be designed for connection to mixed use water sources, be easily isolated into
geographic areas, and be durable in the event of flooding or other extreme conditions. lrrigation
systems shall be designed to allow phased abandonment of the system, based on the
establishment criteria of relevant agencies.

J. Fencing - Fencing along the Creek Corridor and wetlands should consist of grid wire or post and
cable barriers, placed along walks and maintenance access points to discourage pets,
pedestrians, bicyclists or vehicles. Materials shall be durable, easily maintained, and or natural
appearance reflecting a rural character. Protective fencing should be limited to 42 inches to allow
for views to creeks and wetlands. Fence locations should be kept near trails or curbs, with
signage and bollards helping to define the area.

k. Habitat Establishment - Design which limits habitat disturbance is encouraged, that is, techniques
such as plant screening at area boundaries, lighting design and location to minimize glare,
fencing at likely access points and interpretive signage at key points. Techniques to inhibit or
prevent browsing or forage by herbivores on new planting should also be used.

I.  Plant Materials - Plantings of California native trees, shrubs, forbs and groundcovers appropriate
to hydrologic, soils and visual screening conditions are encouraged. See Appendix listing.

m. Plant species will be selected for their ability to provide wildlife food and shelter, create visual
interest, easy maintenance.

n. A transitional edge with an average depth of ten feet may include native and climate adapted
exotic plants where appropriate.

0. Non-irrigated native forbs and grasses, appropriate to the habitat types being created, shall
delineate open areas of the Creek Corridor and Wetlands while plant species selected for use in
water quality improvements and flood control structures shall include a variety of low native
grasses and other well-rooting hydrophytic perennial vegetation that have the ability to filter
sediment from runoff water. However, the exact plant palette shall be formulated by the project
biologist through on-site studies, and with consideration of relevant agency recommendations.

p. Al disturbed soils within the Creek Corridor and wetlands and mitigation areas shall have a native
plant seed mix, bound with a biodegradable matrix applied. Periodic application of the seed mix
shall continue for the duration of soil disturbance. Again, a qualified biologist shall approve the
seed mix for pounds of seed per acre, seed source and species mix. The mix applied is to be
uniform in content for all phases of the project.

5. South River Place, Creekside and Tulocay Place Districts
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a. Development areas

* Retail and commercial development landscapes should be delineated by simple, repetitive
masses of low maintenance shrubs and groundcovers. Row or block planting of single species
is encouraged to reinforce architectural elements and recall agricultural patterns.

«  Shrubs, groundcovers and annual bedding plants with bold colors and textures shall be used in
areas near entrances, walks and resting places to help define these nodes. Similar plan
materials should be used in recurring places such as paseos, intersections and pedestrian
through-walks at parking.

«  Uniform foundation planting is not necessary if the architecture can stand alone. Groves of
well-placed trees should unify and give relief to a building or building grouping.

* Tall, deciduous trees along the commercial building footprints are encouraged to soften
architectural lines. Smaller accent trees should be located near entrances, walks and resting
places for visual interest.

* Broad-headed canopy trees along major streets and at seating areas help create a green
“ceiling” and reduce the scale and impact of streets. Pedestrian and vehicle entry points should
be highlighted using specialty accent trees, possessing strong qualities of color and form.

= Storage areas, service areas and utility elements should be screened through a combination of
trees, hedges and loose shrubs.

*  Various types of vines should be planted to provide a cascade of foliage and blossoms over
walls, grade breaks, and to help screen large exposed walls.

b. Parking Areas

* Parking lot landscaping should 1) shade and mitigate effects of paving, reflected heat and light;
2) direct and protect pedestrians; and 3) visually screen parking areas from peripheral views.

* Parking area design should conform to the Soscol Corridor Guidelines chapter on Site
Improvements and Landscaping outlining “Orchard” tree arrangements throughout parking lots
to the extent feasible.

= Trees located within the interior of parking areas should be planted on regular spacing to
reduce glare and heat, and provide a seasonal green ceiling. They should be deciduous broad
canopy trees.

* Trees along parking perimeters and pedestrian routes should be planed at dense spacing to
contract with canopy tree planting and provide a sense of movement towards destinations.
They should be tall, deciduous seasonal accent trees.

» Shrubs selected for interior parking areas should not exceed 2-3 feet in height in landscape
islands, grassy swales and travel ways. Shrubs in parking perimeters should screen parking
from perimeter views except that plantings within vision triangles of intersections should assure
pedestrian visibility.

c. Paving Materials

= Paving should compliment adjacent architectural styles, and may use contrasting finishes,
colors or scoring to create visual interest or to define seating or dining areas, building entries,
street crossings and walkways

* Paving should help unify project areas by using consistent materials that are ADA compliant.
Scoring and jointing should align with' building masses, and articulated details where possible to

. provide a distinct, richly detailed surface.

= Typical sidewalk materials may include integral colored or gray concrete with textured or
stamped surfaces. Brick or concrete pavers may be used outside of the public ROW.

*  Areas such as courtyards, plazas and commercial/retail entries may benefit from enhanced
paving, such as natural stone, ceramic tile with slip resistant surfaces or integral colored
concrete and special aggregates.

R2006 213 Page 14 of 115
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* Integral colored concrete, stamped patterns and banded fields should be considered to
delineate pedestrian crossings of streets and parking areas. They may not be appropriate in
every case.

* Raised speed “humps” should be considered at pedestrian crossnngs to reinforce their
prominence

d. Walls and Monuments

* Planter walls, extensions of architectural elements and vertical landscape and street elements
are encouraged to create visual interest, definition of specnal use areas, and a common visual
vocabulary within the Districts.

*  Walls and structures shall have a base and be finished with typically contrasting, well-detailed
masonry caps and rails. Open frame-type metal overheads and landmark structures that echo
the Napa County environment are also encouraged. They create opportunities for lighting,
seasonal displays and support for vines.

6. Tulocay Village Residential Area
a. Plant materials should consist of massed plantings of neat, evergreen, low maintenance shrubs and
groundcovers.

b. Planting of flowering perennials and grasses should occur at unit and courtyard entries, walk
intersections, swimming pool area and other focal points to give visual accent to those locations.

c¢. Plant materials shall be carefully scaled in keeping with yard space and architecture product.
Accent and secondary trees shall be planted as part of front yards, arranged to enhance
architectural elements and reinforce the creation of “private” space.

d. Street tree planting should be limited to 2-3 varieties to provide streets with a unifying character.

e. Except for street trees, planting of trees shall be a minimum of 3 feet from any walks, curbs,
pavement or architectural elements.

7. General
a. All planting areas should be finished with a continuous layer of 3 or more inches of organic mulch.
Non-porous materials should not be placed under the muich.

b. Turf shall be limited in accordance with city water efficient landscape standards. Turf suited to the
local climate may be used in public gathering areas or to preserve sight lines. It should not be used
at curbside, except at major intersections or entry points.

c. Trees that are planted closer than 5 feet from walks, curbs or pavement shall require continuous
root barriers.

8. Lighting
a. Lighting of public and private spaces is provided for safety and can be an important aesthetic
feature. Lighting design, particularly of street lights, also helps provide visual continuity among the
Gasser Districts. Consideration of an attractive, unified lighting plan is encouraged during final
design development.

b. Equipment and fixtures shall be new and comply with all local requirements,

Gasser Master Plan Implementation
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Gasser Master Plan

IMPLEMENTATION SECTION
Conditions of Approval

The following conditions of approval are intended to clarify (but not supersede) certain
requirements of the Environmental Impact Report Mitigation Measures and several other issues in
order to determine which improvements must be done by the Developer, in what order, such that it
is anticipated that the “Gasser South Area” (the area south of Tulocay Creek), will develop as a
first phase of any subdivision/use permit/discretionary permit of the Gasser Property and that
“Gasser North Area” (the area north of Tulocay Creek), will develop at a later time. When an
application for a subsequent specific development project for the Master Plan site is submitted to
the City of Napa, these conditions of approval will be used to frame the final conditions of
approval for that development project and/or subdivision. Conditions of Approval, which any
individual development project is subject to at the time of application include, but are not limited
to, Standard City Conditions of Approval, requirements to meet City Standard Specification and
Standard Plans (except for street sections approved as part of the Master Plan), current municipal
code requirements, current engineering practice, including but not limited to stormwater treatment
best management practices. The project will also need to meet the requirements of any other
outside agencies (California Department of Transportation, California Department of Fish and
Game, County of Napa, Napa County Flood Control and Water Conservation District, Napa
Sanitation District, U. S. Army Corps of Engineers, U.S. Fish and Wildlife Service, NOAA
Fisheries, California Regional Water Quality Control Board, etc.) For example, when the
applicant applies for an encroachment permit for any improvement on a State Highway, they will
need to comply with Caltrans requirements such as AM peak analysis) These items will be
included in the final resolution approving the Master Plan project which will incorporate all of the
conditions of approval. '

Master Plan Revisions: The Draft Master Plan document shall be revised (to the satisfaction of
City’ Community Development Director) prior to final approval consistent with City Council
direction relating to such issues as design, proposed streets, and bicycle and pedestrian
connections. -

Assumptions:

1. The “South Area” development occurs first.

2. The realignment of the Silverado Trail — Soscol Avenue Intersection precedes, or
occurs concurrently, with the “North Area” development.

3. The traffic conditions of approval are based on the traffic mitigations measures
developed for the “2010 with Project Buildout” scenario, which includes both the
“South Area” and the “North Area.”

R2006 213 Page 89 of 115
EXHIBIT A — Conditions of Approval
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4. If fhe “North Area” develops prior to the “South Area,” then additional traffic analysis
may need to be completed and the traffic conditions amended accordingly. Other
conditions will be reviewed to determine whether any further changes are needed.

OVERALL GASSER MASTER PLAN AREA

Finance Mechanism and Maintenance

COA 1. The Developer and subsequent property owners will not object to the formation of a
Redevelopment Project Area incorporating the area covered by the Gasser Master Plan.

COA 2. Prior to the first building permit or first final map” for the South area, whichever occurs
first, the Developer and any subsequent property owners of the Gasser Property will petition the
City of Napa to institute the formation of a Community Facilities District (CFD) pursuant to
Government Code § 53319 which will incorporate the area covered by the Gasser Master Plan.
This petition may include but not be limited to improvements, maintenance and services such as
streets, trails, staging facilities, landscaping, public safety services (i.e., Police Services). The
City anticipates that the CFD will include properties other than the Gasser Property, such as the
South Napa Market Place.

COA 3. The Napa County Flood Control and Water Conservation District owns and maintains the
“north wetlands” on a separate parcel. The District holds an easement for maintenance of Tulocay
Creek. The Developer shall provide for the long-term maintenance of all other of the wetlands,
detention basins, storm drainage facilities, post construction best management practices, and creek
areas. The Developer shall enter into an agreement with the City indicating how the long-term
maintenance of each facility will be funded and who the responsible party will be. If the
responsible party is another agency, documentation to that affect will need to be provided by the
Developer to the City. Long-term maintenance must be assured for any parcel within a
subdivision map or parcel map prior to approval of the final map by the City or prior to the
issuance of any building permits within the parcel which contains one of these features.

Housing

The Developer shall comply with the requirements of the City’s Affordable Housing Overlay
District (NMC chapter 17.36) and the Inclusionary Housing Ordinance (NMC section 17.94.05. If
the Developer intends to rely on an alternative equivalent proposal (pursuant to NMC subsection
17.94.050(B) for the purpose of a residential development application in the North area, the
proposal must be approved by the City Council before the Developer submits a complete
application for residential units in the North area. If the Developer’s proposal for an alternative
equivalent proposal includes development of: (a) a 59-bed single adults homeless shelter with
health clinic, and (b) 6 two-bedroom transitional housing apartments (12 beds total), and (c) 18

* Excludes a parcel map to create a transitional housing lot only
R2006 213 Page 90 of 115
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one-bedroom permanent housing units for homeless adults with mental disabilities and a
community building with meeting and service rooms, the City Council shall consider granting an
alternative equivalent proposal to offset the Developer’s obligation to construct ten percent of total
units for very low income households (i.e., even with the alternative equivalent determination, the
Developer would construct ten percent of total units for low income households). If the
Developer’s proposal for an alternative equivalent proposal includes less than the elements
identified herein, the City Council shall consider granting an alternative equivalent proposal to

- offset a lesser portion of the Developer’s obligation to construct units for very low income
households. Additionally, the alternative equivalent units must receive their certificate of
occupancy and be available prior to issuance of the 150" building permit for the residential
development in the North area.

Water Quality

COA-WQ1: Show Wetland Buffers: Wetland buffers around the two wetlands north and south of
Tulocay Creek shall be shown on future tentative maps and any other development applications,
and shall be agreed upon by the City, Water Quality, Fish and Game and any other regulatory
agencies prior to project approvals.

COA-WQ3 Street Wetland Buffer Encroachments: Prior to approval of any subdivision or other
discretionary development approval north of Tulocay Creek and before approving any final street
designs for North Drive and Gasser Drive, the street sections for North Drive and Gasser Drive
extension shall be shifted further away from wetlands, revised to provide a 50’ buffer from the
edge of wetlands as shown on the Final Soil Disposal Plan dated 9/23/02, or an amendment made
to the 9/23/02 Final Soil Disposal Plan Water Quality Control Board Order . For Gasser Drive,
the ROW shall continue to be a minimum 84 feet. The responsibility for these corrections lies
with the current applicant (as of 11/06).

GASSER SOUTH AREA (The area south of the centerline of Tulocay Creek)

Traffic Improvements

Gasser Drive Extension and the Gasser Drive Bridge Over Tulocay Creek

COA 4. The Developer shall prepare the improvement plans for the construction of the extension
of Gasser Drive (Kansas Avenue to Soscol Avenue) including the new Gasser Drive Bridge over
_ Tulocay Creek, as proposed by the Master Plan.

The Gasser Drive Extension shall be designed to allow dedicated left-turn lanes with adequate
storage lengths (as approved by the City of Napa) for northbound traffic into the Creekside
Commercial property, onto northbound North Drive and onto northbound Soscol Avenue and for
southbound traffic, into the Creekside Commercial property and onto eastbound Kansas Avenue.
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The Developer is responsible for the cost of the preparation of the improvement plans. The
improvement plans must be approved by the City of Napa in coordination with the Napa County
Flood Control District prior to the first building permit or first final map, which ever occurs first.

Gasser Drive Intersection with New Hartle Court (Traffic Safety and Operations Review

Study)

COA 5. The Developer shall prepare improvement plans for the construction of the new traffic
signal at the intersection of Gasser Drive and the new, or relocated, Hartle Court.

The Developer is responsible for the cost of the preparation of the improvement plans. The
improvement plans must be approved by the City of Napa prior to the first building permit or first
final map for the South area, which ever occurs first.

Imola Avenue/SR-121 Intersection with Gasser Drive (Mitigation Measure TRA-4/17)

COA 6. The Developer shall prepare the improvement plans for the construction of the following
improvements:

a. Installation of the second left-turn lane and transitional tapers for eastbound traffic
on Imola Avenue at the Gasser Drive intersection.

b. Re-striping of the southbound leg of Gasser Drive to implement a smgle left-turn
lane and a double right turn lane configuration and providing right-turn overlapping
traffic signal phasing.

¢. Striping the northbound leg of Gasser Drive north of Imola Avenue to provide a
through lane and a shared-through-right-turn lane at the South Napa Marketplace
entrance and merge the two through lanes into a single lane north of the entrance.

The Developer is responsible for the cost of the preparation of the improvement plans. The
improvement plans must be approved by the City of Napa and Caltrans prior to the first non-
residential building permit or first final map, which ever occurs first.

COA 7. The Developer shall construct and install the following improvements:

a. The new traffic signal at the intersection of Gasser Drive and the new, or relocated,
Hartle Court.

b. The second left turn lane and transitional tapers for eastbound traffic on Imola
Avenue at the Gasser Drive intersection.

¢. Re-striping of the south bound leg of Gasser Drive to implement a single left turn
lane and a double right-turn lane configuration and providing right-turn
overlapping traffic signal phasing.

d. Striping the northbound leg of Gasser Drive north of Imola Avenue to provide a
through lane and a shared-through-right-turn lane at the South Napa Marketplace
entrance and merge the two through lanes into a single lane north of the entrance.
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e. Widening of Imola Avenue between Gasser Drive and South Napa Marketplace
intersections as needed.

The Developer shall be responsible for the cost and the construction and installation of these
improvements.

The Developer may have these improvements included in a Subdivision Improvement Agreement
or Project Improvement Agreement (which will include the requirement for improvement security
as required per the Napa Municipal Code) which must be executed by the Developer and the City
prior to the issuance of the first building permit ot filing of the final map, whichever comes first.

These improvements shall be installed, constructed and operational to the satisfaction of the City
of Napa and Caltrans prior to the issuance of the building permit for the shell of the proposed
theater or if there is not a theater, the equivalent commercial building.

Silverado Trail(SR-121)/Soscol Avenue(SR-121)/Gasser Drive intersection Realignment

(Mitigation Measure TRA-14)

COA 8. The South pays their Street Improvement Fees for development prior to the issuance of
each building permit.

Imola Avenue/SR-121 (Soscol Avenue to SR29) (Mitigation Measure TRA-1/8/9/10)

COA 9. The Developer shall design a program to coordinate signals and optimize signal timing
and phasing throughout the corridor (SR-29 southbound ramps to Soscol Avenue) as approved by
Caltrans and the City of Napa.

The Developer is responsible for the cost of the preparation, and implementation of the program .
The signal timing and phasing program must be approved by the City of Napa prior to the first
building permit or first final map, whichever occurs first. It is the City of Napa’s understanding
that the existing equipment is sufficient to implement these improvements.

The final signal timing program shall be fine tuned and implemented approximately six months
after the issuance of the first occupancy permit and when at least 50 percent of the buildings have
been occupied. This will allow for the signal timing to reflect post-project equilibrium conditions
for the “South” area.

The surety for the improvement agreement for the improvement which is the subject of this
condition will not be released until the signal timing has been accepted by the City of Napa and
Caltrans.

Soscol Avenue/SR-121 (Silverado Trail to Imola Avenue) (Mitigation Measure TRA-2)
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COA 10. The Developer shall design a program to coordinate signals and optimize signal timing
and phasing throughout the corridor (Silverado Trail to south of Magnolia Avenue) as approved
by Caltrans and the City of Napa.

The Developer is responsible for the cost of the preparation, and implementation of the program.
The signal timing and phasing program must be approved by the City of Napa prior to the first
building permit or first final map for the South area, which ever occurs first. It is the City of
Napa’s understanding that the existing equipment is sufficient to implement these improvements.

The final signal timing program shall be fine tuned and implemented approximately six months
after the issuance of the first occupancy permit in the South area and when at least 50 percent of
the buildings in the South area have been occupied. This will allow for the signal timing to reflect
post-project equilibrium conditions for the “South” area.

The surety for the improvement agreement for the improvement which is the subject of this
condition will not be released until the signal timing has been accepted by the City of Napa and

Caltrans.

Soscol Avenue intersection with Lincoln Avenue (Mitigation Measure TRA-12)

COA 11. Prior to the issuance of the first building permit for the “South” area, the Developer is
required to deposit with the City, their proportionate share of the cost (as approved by the City of
Napa) for the design of improvement plans and the construction of the installation of a double left
turn lane on the southbound approach of Soscol Avenue to Lincoln Avenue and provide for
overlap traffic signal phasing for the westbound right-turn lane on Lincoln Avenue.

The Gasser Master Plan’s proportionate share is 5.47% of the total cost of this intersection
improvement. The South Gasser share is 3.12 % and the North Gasser share is 2.35%. The fee
will be determined prior to issuance of any building permit in either area. The Gasser Master
Plan’s proportionate share, the South Gasser share and the North Gasser share were calculated in
accordance with Exhibit A to these Conditions of Approval.

Third Street Intersection with the Silverado Trail/SR-121, Coombsville Road and East
Avenue (Mitigation Measure TRA-3/13)

COA 12. Prior to the issuance of the first building permit for the “South” area, the developer is
required to deposit with the City, their proportionate share of the cost of the design and installation
of the interim design plans for interim improvement of the Third Street intersection with the
Silverado Trail, Coombsville Road and East Avenue as approved by Caltrans and City of Napa.

The Gasser Master Plan’s proportionate share is 8.91% of the total cost of this intersection
improvement. The South Gasser share is 5.08 % and the North Gasser share is 3.83%. The fee
will be determined prior to issuance of any building permit in either area. The Gasser Master
Plan’s proportionate share, the South Gasser share and the North Gasser share were calculated in
accordance with Exhibit A to these Conditions of Approval.
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Water Quality (Mitigation Measure HYDRO-2 and 3)

COA 13. Before the City can approve any phase of development at the project site, the applicant
must demonstrate through a stormwater management plan for that development phase that is
approved by the City Public Works Director that their proposed development plan meets the
requirements of the City of Napa NPDES General Permit.

COA-WQ3: South Gasser Wetland Buffers: As part of the initial subdivision or other
development application for South River Place, the applicant shall provide a map showing the
prior wetland delineation and setbacks established as part of the South Napa Market Place
approval with the updated wetland delineation and setbacks to make sure that the protected area
within previously approved and proposed setbacks is not reduced in size. (Added 11/06)

Flood Hazards (Mitigation Measure HYDRO-4)

COA 14. Before development may be approved by the City of Napa within properties zoned
“:FP”, which presently includes the entire area proposed for development within the Gasser
Master Plan a floodplain permit must be obtained from the City’s floodplain administrator in
accordance with Napa Municipal Code Chapter 17.38.

COA 15. If Alternative Mitigation Measure HYDRO-4a is implemented, the U.S. Army Corps of
Engineers has not addressed interior/residual drainage in the General Design Memorandum for the
NRFPP, so there may still be flooding in the South area. Graded building pads on the
improvement plans shall be a minimum of one foot above the one percent chance per year “100-
year” overland release elevation per Mitigation Measure HYDRO-4d.

Drainage Improvements (Mitigation Measure HYDRO-5)

COA 16A. Prior to the issuance of the first building permit for the Gasser South area, the
lowering of the terrace grade at the newly constructed Maxwell Bridge needs to be completed by
the Napa River Flood Protection Project (NRFPP) to an elevation of 14 feet; the raising of the
levee on the south side of Tulocay Creek needs to be completed by the NRFPP; the construction

of the levee on the west and south sides of Gasser South needs to be completed by the NRFPP;

and the Wine Train Bridge closure plan or the east bank levees and floodwalls from south of First
Street to Tulocay Creek needs to be completed by the NRFPP. Any items identified or as
modified by the NRFPP as necessary to complete the NRFPP to allow development on the Gasser
South Area must also be designed and completed.

As an option, the developer may assume the responsibility of any NRFPP work, so long as the
improvement plans and construction are approved and accepted by the NRFPP including, but not
limited to, the Napa County Flood Control and Water Conservation District and the U.S. Army
Corps of Engineers.
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16B. As an alternative, if a Letter of Map Revision (LOMR) or Conditional Letter of Map
Revision (CLOMR) is approved by FEMA per Hydro 4a and the NRFPP is not completely
protecting Gasser South, then the floodplain management and evacuation requirements in Hydro 4
shall be met prior to the issuance of grading and building permits.

Water System Improvements

COA 17. As part of the Gasser South Area of the project, the following water facility
improvements shall be completed at the sole cost of the Developer prior to initiation of water
service to the project site:

a. Hartle Court was realigned to a location north of the existing road adjacent to Fire Station
#4 and the Napa Homeless Shelter. The relocation of water facilities to the alignment of
the new road shall be completed and the existing 12" water main within the old
alignment shall be abandoned in accordance with City of Napa Water Division
standards.

b. The Developer shall dedicate to the City of Napa a 20' Water Utility Easement within th
center of the parking lot drive aisle on the west side of the property from the new
alignment of Hartle Court south to Imola Avenue (a north-south alignment along the
Napa Sanitation District (NSD) property line on the west side of the Gasser property.)
The City’s Water Easement must be outside of the existing 60 foot NSD easement. The
exact location of the Water Easement will be determined and approved by the City of
Napa Water Division prior to the approval of the first set of civil improvement plans for
the area south of the new Hartle Court. If required for the fire flows for the project,
Applicant shall install a new 12" DIP water main through the new 20° Water Utility
Easement, and continue easterly (5-feet south of the edge of Caltrans right-of-way) on
the north side of Imola Avenue and connect to the existing 12” DIP water main in Gasser
Drive. Applicant shall be responsible for obtaining permits from Caltrans for any work
within the Caltrans right-of-way.

COA 18. A new 8” DIP water main shall be designed within the new Tulocay Creek Bridge
within the Gasser property at the sole cost of the Developer. If the deck of the bridge does not
have sufficient space for the water main, the water main shall be placed under the creek within a
steel casing 10-feet from the edge of the bridge footing, and a new 20-foot public water utility
easement shall be provided over the centerline of the new water main. If the water main is not
installed within the bridge, the creek crossing shall be installed and the new easement provided
with the first phase of the Gasser project.

Bicycle and Pedestrian Facilities (TRA-29)
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Trails

COA 19. In general, all trail easements shall be provided with the initial subdivision of a parcel
containing a trail and prior to subdividing Tulocay Creek as a separate parcel. That is, trail
easements on the Tulocay Creek uplands shall be granted prior to any change in ownership.
Bonding for construction shall occur with first building permit of any development within the
noted development area. Construction shall be complete consistent with the subdivision or project
improvement agreement for the first nonresidential building within the responsible district defined

- below. Development areas responsible for easement dedication and construction of various trail
segments, some of which are offsite, are as follows:

South of Tulocay Creek:
Multi use trail from Hartle Court to railroad bridge: A public access easement shall be dedicated

from Hartle Court to the railroad bridge and the Napa River Trail with the initial subdivision of
South River Place. Tulocay Creek shall not be subdivided as a separate parcel until needed trail
easements are in place. Bonding for construction shall occur with the first building permit of any
development within the South River Place and construction shall be completed consistent with the
subdivision or project improvement agreement.

Bicycle Staging Facilities

COA 20. As part of the South Gasser improvements, public parking shall be provided convenient
to the Tulocay Creek Crossing to the River Trail as part of the initial South River Place
development, with construction timing to be identified as part of the initial subdivision. Parking
shall be signed.

Second Connection between North and South on western edge of property

COA 21. No development plans shall be submitted by the Developer which propose a site plan
south of Tulocay Creek which preclude the installation of a future connection between North
Gasser and South Gasser across Tulocay Creek near the western edge of the Gasser Master Plan
property. f

Bus Turnouts and Shelters (Mitigation Measure TRA-28)

COA 22. The Developer shall prepare improvement plans for the installation of the new bus
turnouts and shelters. These shall be coordinated with and approved by the Napa County
Transportation Planning Agency, Caltrans and the City of Napa.

The improvement plans must be approved by the City of Napa, Caltrans and the Napa County
Transportation Planning Agency.

The Developer shall be respohsible for the cost and the construction and installation of these
improvements.
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The Developer may have these improvements included in a Subdivision Improvement Agreement
or Project Improvement Agreement (which will include the requirement for improvement security
as required per the Napa Municipal Code) which must be executed by the Developer and the City
prior to the issuance of the first building permit for the “North” area or filing of the final map,
whichever comes first.

Fencing

COA 23. Fence design shall be included as part of adjacent or nearby development applications.
Fencing along open space areas shall be an attractive, open design unless responsible agencies
require otherwise in a specific area to mitigate an environmental impact.

NORTH AREA (The area north of the centerline of Tulocay Creek.)

Traffic Improvements

Gasser Drive Extension (Mitigation Measure TRA-29)

COA 24. The Developer shall construct the Gasser Drive extension (Kansas Avenue to Soscol
Avenue), including the new Gasser Drive Bridge over Tulocay Creek.

The Developer shall be responsible for the cost and the construction and installation of these
improvements. Provided, however, to the extent Developer submits documentation to the
satisfaction of the City that demonstrates that the improvements required by this condition are
“oversized” (they exceed the Developer’s fair share contribution and the improvements benefit
other properties), the Developer may request a reimbursement agreement. Potential sources of
revenue for any such reimbursement agreement may include the Street Improvement Fee Program
(only to the extent the City Council subsequently authorizes adding these improvements to the
Street Improvement Fee Program), funding from a Community Facilities District (if a CFD is
formed for the Gasser Master Plan area, and if these improvements are identified as an authorized
expenditure), or a new redevelopment project area (if a new redevelopment project area is formed,
and if these improvements are identified as an authorized expenditure)

In the event that a redevelopment project area is formed that includes the Gasser Master Plan area,
the net proceeds of tax increment revenue generated by the Gasser Master Plan area may be used
to finance a portion of the cost of the Gasser Drive Extension, subject to the approval of the
Redevelopment Agency. Net proceeds means the tax increment available after required payments
to a low-and moderate income housing fund, mandatory tax sharing payments and other
requirements. '

The Developer may have these improvements included in a Subdivision Improvement Agreement
or Project Improvement Agreement (which will include the requirement for improvement security
as required per the Napa Municipal Code) which must be executed by the Developer and the City
prior to the issuance of the first building permit or filing of the final map, whichever comes first.
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Silverado Trail(SR-121)/Soscol Avenue(SR-121)/Gasser Drive intersection Realignment
(Mitigation Measure TRA-14)

COA 25. The intersection of Silverado Trail/Soscol Avenue and Gasser Drive is required to be
realigned and reconstructed to form a standard four-leg intersection (“Realignment Project”)
consistent with the City of Napa General Plan Transportation Element.

There is an “oversizing” portion of the Realignment Project (the portion of the Realignment
Project that exceeds the Developer’s fair share contribution and benefits other properties);
however, the City has not yet quantified the oversizing portion. The City shall quantify the
oversized portion of the Realignment Project concurrently with the City’s review and approval of
the financing plan (described below). The Developer may request a reimbursement agreement for
the costs of the oversized portion of the Realignment Project.

With the first application for Tentative Map, Use Permit or Design Review, the Developer shall
submit a financing plan for review and approval by the City on how the Realignment Project will
be financed. The financing plan shall identify all cost elements for the Realignment Project,
including design, property acquisition, and construction; as well as all potential sources of
revenue, including a methodology for determining the Developer’s fair share contributions, Street
Improvement fees, a Community Facilities District (“CFD”), redevelopment funding, or any other
private or public sources of revenue.

A portion of the Street Improvement Fees required of the Gasser Master Plan area may be credited
against the cost of the Realignment Project.

In the event that a Community Facilities District (“CFD”) is formed that includes the Gasser
Master Plan area and identifies the Realignment Project as an authorized expenditure, the CFD
may incur bonded indebtedness to fund a portion of the cost of theRealignment Project.

In the event that a redevelopment project area is formed that includes the Gasser Master Plan area,
the net proceeds of tax increment revenue generated by the Gasser Master Plan area may be used
to finance a portion of the cost of the Realignment Project, subject to the approval of the
Redevelopment Agency. Net proceeds means the tax increment available after required payments
to a low-and moderate income housing fund, mandatory tax sharing payments and other
requirements.

The Developer shall provide the improvement plans for the ultimate realignment of Silverado
Trail and the reconstruction of said intersection at the time of the review of the subdivision map
and related improvements plans for the “North” area. The Developer shall obtain the necessary
approvals and encroachment permits from Caltrans. The Developer is required to construct these
improvements.

This condition may require the acquisition of off-site real property. The Developer shall enter into
a property acquisition agreement with the City (prior to the first of the following occurrences in
the North area: approval of the first tentative map, or execution of the first Subdivision
Improvement Agreement or Project Improvement Agreement), by which the following
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requirements will be documented: (1) Developer will make a reasonable good faith effort to
acquire the necessary right-of-way at the Developer’s cost within a specified timeframe; (2) if the
Developer makes a reasonable good faith effort but is unable to acquire the necessary right-of-way
within the specified timeframe, the Developer may request the City to acquire the necessary right-
of-way through negotiations or the exercise of eminent domain; (3) the Developer shall pay all
costs incurred by the City to acquire the necessary right-of-way; (4) the Developer shall complete
the improvements required by this condition at such time as the City acquires an interest in the
necessary right-of-way that will permit the improvements to be made; and (5) if the City does not
acquire the necessary right-of-way that will permit the improvements to be made, within a
specified timeframe, the Developer shall be relieved of the obligation to construct the off-site
improvements. The Developer should begin good faith efforts to identify and acquire any
necessary property at its earliest opportunity, so that construction of required improvement is not
delayed by this process. As noted in this condition, the Developer’s cost of property acquisition is
included in the costs of the Realignment Project, and the Developer is eligible for reimbursement
for the oversized portion of the costs of the Realignment Project.

The Developer may have these improvements included in a Subdivision Improvement Agreement
or Project Improvement Agreement (which will include the requirement for improvement security
as required per the Napa Municipal Code) which must be executed by the Developer and the City
prior to the issuance of the first building permit or filing of the final map in the North Area,
whichever comes first. :

Third Street intersection with the Silverado Trail, Coombsville Road and East Avenue

(Mitigation Measurg TRA-3/13)

COA 26. Prior to the issuance of the first building permit for the “South” area, the developer is
required to deposit with the City, their proportionate share of the cost of the design and installation
of the interim design plans for interim improvement of the Third Street intersection with the
Silverado Trail, Coombsville Road and East Avenue as approved by Caltrans and City of Napa.

The Gasser Master Plan’s proportionate share is 8.91% of the total cost for this intersection
improvement. The South Gasser share is 5.08 % and the North Gasser share is 3.83%. The fee
will be determined prior to issuance of any building permit in either area.  The Gasser Master
Plan’s proportionate share, the South Gasser share and the North Gasser share were calculated in
accordance with Exhibit A to these Conditions of Approval.

Soscol Avenue intersection with Sousa Lane (Mitigation Measure TRA-7)

COA 27. The Developer shall design the improvement plans for the new traffic signals at the
Soscol Avenue/Sousa Lane intersection. The intersection geometry described in the following
conditions shall be implemented prior to or concurrently with the signal installation.
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This project is included within the Street Improvement Fees and therefore, the
developer/subdivider is able to receive credits for design and construction costs as approved by
the City of Napa.

The Developer shall be responsible for the construction and installation of these improvements.

The Developer may have these improvements included in a Subdivision Improvement Agreement
or Project Improvement Agreement (which will include the requirement for improvement security
as required per the Napa Municipal Code) which must be executed by the Developer and the City
prior to the issuance of the first building permit for the “North” area or filing of the final map,

- whichever comes first.

COA 28. The Developer shall prepare the improvement plans for the construction of the
reconfiguration and installation of the eastbound and westbound approaches of Sousa Lane to
Soscol Avenue to include re-striping of a single left-turn lane, a single through lane and a single
right-turn lane at the new signals.

The Developer shall be responsible for the cost and the construction and installation of these
improvements.

This reconfiguration and additional lanes are not included in the Street Improvement Fee program.

This condition may require the acquisition of offsite real property. The Developer shall enter into
a property acquisition agreement with the City (prior to the first of the following occurrences in
the North area: approval of the first tentative map, or execution of the first Subdivision
Improvement Agreement or Project Improvement Agreement), by which the following
requirements will be documented: (1) Developer will make a reasonable good faith effort to
acquire the necessary right-of-way at the Developer’s cost within a specified timeframe; (2) if the
Developer makes a reasonable good faith effort but is unable to acquire the Tnecessary right-of-way
within the specified timeframe, the Developer may request the City to acquire the necessary right-
of-way through the exercise of eminent domain; (3) the Developer shall pay all costs incurred by
the City to acquire the necessary right-of-way; (4) the Developer shall complete the improvements
required by this condition at such time as the City acquires an interest in the necessary right-of-
way that will permit the improvements to be made; and (5) if the City does not acquire an interest
in the necessary right-of-way that will permit the improvements to be made, the Developer shall
be relieved of the obligation to construct the off-site improvements. The developer should begin
good faith efforts to identify and acquire any necessary property at its earliest opportunity, so that
construction of required improvement is not delayed by this process.

The Developer may have these improvements included in a Subdivision Improvement Agreement
or Project Improvement Agreement (which will include the requirement for improvement security
as required per the Napa Municipal Code) which must be executed by the Developer and the City
prior to the issuance of the first building permit for the “North” area or filing of the final map,
whichever comes first.
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Imola Avenue/SR-121 with Jefferson Street Infersection (Mitigation Measure TRA-15)

COA 29. The Developer shall prepare the improvement plans for the installation of a right-turn
lane on the southbound approach and the reconfiguration of this approach to provide a left-turn
lane, a shared-through-left-turn lane, and a right-turn lane of Jefferson Street to Imola Avenue
which shall be approved by Caltrans and by the City of Napa.

If new development projects are proposed at this intersection, they would also be subject to the
same condition above.

The Developer shall be responsible for the cost and the construction and installation of these
improvements.

The Developer may have these improvements included in a Subdivision Improvement Agreement
or Project Improvement Agreement (which will include the requirement for improvement security
as required per the Napa Municipal Code) which must be executed by the Developer and the City
prior to the issuance of the first building permit for the “North” area or filing of the final map,
whichever comes first.

Imola Avenue/SR-121 with Coombs Street Intersection (Mitigation Measure TRA-16)

COA 30. Prior to the issuance of the first building permit for the “North” area, the Developer
shall pay for the improvement plans and for the implementation of right-turn overlap traffic signal
phasing for the eastbound approach, which shall be approved by Caltrans and by the City of Napa.

If new development projects are proposed at this intersection, they would also be subject to the
same condition above.

The Developer shall be responsible for the cost and the construction and installation of these
improvements.

The Developer may have these improvements included in a Subdivision Improvement Agreement
or Project Improvement Agreement (which will include the requirement for improvement security
as required per the Napa Municipal Code) which must be executed by the Developer and the City
prior to the issuance of the first building permit for the “North” area or filing of the final map,
whichever comes first.

Soscol Avenue/SR-121 Intersection with Kansas Avenue (Mitigation Measure TRA-18)

COA 31. The Developer shall prepare improvement plans for the following improvements:
» Re-striping of eastbound Kansas Avenue at Soscol Avenue to install a double left turn
lane, a single through-right turn lane at the existing signals.
¢ Installation of a single westbound left turn lane, a single through-right lane and a single

right turn lane at the existing signals.
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¢ Addition of an overlap phase for the westbound and southbound right-turn movements and
provide protected-permitted phasing for the southbound left-turn movement.

These improvement plans will require Caltrans approval and a Caltrans encroachment permit.
The Developer shall be responsible for the cost and the construction and installation of these
improvements.

The above improvements may require additional right-of-way along Kansas Avenue. The
Developer shall enter into a property acquisition agreement with the City (prior to the first of the
following occurrences in the North area: approval of the first tentative map, or execution of the
first Subdivision Improvement Agreement or Project Improvement Agreement), by which the
following reqmrements will be documented: (1) Developer will make a reasonable good faith
effort to acquire the necessary right-of-way at the Developer’s cost within a specified timeframe;
(2) if the Developer makes a reasonable good faith effort but is unable to acquire the necessary
right-of-way within the specified timeframe, the Developer may request the City to acquire the
necessary right-of-way through the exercise of eminent domain; (3) the Developer shall pay all
costs incurred by the City to acquire the necessary right-of-way; (4) the Developer shall complete
the improvements required by this condition at such time as the City acquires an interest in the
necessary right-of-way that will permit the improvements to be made; and (5) if the City does not
acquire an interest in the necessary right-of-way that will permit the improvements to be made, the
Developer shall be relieved of the obligation to construct the off-site improvements. The
developer should begin good faith efforts to identify and acquire any necessary property at its
earliest opportunity, so that construction of required improvement is not delayed by this process.

The Developer may have these improvements included in a Subdivision Improvement Agreement
or Project Improvement Agreement (which will include the requirement for improvement security
as required per the Napa Municipal Code) which must be executed by the Developer and the City
prior to the issuance of the first building permit for the “North” area or filing of the final map,
whichever comes first.

If the intersection realignment of Silverado Trail (SR-121)/Soscol Avenue (SR-121)/Gasser Drive
intersection Realignment Project is under construction or included in an executed Improvement
Agreement concurrent with the issuance of the first building permit for the “North” area, the
improvements listed above at the Kansas Avenue/Soscol Avenue (SR-121) intersection are not
required.

Soscol Avenue/SR-121 Intersection with Shetler Avenue (Mitigation Measure TRA-19)

COA 32. The Developer shall prepare the improvement plans for the following improvements:
e Modifying the eastbound approach to a left-turn lane, shared left-through-right-turn lane,
and a right-turn lane
* Providing overlap phasing for the eastbound, northbound, and southbound right turns.

The improvement plans must be approved by the City of Napa and Caltrans.
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The Developer shall be responsible for the cost and the construction and installation of these
improvements.

This condition may require the acquisition of off-site real property. The Developer shall enter into
a property acquisition agreement with the City (prior to the first of the following occurrences in
the North area: approval of the first tentative map, or execution of the first Subdivision
Improvement Agreement or Project Improvement Agreement), by which the following
requirements will be documented: (1) Developer will make a reasonable good faith effort to
acquire the necessary right-of-way at the Developer’s cost within a specified timeframe; (2) if the
Developer makes a reasonable good faith effort but is unable to acquire the necessary right-of-way
within the specified timeframe, the Developer may request the City to acquire the necessary right-
of-way through the exercise of eminent domain; (3) the Developer shall pay all costs incurred by
the City to acquire the necessary right-of-way; (4) the Developer shall complete the improvements
required by this condition at such time as the City acquires an interest in the necessary right-of--
way that will permit the improvements to be made; and (5) if the City does not acquire an interest
in the necessary right-of-way that will permit the improvements to be made, the Developer shall
be relieved of the obligation to construct the off-site improvements. The developer should begin
good faith efforts to identify and acquire any necessary property at its earliest opportunity, so that
construction of required improvement is not delayed by this process.

The Developer may have these improvements included in a Subdivision Improvement Agreement
or Project Improvement Agreement (which will include the requirement for improvement security
as required per the Napa Municipal Code) which must be executed by the Developer and the City
prior to the issuance of the first building permit for the “North” area or filing of the final map,
whichever comes first. ‘

Soscol Avenue/SR-121 Intersection with Imola Avenue/SR-121 (Mitigation Measure TRA-
5/20) A

COA 33. The Developer shall prepare the improvement plans for the following improvements:
¢ Installation on eastbound Imola Avenue of a double left turn lane, a single through lane, a
right turn lane and two receiving lanes at the existing signals
» Installation on westbound Imola Avenue of a single left turn lane, a sin gle through lane
and a right turn lane at the existing signals
* Provide protected phasing for the eastbound and westbound left-turn movements, as well
as right-turn overlap phasing in the westbound and northbound approaches

The above improvements may require additional right-of-way along Imola Avenue to allow for
the required improvements to meet Caltrans’ standard design specifications. An alternative to this
right-of-way need is to seek a design exception from Caltrans to implement the needed
improvements within the existing public street right-of-way. If Caltrans does not approve such a
design exception prior to the City’s approval of a Tentative Map, Use Permit, or Design Review
Approval for the first project in the “North” area, the Developer shall enter into a property
acquisition agreement with the City (prior to the first of the following occurrences in the North
area: approval of the first tentative map, or execution of the first Subdivision Improvement

Agreement or Project Improvement Agreement), by which the following requirements will be
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documented: (1) Developer will make a reasonable good faith effort to acquire the necessary ri ght-
of-way at the Developer’s cost within a specified timeframe; (2) if the Developer makes a
reasonable good faith effort but is unable to acquire the necessary right-of-way within the
specified timeframe, the Developer may request the City to acquire the necessary right-of-way
through the exercise of eminent domain; (3) the Developer shall pay all costs incurred by the City
to acquire the necessary right-of-way; (4) the Developer shall complete the improvements required
by this condition at such time as the City acquires an interest in the necessary ri ght-of-way that
will permit the improvements to be made; and (5) if the City does not acquire an interest in the
necessary right-of-way that will permit the improvements to be made, the Developer shall be
relieved of the obligation to construct the off-site improvements. The developer should begin
good faith efforts to identify and acquire any necessary property at its earliest opportunity, so that
construction of required improvement is not delayed by this process.

The improvement plans must be approved by the City of Napa and Caltrans.

The Developer shall be responsible for the cost and the construction and installation of these
improvements.

The Developer may have these improvements included in a Subdivision Improvement Agreement
or Project Improvement Agreement (which will include the requirement for improvement security
as required per the Napa Municipal Code) which must be executed by the Developer and the City
prior to the issuance of the first building permit for the “North” area or filing of the final map,
whichever comes first.

Soscol Avenue intersection with Lincoln Avenue TRA-12

COA 34. Prior to the issuance of the first building permit for the “North” area, the Developer is
required to deposit with the City, their proportionate costs for the improvement plans and the
construction of the installation of a double left turn lane on the southbound approach of Soscol
Avenue to Lincoln Avenue. '

The Gasser Master Plan’s proportionate share is 5.47% of the total cost of this intersection
improvement. The South Gasser share is 3.12 % and the North Gasser share is 2.35%. The fee
will be determined prior to issuance of any building permit in either area.

Soscol Avenue/SR-121 from Silverado Trail to Magnolia Avenue (Northbound and

Southbound) (Mitigation Measure TRA-2/1 1)

COA 35. The Developer shall prepare the improvement plans for the widening of Soscol Avenue
to six through lanes between Magnolia Drive and Silverado Trail throu gh pavement signing and
striping while staying within the existing public street ri ght-of-way, as approved by Caltrans and
the City of Napa. This corridor improvement is not anticipated to require new right-of-way, but
may require a design exception (for narrower than standard lane widths as necessary to stay within
the existing right-of-way) for the encroachment permit from Caltrans. ‘
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The Developer shall have prepared a right-of-way exhibit defining the Caltrans, City or otherwise
public right-of-way for Soscol Avenue(SR 121) from the north curb return of the intersection of
Soscol Avenue and the existing Silverado Trail to the southern curb return of the intersection of
Soscol Avenue with Magnolia Avenue. The purpose of this exhibit shall be to determine if there
is adequate existing right-of-way to restripe or improve Soscol Avenue to 6 through lanes. This
exhibit must be submitted as a part of a complete Planning Application for a Tentative Map, Use
Permit, or Design Review Approval for the first project in the “North” area.

If the exhibit indicates that additional right-of-way is required, the Developer shall immediately
request a design exception from Caltrans to allow for the installation of lanes within the existing
right-of-way (that may be below Caltrans standard lane width). If Caltrans does not approve such
a design exception prior to the City’s approval of a Tentative Map, Use Permit, or Design Review
Approval for the first project in the “North” area, the Developer shall enter into a property
acquisition agreement with the City (prior to the first of the following occurrences in the North
area: approval of the first tentative map, or execution of the first Subdivision Improvement
Agreement or Project Improvement Agreement), by which the following requirements will be
documented: (1) Developer will make a reasonable good faith effort to acquire the necessary right-
of-way at the Developer’s cost within a specified timeframe; (2) if the Developer makes a
reasonable good faith effort but is unable to acquire the necessary right-of-way within the
specified timeframe, the Developer may request the City to acquire the necessary right-of-way
through the exercise of eminent domain; (3) the Developer shall pay all costs incurred by the City
to acquire the necessary right-of-way; (4) the Developer shall complete the improvements required
by this condition at such time as the City acquires an interest in the necessary right-of-way that
will permit the improvements to be made; and (5) if the City does not acquire an interest in the
necessary right-of-way that will permit the improvements to be made, the Developer shall be
relieved of the obligation to construct the off-site improvements. The developer should begin
good faith efforts to identify and acquire any necessary property at its earliest opportunity, so that
construction of required improvement is not delayed by this process.

The improvement plans must be approved by the City of Napa and Caltrans.

The Developer shall be responsible for the cost and the construction and installation of these
improvements.

The Developer may have these improvements included in a Subdivision Improvement Agreement
or Project Improvement Agreement (which will include the requirement for improvement security
as required per the Napa Municipal Code) which must be executed by the Developer and the City
prior to the issuance of the first building permit for the “North” area or filing of the final map,
whichever comes first.

COA 36. The Developer shall design a program to coordinate signals and optimize signal timing
and phasing throughout the Soscol Avenue corridor(i.e. from Silverado Trail intersection to south
of the intersection with Magnolia Avenue) as approved by Caltrans and the City of Napa.
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The Developer is responsible for the cost of the preparation, and implementation of the program.
The signal timing and phasing program must be approved by the City of Napa prior to the first
building permit or first final map, which ever occurs first.

The final signal timing program shall be fine tuned and implemented approximately six months
after the issuance of the first occupancy permit and when at least 50 percent of the buildings have
been occupied. This will allow for the signal timing to reflect post-project equilibrium conditions
for the “North” area. The surety for the improvement agreement will not be released until the
signal timing has been accepted by the City of Napa and Caltrans.

Bus Turnouts and Shelters (Mitigation Measure TRA-28)

COA 37. The Developer shall prepare improvement plans for the installation of the new bus
turnouts and shelters within the Gasser Master Plan. These shall be coordinated with and
approved by the Napa County Transportation Planning Agency, Caltrans and the City of Napa.

The improvement plans must be approved by the City of Napa, Caltrans and the Napa County
Transportation Planning Agency. '

The Developer shall be responsible for the cost and the construction and installation of these
improvements.

The Developer may have these improvements included in a Subdivision Improvement Agreement
or Project Improvement Agreement (which will include the requirement for improvement security
as required per the Napa Municipal Code) which must be executed by the Developer and the City
prior to the issuance of the first building permit for the “North” area or filing of the final map,
whichever comes first.

North Drive

COA 38. Construction of North Drive (from Gasser Drive extension to Oil Company Road) shall
be required to be designed and constructed with the development of Tulocay Place or Tulocay
Village whichever comes first.

The Developer shall construct and install these improvements. The Developer may have these
improvements included in a Subdivision Improvement Agreement or Project Improvement
Agreement which will include the requirement for improvement security as required per the Napa
Municipal Code which must be executed by the Developer and the City prior to the issuance of the
first building permit in either Tulocay Place or Tulocay Village, whichever comes first.
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Water Quality (Mitigation Measure HYDRO-2 and 3)

COA 39. Before the City can approve any phase of development at the project site, the applicant
must demonstrate through a stormwater management plan for that development phase that is
approved by the City Public Works Director that their proposed development plan meets the
requirements of the City of Napa NPDES General Permit.

COA-WQ4: Tulocay Creek Setback Evaluation: As part of subsequent development
applications, potential Tulocay Creek setbacks will need to be evaluated by the Water Quality
Control Board; such setbacks, if applied, could affect development envelopes in North Gasser
districts, however, they are not intended to preclude a Tulocay Creek trail or trail creek crossing at

the railroad bridge.”

COA-WQ5: Drainage Baseline Improvements. Drainage improvements that are part of the Flood
Project baseline condition shall be resolved prior to any subsequent approvals for Gasser North; if
this resolution changes the size or configuration of future development areas, the Master Plan
acreages and map shall be revised at that time.

Flood Hazards (Mitigation Measure HYDRO-4)

COA 40. Before development may be approved by the City of Napa within properties zoned
“:FP”, which presently includes the entire area proposed for development within the Gasser
Master Plan a floodplain permit must be obtained from the City’s floodplain administrator in
accordance with Napa Municipal Code Chapter 17.38.

COA 41. Graded building pads on the improvement plans shall be a minimum of one foot above
the one percent chance per year “100-year” overland release elevation per Mitigation Measure

HYDRO-4d.

Drainage Improvements HYDRO-5/6

COA 42. Prior to the issuance of the first building permit for the Creekside Commercial which is
in the North area, the Developer shall fund the design, the construction and installation of all of
the on-site drainage for the Creekside Commercial. Additionally, Conditions of Approval 24- 41
above shall be implemented.

The Developer shall construct and install these improvements. The Developer may have these
improvements included in a Subdivision Improvement Agreement or Project Improvement
Agreement which will include the requirement for improvement security as required per the Napa
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Municipal Code which must be executed by the Developer and the City prior to the issuance of the
. first grading and building permits.

COA 43. Prior to the issuance of the first building permit for any remainder of Gasser North,
excepting the Tulocay Place development, the Napa River Oxbow bypass and the Conditions of
Approval 24-42 above shall be implemented; the replacement of the railroad bridge crossing Napa
River by the Napa River Flood Protection Project (NRFPP) shall be completed and operational;
the floodwall at the oxbow, which will be constructed by the NRFPP and will eliminate river
overflows, shall be completed and be operational; the pump station at the Gasser North wetland
(North Basin) and the river outfall structures which are to be designed, installed and constructed
by the NRFPP shall be completed and be operational; the Developer, the USACOE, NCFCWCD
or other non-City funding source shall pay for the design and construction of any augmentation
for the North Basin pumping capacity for the additional Gasser North drainage and the
improvements shall be completed and be operational; the levee on the North side of Tulocay
Creek, which is to be designed, installed and constructed by the NRFPP shall be completed and be
operational; and the levee and floodwall on the west side of Gasser North, which is to be designed,
installed and constructed by the NRFPP shall be completed and be operational. If Oil Company
Road is to be a city street and used as an evacuation route, then the Developer shall pay for the
design and construction of the drainage improvements at the intersection of Soscol Avenue and
Oil Company Road and along Oil Company Road, as approved by the City of Napa, and these
improvements shall be completed and be operational. The drainage improvements shall be
designed to route residual flood flows under baseline conditions as defined in the FEIR so that
there is less than one foot of water in the streets during a one percent chance per year storm.
Following this, the City of Napa will allow the issuance of building permits for the remainder of
Gasser North, excepting the Tulocay Place development.

COA 44 and 45. Prior to the issuance of the first building permit, the developer is required to
design and construct a stormwater system to convey both (1) residual flows and on-site storm
drainage under baseline conditions as defined in the FEIR across the property to the North
Wetlands; and (2) all estimated one percent change per year “100 year” off-site flood flows that
would drain to the North Basin from Soscol Avenue-Oil Company Road intersection as a result of
the Soscol Area Gateway Drainage Project studied in the Schaaf & Wheeler, 2005 Soscol Area
Drainage Study — Design Options. The portion of the system caused by flows described in part
(2) shall be referred to as the “oversized portion” of the system. This system shall be designed
and constructed as part of the Oil Company Road and North Drive street improvements from Oil
Company Road to the North Basin to the satisfaction of the City of Napa. This system is currently
envisioned as two- four (4) foot by sixteen (16) foot culverts but may be an equivalent alternative,

The City has not yet quantified the oversizing component. The oversized portion of the system
shall be quantified by comparing the design and construction costs for culverts (assuming the 100-
year residual overland flow under baseline conditions, as described in FEIR Mitigation Measure
HYDRO-6b—which represents the Developer’s fair share contribution), to the design and
construction costs for culverts required to be designed and constructed by the developer in

R2006 213 Page 109 of 115
EXHIBIT A - Conditions of Approval

371



ATTACHMENT 7

accordance with this condition. The drainage plan described in MM HYDRO-6b shall provide the
basis for reimbursement.

The Developer may request a reimbursement agreement for the costs for the oversized portion of
the system required by this condition, (including analysis of area of benefit, requirements imposed
by other government agencies due only to oversizing and construction). Potential sources of
revenue for any such reimbursement agreement may include funding from a Community Facilities
District (if a CFD is formed. for the Gasser Master Plan area, and if these improvements are
identified as an authorized expenditure), or a new redevelopment project area (if a new
redevelopment project area is formed, and if these improvements are identified as an authorized
expenditure).

A study shall be prepared to the satisfaction of the City, spreading the costs for the oversized
portion of the system to an area of benefit in order to determine other property owners that benefit
from the oversized portion of the system.

In addition, any other necessary drainage conveyances identified in COA 24- 42 within the North
Area shall be designed and constructed.

The Developer shall design, construct and install these improvements. The Developer may have
these improvements included in a Subdivision Improvement Agreement or Project Improvement
Agreement which will include the requirement for improvement security as required per the Napa
Municipal Code which must be executed by the Developer and the City prior to the issuance of the
first building permit.

Water System Improvements

COA 46. As part of the north phase of the project, the following water facility improvements
shall be completed at the sole cost of the Developer prior to initiation of water service to the
project site.

a. The existing water main in Sousa Lane from Silverado Trail to Soscol Avenue shall be
converted into a Zone 3 pipeline. This will require a new hot tap and connection to the
existing 24 water main in Silverado Trail, a new zone break and loop created in Soscol
Avenue connecting the two 8” water mains (remaining as Zone 1) to each other, and installing
pressure reducers on existing services on Sousa Lane transferred from Zone 1 into Zone 3.

b. Extend the existing 8” water main on Soscol Avenue from the current Gasser Office
Building to Oil Company Road. This work shall occur after the zone change on Sousa Lane.

c. The existing 12” water main on Gasser Drive shall be extended to the new portion of

Gasser Drive and tie-into both the 12” main on Qil Company Road (along the North Drive
alignment) and the 8” main on Soscol Avenue.
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COA 47. If Silverado Trail is realigned to match the alignment of Gasser Drive as part of the
Master Plan, the following improvements shall be made in coordination of the realignment:

a. The existing 24" water main (that currently crosses Soscol Avenue and heads north on
Silverado Trail) shall be abandoned within the old alignment from the old Soscol Avenue
intersection to the new Silverado Trail intersection.

b. A new 24” DIP shall be installed from the old Soscol Avenue intersection to the new
Silverado Trail intersection within the new Silverado Trail alignment. The existing 8” DIP
water main between the new alignment and the old alignment within Soscol Avenue shall be
replaced with a new 24” DIP to provide a continuous 24” DIP feed from Soscol Avenue onto
Silverado Trail.

c¢. The existing 24” DIP water main serving Adobe Lane shall be replaced and downsized to a
new 8" DIP water main and placed along the east side of the old Silverado Trail alignment. A
new 12” DIP water main connection shall be installed on the new 24” DIP water main at the
intersection of the new Silverado Trail alignment and the old Silverado Trail alignment
crossing to the east side of Silverado Trail with 12” DIP ending in a 12” tee. The 12” tee shall
have a 12” butterfly valve (in the closed position) and an MJ cap to the north for future
connection. To the south, the 12” tee shall have a 12” butterfly valve and a 12 to 8” reducer.
A new 8” DIP shall be installed from the reducer to the existing 8” water main in Adobe Lane.
A new 8 tee shall connect to the existing 8 DIP in Adobe Lane to the east, to the new 8 DIP
in Silverado Trail to the north, and to a new 8 gate valve (in the closed position) and MJ cap
to the south for future connection.

COA 47-2. A new 8” DIP water main shall be installed within the new Tulocay Creek Bridge
within the Gasser property at the sole cost of the Developer. If the deck of the bridge does not
have sufficient space for the water main, the water main shall be placed under the creek within a
steel casing 10-feet from the edge of the bridge footing, and a new 20-foot public water utility
easement shall be provided over the centerline of the new water main. If the water main is not
installed within the bridge, the creek crossing shall be installed and the new easement provided
with the first phase of the Gasser project.

Trails (Mitigation Measure TRA-29)

COA 48. In general, all trail easements shall be provided with the initial subdivision of a parcel
containing a trail and prior to subdividing Tulocay Creek as a separate parcel. That is, trail
easements on the Tulocay Creek uplands shall be granted prior to any change in ownership.
Bonding for construction of the trail shall occur prior to first building permit or subdivision of any
development within the noted development area. Construction shall be complete prior to in
accordance with the Subdivision or Project Improvement Agreement.  Development areas
responsible for easement dedication and construction of various trail segments, some of which are
offsite, are as follows:
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" North of Tulocay Creek:

COA 49. Multi use trail (between river and Tulocay Village residential) from railroad bridge to

Q1] Company Road:

A public access easement shall be dedicated with the initial subdivision of Tulocay Village.
Tulocay Creek shall not be subdivided as a separate parcel until needed trail easements are in
place. Bonding for construction shall occur with first building permit of any development within
Tulocay Village and construction shall be completed in accordance with the Subdivision or
Project Improvement Agreement.

COA 50. Multi use trail (between north wetlands and Tulocay Village residential) outside of

required wetlands buffer from Tulocay Creek trail easement along north side of north wetlands to
North Drive ROW:

A public access easement shall be dedicated with the initial subdivision of Tulocay Village.
Tulocay Creek shall not be subdivided as a separate parcel until needed trail easements are in
place. Bonding for construction shall occur with first residential building permit within the
Tulocay Village District and construction shall be completed in accordance with the Subdivision
or Project Improvement Agreement. The alignment of this trail should follow the North Wetlands
as closely as feasible to North Drive outside of the required wetlands buffer area.

COA 51. Tulocay Creek multi use trail (within existing access easement or comparable
replacement easement) from Tulocay Village trail to west edge of Creekside Commercial

property:

Bonding for construction shall occur with first residential building permit within the Tulocay
Village District and construction shall be completed in accordance with the Subdivision or Project
Improvement Agreement.

COA 53. Tulocay Creek multi use trail (within existing public access easement or comparable

replacement) and any easement needed for access to cross Gasser Drive from west edge of
Creekside Commercial property to Soscol Avenue, including the connection across Gasser Drive:

The connection across Gasser Drive would be at a light at the intersection of Gasser Drive and
Kansas Avenue.

Bicycle Staging Facilities

COA 54. A bicycle staging facility consisting of adequate public parking spaces, public
restrooms, landscaping and possible added facilities such as picnic tables shall be dedicated,
designed and constructed as part of the Tulocay Village development, with construction complete
in accordance with the Subdivision or Project Improvement Agreement.
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Landscape Area between Gasser Office Building and North Drive

COA 55. The Gasser Foundation agrees to permit its landscape areas along the western edge of
the parking Iot to be further landscaped when North Drive is constructed. Tulocay Place shall be
responsible for landscaping this parking lot edge as part of its approval.

Fencing

COA 56. Fence design shall be included as part of any adjacent or nearby development
applications. Fencing along open space areas shall be an attractive, open design unless
responsible agencies require otherwise in a specific area to mitigate an environmental impact.
Tulocay Place shall be responsible for any needed fencing adjacent to North Drive on the east
side, and for providing a fence between the west edge of the street construction and wetlands.

Noise

COA 57. The EIR identified long term average noise levels (Community Noise Equivalent
Levels) of 59-61 decibels in 2003 and 2005, which is at the 60 dB CNEL level for which noise
analyses are required. Noise levels shall be re-measured in the northern part of the residential
neighborhood near Oil Company Road as part of the subsequent residential application to assure
that they have not increased; if they are greater than 60dB, a subsequent analysis shall be required.

Right-of-Ways/Easements

COA 58. The ROW for North Drive and Oil Company Road shall provide sufficient ROW for
needed utilities (sewer, water, gas, electric, telephone, cable) including storm culverts to handle all
stormwater flows, including residual overland flows.

Second Connection between North and South on western edge of property

COA 59. Prior to submittal of the application requesting approval of the residential development
in the North, the developer shall evaluate the feasibility of a direct, narrow street connection
between Tulocay Village and south River Plan over Tulocay Creek to the satisfaction of the City
of Napa, if the sewer line of the Napa Sanitation District and any District plans for future sewer or
recycled water lines as well as the wetland buffers south of Tulocay Creek do not preclude a street
connection. If the connection is found to be feasible by the City of Napa, the development plans
submitted by the Developer shall propose a site plan which incorporates the installation of this
connection between North Gasser and South Gasser across Tulocay Creek near the western edge
of the Gasser Master Plan property. Should the feasibility study determine that such a connection
is not feasible by the City of Napa, the site plan does not need to incorporate the connection.
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Exhibit A

- Gasser Foundation Master Plan — Fair Share Calculation Method for Indirect Impacts

This memorandum provides clarification as to the method for calculating the Master Plan’s fair
share for off-site roadway infrastructure improvements where the project has indirect traffic
impacts. An indirect impact is one where the intersection fails prior to addition of project traffic
and where the addition of project traffic constitutes an impact by exacerbating the failure. The
method is defined in the Traffic Advisory Committee’s Policy Guidelines: Traffic Impact Analysis
Jor Private Development Review (TAC Policy Guidelines). The following is the text of the TAC
Policy Guidelines (Concept Adopted by the Traffic Advisory Committee: December 12, 2002,
Revisions Adopted by the TAC: May 12, 2005).

F. Project Fair Share

The project fair share contribution for an impacted intersection that fails operationally under
existing or interim baseline conditions shall be determined through the use of traffic volumes
during the critical peak hour. The fair share for the project shall be calculated as the ratio of the
project trips over the trips under ‘Baseline + Project’ conditions. “Baseline” may refer to either
“Existing” or “Interim Baseline” scenario, as used in the traffic impact study. Projects only pay
based on what trips they add to post-project conditions.

The fair share for the project shall be calculated using the traffic volumes that enter an intersection
during the most critical peak hour period analyzed. The project fair share calculation is
demonstrated below:

P = Project Fair Share (in percent)

Ty = Trips entering the intersection during the critical peak hour generated by the
Project (in vehicles per hour)

T+p) = Trips entering the intersection during the critical peak hour under ‘Baseline +
Project’ conditions (in vehicles per hour)

P =T/ Taw

Note that this fair share calculation method applies only for indirect impacts, i.e., where the intersection
failure exists prior to the addition of project traffic. For locations where the project has a direct impact,

L.e., failure exists only as a result of traffic added by the project, the mitigation for the impact is 100% ..
the responsibility of the project and the fair share concept does not apply.

For the Gasser project the Interim Baseline scenario is the year 2010 and Ty for a particular
intersection is the sum of project generated traffic volumes for that intersection as shown in the Gasser
Master Plan Draft EIR, Appendix C-2, Traffic Studies, Figure 11 and Figure 12 (Traffic Assignment of
2010 Project Trips North/South).
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T(g+p) for the intersection is the sum of all traffic volumes for the same intersection as shown in the
Gasser Master Plan Draft EIR, Figure 4.3-8A and Figure 4.3-8B (Year 2010 With Project PM Peak
Hour Traffic Volumes).

Thus, the Gasser fair share for mitigation of indirect impacts at a particular intersection is the sum
of traffic volumes for all movements at that location as depicted in Figure 11 or Figure 12, divided
by the sum of traffic volumes for all movements at the same location as depicted in Figure 4.3-8A
of Figure 4.3-8B.

For example, the fair share at Silverado Tt/Third St/East Ave/Coombsville Rd (intersection 9) is:
Ty = 103+21+5+3+10+71+3+8 = 224
Tp+py=69+680+273+10+10+33+47+10+9+145+107+8+34+20+686+26+35+187+1 0+114=2513
P =T/ Taery = 224 /2513 =8.91% |

Once again, it should be noted that the operational failure at this intersection exists prior to the
addition of project traffic, and the project traffic exacerbates the failure, thus causing an indirect
impact. The fair share calculation method shall only be applied in such cases, and not where the
project has a direct impact, or where the project is the sole reason for construction of a new
roadway or intersection.
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EXHIBIT D-4

Resolution No. R2006-214 approving an Inclusionary Ordinance “Alternative
Equivalent Action” for the Gasser Master Plan Zoning Project
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RESOLUTION R2006 214

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF NAPA,
STATE OF CALIFORNIA, APPROVING AN INCLUSIONARY
ORDINANCE “ALTERNATIVE EQUIVALENT ACTION" FOR THE
GASSER MASTER PLAN ZONING PROJECT (02-0134)

WHEREAS, in November, 2003, the Gasser Master Plan site residential portion, was designated
with the :AH Affordable Housing Overlay District; and

WHEREAS, the Gasser Master Plan has refined the location of the :AH Affordable Housing
residential site as being Tulocay Village; and

WHEREAS, Chapter 17.36 of the Zoning Ordinance requires that designated Mixed Use sites with
an “Affordable Housing” Overlay are required to provide 10% of total units constructed onsite to be
affordable to very low income households, and 10% of total units constructed on site to be affordable to low
income households as defined in the City’s Inclusionary Ordinance Chapter 15.94.

WHEREAS, the Inclusionary Ordinance Section 15.94.050.B allows a development project to
propose to meet all or a portion of the City's inclusionary requirements by an “Alternative Equivalent Action”,
and

WHEREAS, in October, 2006, the Gasser Foundation presented an “Alternative Equivalent Action”
to meet the 10% very low income requirement as described in Exhibit A attached hereto and incorporated
herein; and

WHEREAS, the Master Plan Conditions of Approval clarify when the Alternative must be
constructed; as follows:

“Housing

The Developer shall comply with the requirements of the City’s Affordable Housing Overlay

District (NMC chapter 17.36) and the Inclusionary Housing Ordinance (NMC section 17.94.05. if the
Developer intends to rely on an alternative equivalent proposal (pursuant to NMC subsection
17.94.050(B) for the purpose of a residential development application in the North area, the proposal
must be approved by the City Council before the Developer submits a complete application for residential
units in the North area. If the Developer's proposal for an alternative equivalent proposal inciudes
development of: (a) a 59-bed singte adults homeless shelter with health clinic, and (b) 6 two-bedroom
transitional housing apartments (12 beds total), and (c) 18 one-bedroom permanent housing units for
homeless adults with mental disabilities and a community building with meeting and service rooms, the
City Council shall consider granting an alternative equivalent proposal to offset the Developer’s obligation
to construct ten percent of total units for very low income households (i.e., even with the alternative
equivalent determination, the Developer would construct ten percent of tota! units for low income
households). if the Developer’s proposal for an alternative equivalent proposal includes less than the
elements identified herein, the City Council shall consider granting an alternative equivalent proposal to
offset a lesser portion of the Developer's obligation to construct units for very low income households.
Additionally, the alternative equwalent units must receive their certificate of occupancy and be available
prior to issuance of the 150" building permit for the residential development in the North area.”

WHEREAS, the Housing Authority Director reviewed the proposed Alternative Equivalent Action
and recommended the proposal to the Planning Commission and City Council for approval with the above
Condition of Approval; and
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