
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.” 

4. If the “North Area” develops prior to the “South Area,” then additional traffic 
analysis may need to be completed and the traffic conditions amended 
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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. 

 
This condition is no longer applicable to the project or Gasser Master 
Plan. 

 
COA 2.  Within ninety (90) days of receiving a request from the City of Napa, 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. 

 
The petition will specify the purpose for which the proposed CFD bonded 
indebtedness will be incurred, to offset a portion of the cost of construction of 
improvements specified in these Conditions of Approval and/or within the Gasser 
Master Plan area.   

 
In addition, the Developer shall petition the City of Napa to include the cost to 
maintain improvements and to provide services within the Gasser Master Plan area 
which may include, but are not limited to, streets, trails, staging facilities, 
landscaping, public safety services (i.e. Police Services).  The improvements to be 
maintained, the services to be provided and the cost of maintenance and services 
shall be determined by the City of Napa. 

 
This condition remains valid and would be applicable to the project and 
the entire Gasser Master Plan. 

 
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 
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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. 

 
This condition is applicable to the project and a maintenance agreement 
will be completed prior to the issuance of the first building permit. 
 
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 15.94.050(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 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 
150th building permit for the residential development in the North area. 
 
On April 7, 2009 City Council approved the Transitional Housing 
Apartments which satisfied a portion of this condition.  The applicant has 
requested approval of an alternative equivalent action ($2,000,000 
payment) to comply with this condition.   
 
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. 

 
The Vista Tulocay site plan shows all required wetland buffers.  The 
proposed buildings and site improvements have been designed 
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consistent with the wetland setbacks.  The application includes signed 
agreements from the necessary regulatory agencies in compliance with 
this condition.  

 
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). 

 
The street widths for North Drive and Gasser Drive Extension have been 
designed with a reduced right-of-way which shifted the street further 
away from the wetlands.  The Department of Fish and Wildlife had 
previously provided approval to the previous street locations 
consistent with this condition.   

 
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 
(Improvement Plans I). 
 
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. 
 
In addition to Improvement Plans I, the Developer shall prepare improvement plans 
that show conform paving limits for the roadway approaches to the new Tulocay 
Bridge (Improvement Plans II).  Such conform limit shall extend to the Hartle 
Court/Gasser Drive intersection to the south and the Kansas Ave/Soscol Boulevard 
intersection to the east.  The design section for the Kansas Ave and Gasser Drive 
roadway approaches to the new Tulocay Bridge shall include a minimum 3-in grind 
and overlay.  The re-striping and signing of the east-bound Kansas Avenue roadway 
approaches shall include the following lane configurations: 
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a) At the eastbound Soscol Boulevard intersection: (2) left-turn lanes, (1) 
through lane with bike lane, (1) right-turn lane, and (1) westbound through 
receiving lane. 

 
b) At the easterly most South Napa Marketplace driveway/Black Bear Diner 

driveway: provide dedicated left-turn channelization in both east-bound 
and west-bound directions and provide dedicated right-turn channelization 
in the east-bound direction.  

 
c) At the main South Napa Marketplace driveway: provide dedicated right-

turn channelization in the east-bound direction.  
 
d) At each of the rear South Napa Marketplace Driveways along Kansas Ave 

and Gasser Drive approaches, provide two-way left-turn channelization. 
 
e) Provide a 12-ft wide travel lane with 5-ft wide bike lane in each direction 

and a striped center median of sufficient width along each of the 
approaches such that the parking lane is eliminated.  

 
The Developer is responsible for the cost of the preparation of the improvement 
plans.  As of December 18, 2012, the Developer has satisfied this Condition as it 
relates to Improvement Plans I.  The Developer shall submit Improvement Plans II to 
the City of Napa in coordination with the Napa County Flood Control District prior to 
the issuance of a Building Permit for first non theatre building permit in the Gasser 
North or South development whichever comes first. This condition may require 
dedication of property by the Developer which shall also occur upon submittal of the 
improvement plans for the first building within the Gasser North Development. 
 
The project will be subject to the above condition.   

 
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. 

 
The improvements required by this condition have been completed.   

 

Imola Avenue/SR-121 Intersection with Gasser Drive (Mitigation Measure TRA-
4/17) 
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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 single 
left-turn lane and a double right turn lane configuration and providing right-
turn overlapping traffic signal phasing. 
 

c. 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 submitted to Caltrans prior to the first non-
residential building permit or first final map, whichever occurs first. 
 
The improvements required by this condition have been completed. 
 

COA 7.  The Applicant shall construct all of the improvements that are to be maintained 
by the City of Napa and/or the California Department of Transportation (“Public 
Improvements”) generally shown on the Site Plan and/or as included in the previous 
Conditions of Approval and/or Mitigation Measures per the Gasser Master Plan and 
more specifically described below: 
 
After obtaining all necessary permits from Caltrans:  
 
(1) Install the second left turn lane and transitional tapers for eastbound traffic on 

Imola Avenue at the Gasser Drive intersection.  
 
(2) Re-stripe 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.  

 
(3) Stripe 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.  

 
(4) Widen of Imola Avenue west of Gasser Drive intersection as required by 

Caltrans.  
 
Prior to issuance of a Building Permit, the Applicant shall:  
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Construct all of the “Public Improvements” to the satisfaction of the City Engineer.  
Alternatively, the Applicant shall enter into an Improvement Agreement with the City 
to construct all of the improvements at their expense prior to Temporary Occupancy.  
Such an Agreement will require the Applicant and Property Owner to provide bonds, 
proof of workers compensation insurance, and general liability insurance in the 
forms and amounts as proof satisfactory in form to the City.  . 

 
The improvements required by this condition have been completed. 

 
 

Silverado Trail(SR-121)/Soscol Avenue(SR-121)/Gasser Drive intersection 
Realignment 
 
COA 8.  The South pays their Street Improvement Fees for development prior to the 

issuance of each building permit.   
 
This specific condition is not applicable to the Vista Tulocay project. 
 

 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. 
 
The monitoring of this condition is on-going and 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. 

 
The monitoring of this condition is on-going and 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. 
 
The project will be subject to the above condition.   
 

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

 
The project will be subject to the above condition.   

 
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. 
 
The Public Works Director has determined that the stormwater 
management plan prepared for the project 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) 

 
This specific condition is not applicable to the Vista Tulocay project. 

 

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.   

 
The Public Works Director has determined that the proposed 
development has been designed consistent with the applicable flood 
plain requirements of Napa Municipal Code Chapter 17.38. 
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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.  
 
This specific condition is not applicable to the Vista Tulocay project. 
 

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. 
 
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.  

 
This specific condition is not applicable to the Vista Tulocay project. 

 
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 
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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 the 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. 
 
The improvements required by this condition have been completed. 
 

COA 18.  The existing 12-in water main in Gasser Drive shall be extended and tied into 
the existing 8-in water main in Soscol Avenue.  The water main shall be placed 
under Tulocay Creek within a steel or fusable C-900 casing that shall extend 10-ft 
beyond the limits of the future Gasser Drive Bridge over Tulocay Creek as shown on 
the approved plans submitted in accordance with COA 4. 
 
The Developer shall be solely responsible for the design and construction of these 
water system improvements prior to occupancy of the first non-theater building of 
either the South or the North area, whichever occurs first.   
 
In the event the Gasser Drive Extension Project is constructed prior to occupancy of 
the first non-theater building of either the South or the North area (whichever occurs 
first), then the Developer shall be responsible for reimbursing the City (or its 
designee) prior to occupancy of the first non-theater building of either the South or 
the North area (whichever occurs first) for its costs to install these water system 
improvements within the new Gasser Drive Bridge (if these improvements were 
actually included in that Project). 

 
The improvements required by this condition have been completed. 

 
Bicycle and Pedestrian Facilities (TRA-29) 
 
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 
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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 development of the proposed nonprofit building within the 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. 

 
The project will be subject to the above condition and the location of the 
proposed trail easements have been shown of the Vista Tulocay site 
plan. 

 
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. 

 
The improvements required by this condition have been completed. 

 
Second Connection between North and South on western edge of property 
 
COA 21.  No development plans shall be submitted by the Developer which proposes 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. 
 
The improvements (overflow parking lot) on the property to the south 
of Tulocay Creek have been constructed consistent with this condition. 

 
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. 
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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. 
 
The project will be subject to the above condition and review of the 
proposed bus turnouts will be reviewed in conjunction with the project 
improvement plans. 
 

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. 

 
The project will be subject to the above condition and review of the 
proposed fence design will be included in the design review permit for 
the project.  

 
 

NORTH AREA (The area north of the centerline of Tulocay Creek.) 
 
Traffic Improvements 
 
Gasser Drive Extension  
 
COA 24.  The Developer shall design and construct the Gasser Drive Bridge and 

Extension over Tulocay Creek. 
 
 The Gasser Drive Bridge and Extension shall be designed to accommodate a single 

southbound travel lane, a single northbound travel lane, a 5 foot wide southbound 
bicycle lane, a 5 foot wide northbound bicycle lane, and a sidewalk on the east side 
of the street. 

 
 The Gasser Drive Bridge and Extension improvements shall include a dedicated right 

turn pocket for southbound Soscol Avenue at Gasser Drive, as well as, the 
signalization of the Gasser Drive/Kansas Avenue intersection. The intersection 
geometry at this new signalized intersection shall be as follows: 
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  a.) Northbound Gasser Drive: (1) through lane and (1) right-turn lane 
b.) Southbound Gasser Drive: (1) shared through/left-turn lane 
c.) Westbound Kansas Avenue: (1) left-turn lane and (1) right-turn lane 

 
 This condition may require an irrevocable offer of dedication of property by the 

Developer to the City. The Developer previously dedicated an 84’ Right-of-Way for 
the Gasser Drive Extension to the City. The final Right-of-Way width shall be 
sufficient to accommodate the roadway configuration identified in Paragraph 2 
above, as well as, the Right-of-Way for a future sidewalk on the west side of the 
street (not to be constructed at this time) and any bioretention areas required for 
stormwater quality. Excess Right-of-Way of the previously dedicated 84’ outside of 
the final Right-of-Way width required shall be abandoned, with initial proceedings to 
begin within 60 days of the completion of the construction of the Gasser Drive Bridge 
and Extension. 

 
The Developer shall be responsible for the construction and installation of these 
improvements prior to the issuance of the first building permit for the “North” area or 
filing of the first final map, whichever comes first. Alternatively, 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.   
 
The City shall provide a credit against all remaining Street Improvement Fees (SIF) 
that would be due on any building permits issued on and after April 1, 2016 from the 
properties identified in Exhibit A. 
 
The project will be subject to the above condition. 
 

Silverado Trail(SR-121)/Soscol Avenue(SR-121)/Gasser Drive intersection 
Realignment  
 
COA 25.  The Developer shall make a Fair Share Contribution to the cost to construct a 

second westbound left-turn lane at the intersection of Silverado Trail and Soscol 
Avenue.  The total cost of the improvement shall include the cost to finalize design, 
acquire property rights necessary to build the project, and construct the 
improvements ).  Said Contribution shall be based upon the percent contribution of 
the Gasser North Master Plan full development traffic to year 2020 weekday PM 
peak hour volumes at the intersection. The Traffic Impact Report findings 
demonstrate that the Gasser North Master Plan contributes 16.19% to year 2020 PM 
Peak Hour volumes at the intersection. 
 
The Developer shall pay the “Fair Share Contribution” calculated pursuant to the 
methodology identified in paragraph 1, prior to the issuance of the first building 
permit or the filing of the first final map, whichever comes first.  Alternatively, the 
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developer may have the payment of the “Fair-Share Contribution” 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. 
 

 The project will be subject to the above condition. 
 

Third Street intersection with the Silverado Trail, Coombsville Road and East 
Avenue  
 
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. 
 
The project will be subject to the above condition. 
 

Soscol Avenue intersection with Sousa Lane  
 
COA 27.  The Developer shall design and construct a new traffic signal at the new 

Project Driveway and Soscol Avenue intersection.  The new intersection geometry 
shall be as follows: 
 

a) Northbound Soscol Avenue: (2) through lanes and (1) left-turn lane 
b) Southbound Soscol Avenue: (2) through lanes and (1) right-turn lane 
c) Project Driveway: (1) westbound receiving lane, (2) eastbound left-turn 

lanes and (1) eastbound right-turn lane 
 
This condition will require an irrevocable offer of dedication of property by the 
Developer to the City. 
 
The Developer shall be solely responsible for the construction and installation of 
these improvements prior to the issuance of the first building permit for the “North” 
area or filing of the first final map, whichever comes first.  Alternatively, the 
Developer may have these improvements included in a Subdivision Improvement 
Agreement or Project Improvement Agreement (which will include the requirement 
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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. This 
signal and additional lanes are not included in the Street Improvement Fee program. 
 

 The project will be subject to the above condition. 
 

COA 28. The developer shall design and construct a reconfiguration of the Oil Company 
Road/Sousa Lane/Soscol Avenue intersection so that both the eastbound and 
westbound stop-controlled approaches of Oil Company Road/Sousa Lane to Soscol 
Avenue both include a single right-turn lane and a single receiving lane. As part of 
this reconfiguration, the developer shall design and construct a raised median along 
Soscol Avenue that prohibits left turn and through movements from Oil Company 
Road and Sousa Lane, but that allows for northbound and southbound left turn 
movements from Soscol Avenue. 

 
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 shall be solely responsible for the construction and installation of 
these improvements prior to the issuance of the first building permit for the “North” 
area or filing of the first final map, whichever comes first.  Alternatively, 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 for the “North” area, whichever comes first.  This 
reconfiguration and additional lanes are not included in the Street Improvement Fee 
program. 
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 The project will be subject to the above condition. 
 

Imola Avenue/SR-121 with Jefferson Street Intersection  
 
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. 
 
The project will be subject to the above condition. 

 
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 
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first building permit for the “North” area or filing of the final map, whichever comes 
first. 
 
The project will be subject to the above condition. 

 
Soscol Avenue/SR-121 Intersection with Kansas Avenue  
 
COA 31.  The Developer shall design and construct the following intersection 

improvements: 
 

 Re-striping of eastbound Kansas Avenue at Soscol Avenue to install a 
double left turn lane, a single through and a single right-turn lane at the 
existing signals. 

 

 Relocation of the existing signal and installation of a single westbound left 
turn lane, a single through lane and a single right turn lane at the existing 
signals. 
 

 Addition of an overlap phases for the westbound, eastbound and 
southbound right-turn movements and provide protected phasing for the 
southbound left-turn movement. 

 
These improvement plans will require Caltrans approval and a Caltrans 
encroachment permit.   
 
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 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. 
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The Developer shall be solely responsible for the construction and installation of 
these improvements prior to the issuance of the first building permit or filing of the 
first final map for the “North” area, whichever comes first. Alternatively, 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 for the “North” area, whichever comes first. 
 
The project will be subject to the above condition. 

 
Soscol Avenue/SR-121 Intersection with Shetler Avenue  
 
COA 32.  The Developer shall design and construct the following intersection 

improvements: 
 

 Modifying the eastbound approach to a left-turn lane, a through 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. 
 
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 shall be solely responsible for the construction and installation of 
these improvements prior to the issuance of the first building permit for the “North” 
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area or filing of the first final map, whichever comes first. Alternatively, 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. 
 
The project will be subject to the above condition. 

 
Soscol Avenue/SR-121 Intersection with Imola Avenue/SR-121  
 
COA 33.  The Developer shall design and construct the following intersection 

improvements: 
 

 Installation on eastbound Imola Avenue of a double left turn lane, a single 
through lane, a right turn lane and a single receiving lane. 

 

 Installation on westbound Imola Avenue of a single left turn lane, a single 
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 
approach. 

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

 
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. 
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The Developer shall be solely responsible for the cost and the construction and 
installation of these improvements prior to the issuance of the first building permit for 
the “North” area or the filing of the first final map, whichever comes first.  
Alternatively, 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 for the “North” area, whichever comes 
first. 
 
The project will be subject to the above condition. 
 

Soscol Avenue intersection with Lincoln Avenue  
 
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. 
 
The project will be subject to the above condition. 

 
Soscol Avenue/SR-121 from Silverado Trail to Magnolia Avenue (Northbound and 
Southbound)  
 
COA 35.   The Developer shall prepare both interim and ultimate improvement plans for 

the widening of Soscol Avenue to six through lanes between Magnolia Drive and 
Silverado Trail. Interim improvement plans shall include medians and additional 
through lanes within existing right-of-way, as well as, intersection improvements 
identified in COA 25, COA 31, and COA 33.  Ultimate improvement plans shall 
include all additional through lanes and required right-of-way. The widened Soscol 
Bridge over Tulocay Creek will be designed and constructed by Caltrans, but the 
ultimate improvement plans shall be consistent with a widened Soscol bridge over 
Tulocay Creek.  
 
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 Drive.  This 
exhibit shall include existing and future right-of-way as well as plat and legal 
descriptions for each property to be acquired. This exhibit must be submitted prior to 
certificate of occupancy for the first project in the “North” area. 
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The improvement plans must be approved by the City of Napa and Caltrans. 
 
The Developer shall be responsible for the cost to design both the interim and 
ultimate plans and the cost to construct and install the interim improvements only 
prior to the issuance of the first building permit for the “North” area or the filing of the 
first final map, whichever comes first. The Developer’s obligation to construct interim 
improvements is subject to receipt of all regulatory agency approvals and including 
without limitations Caltrans approval. Alternatively, 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. 
 
The project will be subject to the above condition. 
 

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. 
 
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. 
 
The project will be subject to the above condition. 

 
Bus Turnouts and Shelters  
 
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. 
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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. 
 
The project will be subject to the above condition. 

 
North Drive 
 
COA 38.  The developer shall design and construct North Drive (from the southernmost 

Gasser Building driveway to Oil Company Road).  
 

The Developer shall be solely responsible for the cost and the construction and 
installation of these improvements prior to the issuance of the first building permit for 
the “North” area or the filing of the first final map, whichever comes first.  
Alternatively, 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 or the filing of the first final map for the “North” area, whichever comes first. 

 
Water System Improvements 

 
The water system improvements listed in COA 18 and 46 are required irrespective of 
whether part or all the Gasser Drive Extension Project and/or the Soscol 
Boulevard/Silverado Trail Re-Alignment Project (COA 24 and 25 respectively) are 
constructed.  In the event these Projects are not constructed, or in the event there 
are any changes to the preliminary design of the Extension Project (COA 4) or any 
future project application that result in the abandonment of existing public right-of-
way (whether it be Gasser Drive or Silverado Trail), a new 20-foot wide public water 
utility easement over the centerline of all new and existing water main and 
appurtenances listed in COA 18, 46, & 47 as well as planned water infrastructure 
improvements in existing public right of way shall be retained by the City.  Said 
easements shall prohibit the erection of any permanent structures, overhangs, 
and/or planting of any trees within the easement.  Nothing in this paragraph is 
intended to impose requirements upon Developer other than or in addition to those 
found in COAs 18, 46, and 47. 
 
The project will be subject to the above condition. 
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Water Quality  
 
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.   
 
The project will be subject to the above conditions. 

 
Flood Hazards  
 
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.   
 
The project has been designed consistent with the applicable floodplain 
overlay and the design has been endorsed by the Floodplain 
Administrator. 
 

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.  

 
The project will be subject to the above condition. 

 
Drainage Improvements  

 
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. 
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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 grading and building permits. 
 
This specific condition is not applicable to the Vista Tulocay project. 
 

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. 

 
If portions of the above improvements have not been completed, building permit 
issuance will be permitted if the developer can demonstrate, through a suitable 
technical analysis that the same levels of flood protection, conveyance and routing 
of residual flows exist through the partial completion of the above and/or alternative 
flood control/protection measures.  

 
The project will be subject to the above condition. 

 
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 
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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 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. 
 
The project will be subject to the above condition. 
 

Water System Improvements 
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COA 46.  The Developer shall be solely responsible to design and construct the 
following improvements prior to occupancy of the first building of the North area 

 
a) Install a twelve-inch water main in Silverado Trail beginning at the end of 

the existing twelve-inch water main in Silverado Trail (476 Silverado Trail), 
thence northward to Sousa Lane (250 feet more or less), and terminating 
as a direct connection to the existing eight-inch main in Sousa Lane (at 
Silverado Trail) and twenty-four inch main in Sousa Lane and Silverado 
Trail, thereby converting existing portions of Hydraulic Zone 2 to Hydraulic 
Zone 3, and all affected services transferred appropriately. 

 
b) The existing 8” water main on Soscol Avenue shall be extended from the 

current Gasser Office Building to Oil Company Road.  This work shall 
occur after the zone change on Sousa Lane as per COA 46a. 

 
c) The existing 12” water main on Gasser Drive shall be extended and tie-

into both the 12” main on Oil Company Road (along the North Drive 
alignment) and the 8” main on Soscol Avenue. The 12-in water main shall 
be placed under Tulocay Creek within a steel or fusable C-900 casing that 
shall extend 10-ft beyond the limits of the future Gasser Drive Bridge over 
Tulocay Creek as per the approved plans submitted in accordance with 
COA 4. In the event the Gasser Drive Extension Project is constructed 
prior to occupancy of the first building of the North area, then the 
Developer shall be responsible for reimbursing the City (or its designee) 
prior to occupancy of the first building of the North area for its costs to 
install these water system improvements within the new Gasser Drive 
Bridge (if these improvements were actually included in that Project). 

 
The project will be subject to the above condition. 

 
COA 47.  If Silverado Trail is realigned to match the alignment of Gasser Drive, then the 

following improvements shall be made: 
 

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. 

 



   

Vista Tulocay Att 8 Vista Tulocay COA Compliance.docx Page 28 of 31 
 

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.  

 
The Developer shall make a “Fair Share Contribution” to the cost of these water 
system improvements as part of the total cost of the “Re-alignment Project” as per 
COA 25. 
 
The project will be subject to the above condition. 

 
Trails  
 
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: 
 
North of Tulocay Creek: 

COA 49.  Multi use trail (between river and Tulocay Village residential) from railroad 
bridge to Oil Company Road:   
 
A public access easement shall be dedicated with the initial development proposal 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. 
 
The project will be subject to the above condition.  
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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 development proposal 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.   
 
The project will be subject to the above condition.   
 

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. 
 
The project will be subject to the above condition. 

 
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.   
 
The project will be subject to the above condition. 

 
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. 
 
The project will be subject to the above condition. 

 
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 lot 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. 
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The project will be subject to the above condition. 
 
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. 

 
The project will be subject to the above condition. 

 
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. 

 
The Vista Tulocay application included a noise analysis which 
demonstrated that the noise levels do not exceed the 60dB CNEL level.  

 
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 

 
The project will be subject to the above condition. 

 
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 
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feasible by the City of Napa, the site plan does not need to incorporate the 
connection. 
 
The project application for the Vista Tulocay Development included an 
analysis of the feasibility of street connection between Tulocay Village 
and south River Place District.  Because of existing Napa Sanitation 
district easements along the bank of the creek and bridge/crossing was 
not feasible.   


