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3, Initia l Study 

Grazing Land is defined as land on which the existing vegetation is 
suited to the grazing of livestock. The rolling lower hills within the 
38.2-acre project site consist of non-prime soils that drain poorly and 
that have been used historically for grazing. More intensive large-scale 
agricultural uses are precluded from the project site for the following 
reasons: its topographical conditions, poor quality soils, presence of an 
existing access road and utility access to municipal water storage 
facilities, proximity to urban development, and the relatively small size 
of the site. For the above-described reasons, the project would have 
no impact on Prime, Unique or other Farmland of Statewide 
Importance. 

b) Less than Significant. The project site is currently designated in the 
Napa County General Plan as Agriculture, Watershed & Open Space, 
and zoned by the County as Agricultural Watershed District. The 
portion of the project site that falls within the City's ULL is designated 
as Special Study in the City's General Plan and Land Use Map and 
Zoning Map. As shown in Figure 8, there are no Williamson Act 
contracts currently in place on any portion of the project site, and the 
site has never been used for agricultural purposes (DOC, 2013). 

The proposed General Plan Amendment and Re-zoning is accompanied 
by a proposed application to the LAFCO of Napa County to amend 
City's SOl, and annex the 38.2 acres of project site to the City of 
American Canyon and the ACFPD. The City's re-zoning would take 
effect upon certification of the annexation, thereby replacing the 
current (county) Agricultural Watershed (AW) district with (City) RRH 
district zoning . This change in zoning from agricultural to the "semi
rural" urban use on that portion of the project site inside the ULL was 
contemplated by Napa County as part of its General Plan Update in 
2008. 

The County previously analyzed the potential environmental effects of 
the abovementioned land use and jurisdictional changes at the program 
level in the EIR for the 2008 Napa County General Plan Update. The 
find ings of the original analysis are presented in Appendix E. The EIR 
concluded that there would be significant and unavoidable impacts 
associated with the loss of designated agricultural land and 
agriculturally zoned land; specifically, there could be a net loss of 
160 acres of agriculturally designated land within the County if the 
plan were adopted and annexations were subsequently approved within 
the proposed growth boundary. With adoption of the General Plan 
(June 3, 2008), 300 acres of land were re-designated from Industrial to 
Agriculture, Watershed and Open Space at the Hess Vineyard. In 
addition, Policy Ag/LU-130 was created that allowed for up to 460 acres 

General Plan Amendment, Re-zoning, and Annexation 
Final Initial Study 

3-8 October 2014 
Canyon Estates 

Dick
Highlight

Dick
Highlight

Dick
Highlight



280



281

3. Initial Study 

of Agriculture, Watershed and Open Space land to be annexed to the City 
of American Canyon in the future if the City and County agree on a 
revenue sharing agreement, and if the LAFCO subsequently approves 
the annexation(s). The current proposal to re-zone the 38.2 acres 
inside the ULL to a "semi-rural" urban use and to annex this property 
to the City and ACFPD was specifically contemplated in the 2008 
General Plan EIR as part of the "net loss of 160 acres of agriculturally 
designated land within the County." 

The proposed project would not raise any new issues and would provide 
for the permanent protection of open space and habitat conservation 
lands to the east of the project development, outside the ULL. The 
proposed project also provides a buffer separating the custom and 
semi-custom homes within the project site from remaining 
agricultural uses to the south and north, and existing urban uses to 
the west. Therefore, the proposed project would not result in any 
conflicts with land zoned for agricultural uses, and no additional 
mitigation would be required. 

c, d) No Impact. The project site does not contain any land that is 
currently being managed for forest resources, nor has the State 
identified any forest land on the project site. There is no land on the 
project site that is zoned as forestland, timberland, or timberland 
production by either the City or County. The proposed project would 
not result in the loss of forest land or conversion of forest land to non
forest use. The project would have no impact. 

e) less than Significant. As discussed above, the 38.2-acre portion of 
the project site is classified as Farmland of Local Importance; 
however, it has not previously been used for farming. The 38.2 acres 
inside the ULL have poor quality non-prime soils which are unable to 
support agricultural uses other than cattle grazing. Conversely, cattle 
grazing has been responsible for loss of riparian vegetation and 
increased soil erosion over many decades. As part of the proposed 
project a permanent conservation easement would be established to 
protect up to approximately 67.5 acres of the project site outside the 
ULL. The easement would restore full protection to the natural riparian 
corridors extending through and along the edges of this site, and 
would fully protect lands outside the ULL to support use as habitat for 
a variety of special status species. 

The project site has not been deSignated as forestland or timberland 
by either local agencies or the State; therefore, the project would not 
result in the conversion of forestlands or timberlands. Development of 
the project site within the ULL would not affect the continuance of 
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General Plan Amendment, Re-zoning, and Annexation 1 Canyon Estates 

Mitigation Monitoring and Reporting Program   

MITIGATION MONITORING AND 

REPORTING PROGRAM 

CANYON ESTATES GENERAL PLAN 
AMENDMENT, RE-ZONING, AND 

ANNEXATION 

Introduction 

When approving projects with Mitigated Negative Declarations that identify 

significant impacts, the California Environmental Quality Act (CEQA) requires 

public agencies to adopt monitoring and reporting programs or conditions of 

project approval to mitigate or avoid the identified significant effects (Public 

Resources Code §21081.6(a)(1)). A public agency adopting measures to 

mitigate or avoid the significant impacts of a proposed project is required to 

ensure that the measures are fully enforceable, through permit conditions, 

agreements, or other means (Public Resources Code §21081.6(b)). The 

mitigation measures required by a public agency to reduce or avoid 

significant project impacts not incorporated into the design or program for 

the project, may be made conditions of project approval as set forth in a 

Mitigation Monitoring and Reporting Program (MMRP). The program must be 

designed to ensure project compliance with mitigation measures during 

project implementation.  

The MMRP includes the mitigation measures identified in the Mitigated 

Negative Declaration required to address only the significant impacts 

associated with the project being approved. The required mitigation 

measures are summarized in this program. 

Format 

The MMRP is organized in a table format, keyed to each significant impact 

and each Mitigated Negative Declaration mitigation measure. Only mitigation 

measures adopted to address significant impacts are included in this 

program. Each mitigation measure is set out in full, followed by a tabular 

summary of monitoring requirements. The column headings in the tables are 

defined as follows: 
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 Mitigation Measure: This column presents the mitigation measure 
identified in the Mitigated Negative Declaration.  

 Implementation Procedure: This column provides additional 
information on how the mitigation measures will be implemented.  

 Monitoring and Reporting Actions: This column contains an outline 
of the appropriate steps to verify compliance with the mitigation 
measure. 

 Monitoring Responsibility: This column contains an assignment of 
responsibility for the monitoring and reporting tasks. 

 Monitoring Schedule: The general schedule for conducting each 
monitoring and reporting task, identifying where appropriate both the 
timing and the frequency of the action. 

Enforcement 

The MMRP will be incorporated as a condition of project approval. Therefore, 

all mitigation measures for significant impacts must be carried out in order to 

fulfill the requirements of approval. A number of the mitigation measures will 

be implemented during the course of the development review process. These 

measures will be checked on plans, in reports, and in the field prior to 

construction. Most of the remaining mitigation measures will be implemented 

during the construction, or project implementation phase. 
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Mitigation Monitoring and Reporting Program  

MITIGATION MEASURES  

MONITORING PROGRAM 

IMPLEMENTATION 

PROCEDURE 
MONITORING AND 

REPORTING ACTION 
MONITORING 

RESPONSIBILITY 

 
 

MONITORING 

SCHEDULE 

MONITORING 

COMPLIANCE RECORD 

(NAME / DATE) 

AESTHETICS      

Mitigation Measure AES-1: The Use Permit/Design 
Review entitlements shall include review of a 
detailed plan for all exterior lighting, including 
proposed illumination of roadways and residential 
lots. The lighting plan shall include photometric 
illumination levels, and demonstrate that light will 
not spill onto adjoining properties or the public right-
of-way along Newell Drive. 

1. City of American 
Canyon incorporates 
measure as a 

condition of 
approval. 

2. Project Applicant 
incorporates 
measure in project 
plans. 

1. City of American 
Canyon adopts 
condition of approval 
with project. 

2. City Staff reviews 
exterior lighting 
plans for 
incorporation of 
measure. 

 

City of American 
Canyon 

 

1. Prior to Tentative 
Subdivision Map 
approval. 

2. Prior to 
recordation of final 
map and issuance 
of building permits 
for each residential 
lot. 

 

AIR QUALITY  

Mitigation Measure AIR-1: Fugitive Dust. Prior to 
issuance of a grading permit, the project applicant 
shall submit written evidence that construction plans 
include the BAAQMD Best Management Practices for 
fugitive dust control. The following will be required 
for all construction activities within the project area. 
These measures will reduce fugitive dust emissions 
primarily during soil movement and grading 
activities, but also during vehicle and equipment 
movement on unpaved project areas: 

1. All exposed surfaces (e.g., parking areas, staging 
areas, soil piles, graded areas, and unpaved access 
roads) shall be watered two times per day. 

2. All haul trucks transporting soil, sand, or other 
loose material off-site shall be covered. 

3. All visible mud or dirt track-out onto adjacent 
public roads shall be removed using wet power 
vacuum street sweepers at least once per day. The 
use of dry power sweeping is prohibited. 

4. All vehicle speeds on unpaved roads shall be 
limited to 15 mph. 

1. City of American 
Canyon incorporates 
measure as a 
condition of 
approval. 

2. Project Applicant 
incorporates BMPs 
in construction 

contracts and 
specifications. 

1. City of American 
Canyon adopts 
condition of approval 
with project. 

2. City Staff includes 
evidence of inclusion 
in project file. 

 

City of American 
Canyon 

 

1. Prior to Tentative 
Subdivision Map 
approval. 

2. Prior to issuance 
of grading permit. 
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MITIGATION MEASURES  

MONITORING PROGRAM 

IMPLEMENTATION 

PROCEDURE 
MONITORING AND 

REPORTING ACTION 
MONITORING 

RESPONSIBILITY 

 
 

MONITORING 

SCHEDULE 

MONITORING 

COMPLIANCE RECORD 

(NAME / DATE) 

AIR QUALITY (cont.)      

5. All streets, driveways, and sidewalks to be paved 
shall be completed as soon as possible. Building pads 
shall be laid as soon as possible after grading unless 
seeding or soil binders are used. 

6. Idling times shall be minimized either by shutting 
equipment off when not in use or reducing the 
maximum idling time to five minutes (as required by 
the California airborne toxics control measure Title 
13, Section 2485 of CCR). Clear signage shall be 
provided for construction workers at all access 
points. 

7. All construction equipment shall be maintained 
and properly tuned in accordance with 
manufacturer’s specifications. All equipment shall be 
checked by a certified mechanic and determined to 
be running in proper condition prior to operation. 

8. A publicly visible sign shall be posted with the 
telephone number and person to contact at the Lead 
Agency regarding dust complaints. This person shall 
respond and take corrective action within 48 hours. 
BAAQMD’s phone number shall also be visible to 
ensure compliance with applicable regulations. 

     

Mitigation Measure AIR-2: Toxic Air Contaminants 
and PM2.5. Prior to issuance of a grading permit, the 
project sponsors shall submit written evidence that 
construction contract specifications include a 
requirement that all off-road diesel-powered 
construction equipment used for project 
improvements be equipped with a Level 3 Verified 
Diesel Emissions Control (VDEC), which would 
reduce diesel particulate emissions by at least 85 
percent. 

1. City of American 
Canyon incorporates 
measure as a 
condition of 
approval. 

2. Project Applicant 
incorporates 
measure into 
construction 
contract 
specifications. 

1. City of American 
Canyon adopts 
condition of approval 
with project. 

2. City Staff reviews 
construction contract 
specifications to 
verify inclusion. 

City of American 
Canyon 

 

1. Prior to Tentative 
Subdivision Map 
approval. 

2. Prior to issuance 
of grading permit. 
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Mitigation Monitoring and Reporting Program  

MITIGATION MEASURES  

MONITORING PROGRAM 

IMPLEMENTATION 

PROCEDURE 
MONITORING AND 

REPORTING ACTION 
MONITORING 

RESPONSIBILITY 

 
 

MONITORING 

SCHEDULE 

MONITORING 

COMPLIANCE RECORD 

(NAME / DATE) 

BIOLOGICAL RESOURCES      

Mitigation Measure BIO-1a: Prior to issuance of a 
grading permit, the applicant shall submit written 
proof that a qualified botanist conducted three 
separate preconstruction CDFW protocol-level  
surveys during the appropriate blooming periods for 
the 20 special-status plants determined to have 
potential to occur on the project site and listed, 
above. These three surveys shall be conducted in 
early spring between March and April, in summer 
between June and August, and in fall between 
September and November to capture the flowering 

times of all species. Individual flowering times for 
these 20 species are included in Table 1 of the 
Biological Resource Analysis of the Biggs Property 
General Plan Amendment and Rezoning Project (July 
5, 2013). These surveys should be performed in 
compliance with all CDFG (2009), USFWS (2000), 
and CNPS (2001) published survey guidelines. 

1. City of American 
Canyon incorporates 
measure as a 

condition of 
approval. 

2. Applicant contracts 
with a qualified 
botanist to conduct 
preconstruction 
surveys during the 
appropriate 
blooming period. 

3. If special-status 
plants are found 
during focused 
surveys, Mitigation 
Measure BIO-1b 
shall be 

implemented. 

1. City of American 
Canyon adopts 
condition of approval 
with project. 

2. City of American 
Canyon includes field 
surveys in project 
file. 

 

City of American 
Canyon 

1.  Prior to Tentative 
Subdivision Map 
approval. 

2. Prior to issuance of 
grading permit. 

 

 

Mitigation Measure BIO-1b: If special-status 
plants are found during focused surveys, prior to 
issuance of a grading permit, the applicant shall 
submit written proof that the following measures 
were implemented: 

a) Information regarding the special-status plant 
populations shall be reported to the California 
Natural Diversity Database (CNDDB).  

b) If federally listed species are present, consultation 
with the US Fish and Wildlife Service (USFWS) shall 
be required to coordinate mitigation. 

c) If any individual or population can be avoided 
during project implementation, it shall be clearly 
marked in the field by a qualified botanist and 
avoided during construction activities. 

1. City of American 
Canyon incorporates 
measure as a 
condition of 
approval. 

2. Project Applicant 
includes measure in 
construction 
contract 
specifications. 

1. City of American 
Canyon adopts 
condition of approval 
with project. 

2. City Staff includes 
documentation of 
applicable mitigation 
in project file. 

City of American 
Canyon 

 

1. Prior to Tentative 
Subdivision Map 
approval. 

2. Prior to issuance of 
grading permit. 
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MITIGATION MEASURES  

MONITORING PROGRAM 

IMPLEMENTATION 

PROCEDURE 
MONITORING AND 

REPORTING ACTION 
MONITORING 

RESPONSIBILITY 

 
 

MONITORING 

SCHEDULE 

MONITORING 

COMPLIANCE RECORD 

(NAME / DATE) 

BIOLOGICAL RESOURCES (CONT.)      

Before ground clearing or ground disturbance, all on-
site construction personnel shall be instructed as to 
the species’ presence and the importance of avoiding 
impacts to this species and its habitat. 

d) If special-status plant populations cannot be 
avoided, consultations with CDFW and/or the USFWS 
shall be required. A mitigation plan to compensate 
for the loss of special-status plant species could be 
required. This plan would be developed by a qualified 
botanist in consultation with the appropriate 
agencies prior to the start of local construction 
activities. The plan would detail appropriate 
replacement ratios, location of the mitigation site, 
methods for implementation, success criteria, 
monitoring and reporting protocols, and contingency 
measures that would be implemented if the initial 
mitigation fails. The mitigation plan may include the 
collection of seeds, propogules, and top soils under 
the supervision of a qualified botanist from the 
project site for installation at the mitigation site 
(e.g., within the 67.5 acre Open Space Preserve 
established as part of the proposed project). 

e) If mitigation is required for loss of special-status 
plant populations, the project proponent shall 
establish, maintain, and monitor the mitigation area 
identified in the plan for five years following the 
completion of construction and restoration activities. 
Monitoring reports shall be submitted to the resource 
agencies at the completion of restoration and for five 
years following restoration implementation. 
Monitoring reports shall include photo-
documentation, planting specifications, a site layout 
map, descriptions of materials used, and justification 
for any deviations from the mitigation plan. 
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Mitigation Monitoring and Reporting Program  

MITIGATION MEASURES  

MONITORING PROGRAM 

IMPLEMENTATION 

PROCEDURE 
MONITORING AND 

REPORTING ACTION 
MONITORING 

RESPONSIBILITY 

 
 

MONITORING 

SCHEDULE 

MONITORING 

COMPLIANCE RECORD 

(NAME / DATE) 

BIOLOGICAL RESOURCES (CONT.)      

Mitigation Measure BIO-1c: Prior to issuance of a 
grading permit, the applicant shall submit written 
proof that they have enlisted the services of a 
federal 10(a)(1)(A) permitted biologist to conduct 
preconstruction surveys along the project site 
tributaries at least 24 hours prior to any grading or 
earth-moving activities to ensure these activities do 
not result in direct take of this species. Subject to 
approval by the USFWS, any California red-legged 
frogs that are found during these surveys shall be 
salvaged and relocated to suitable habitat within the 

adjacent CDFW California Red-Legged Frog Preserve 
(CDFW Preserve).  

• Prior to issuance of a grading permit, amphibian 
exclusion fencing shall be installed along the outside 
edge of designated stream zone setbacks to ensure 
that migrating California red-legged frogs are 
excluded from the work area. Exclusion fencing shall 
consist of a four-foot wall of ¼-inch mesh, welded 
galvanized wire. The fence shall be buried along the 
bottom margin for four inches into the ground or if 
soils are not stable, should be landscape stapled with 
seven-inch staples every three inches along the 
bottom of the fence. The approximate three feet of 
fencing above the ground should be anchored to 
metal T-posts installed every eight feet along the 
length of the fence. Finally, the top six inches of the 
fence should be bent over in a semi-circle towards 
the protected tributaries to ensure that the fence 
cannot be climbed. The fence shall be installed prior 
to the time any site grading or other construction-
related activities are implemented and remain in 
place during all site grading or other construction-
related activities.  

• Prior to issuance of a grading permit, the applicant 
shall submit written proof that an education program 
has been conducted by a qualified biologist to  

1. City of American 
Canyon 
incorporates 
measure as a 
condition of 
approval. 

2. Project Applicant 
contracts with 
qualified biologist 
to complete 
preconstruction 
surveys, and 
implements 
applicable 
mitigation.  

1. City of American 
Canyon adopts 
condition of approval 
with project. 

2. City Staff includes 
surveys and 
documentation of 
applicable mitigation 
in project file. 

  

City of American 
Canyon 

1. Prior to Tentative 
Subdivision Map 
approval. 

2. Prior issuance of 
grading permit. 
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Mitigation Monitoring and Reporting Program  

 

MITIGATION MEASURES  

MONITORING PROGRAM 

IMPLEMENTATION 

PROCEDURE 
MONITORING AND 

REPORTING ACTION 
MONITORING 

RESPONSIBILITY 

 
 

MONITORING 

SCHEDULE 

MONITORING 

COMPLIANCE RECORD 

(NAME / DATE) 

BIOLOGICAL RESOURCES (cont.)      

explain the endangered species concerns to 
contractors working at the project site. This 
education/training program shall include a 
description of the California red-legged frog and its 
habitat, the habitats where the frog is known to 
occur, a review of the Endangered Species Act and 
the federal listing of the frog, general protection 
measures to be implemented to protect the frog and 
minimize take, and a delineation of the limits of the 
work area. 

     

Mitigation Measure BIO-1d: Preconstruction 
Surveys for Nesting Birds. Nesting Passerine Birds. 
Nesting common and special-status passerine birds 
such as the loggerhead shrike, tricolored blackbird, 
and yellow warbler could be affected by the proposed 
project. The applicant shall enlist a qualified biologist 
to conduct nesting surveys for passerines within 14 
days prior to construction if this work would 
commence between March 1 and September 1. 
Surveys would include the entire project site and a 
100-foot buffer of adjacent suitable habitat. If 
special-status birds, such as loggerhead shrike, or 
any other special-status species are identified 
nesting within the area of effect, a 100-foot radial 
buffer around the nest(s) shall be staked with orange 
construction fencing. Common passerines shall be 
protected within a 75-foot buffer. No construction or 
earth-moving activity shall occur within this buffer 
until it is determined by a qualified biologist that the 
young have fledged and have attained sufficient 
flight skills to avoid project construction zones. This 
typically occurs by July 15th. This date may be later, 
and would have to be determined by a qualified 
biologist  

Nesting Raptors. Nesting raptors such as red-tailed 
hawk, white-tailed kite, and northern harrier could 
be affected by the proposed project. The applicant  

1. City of American 
Canyon incorporates 
measure as a 
condition of 
approval. 

2. City of American 
Canyon contracts 
with a qualified 
biologist to conduct 
nesting bird 
surveys. 

3. Adopt and 
implement nest 
avoidance 
procedures, as 
applicable. 

1. City of American 
Canyon adopts 
condition of approval 
with project. 

2. City Staff includes 
surveys and record 
of applicable 
mitigation in project 
file. 

3. City Staff conducts 
site inspections to 
ensure adequate 
mitigation. 

 

 

City of American 
Canyon Staff  

1. Prior to Tentative 
Subdivision Map 
approval. 

2. Passerine surveys 
occur 14 days 
prior to start of 
construction, if 
between March 1 
and September 1. 
Raptor surveys 
occur 14 days 
prior to start of 
construction, if 
between February 
1 and August 31. 

3. Periodically, 
during 
construction. 

 

732



 
 

 
General Plan Amendment, Re-zoning, and Annexation 21 Canyon Estates 
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MITIGATION MEASURES  

MONITORING PROGRAM 

IMPLEMENTATION 

PROCEDURE 
MONITORING AND 

REPORTING ACTION 
MONITORING 

RESPONSIBILITY 

 
 

MONITORING 

SCHEDULE 

MONITORING 

COMPLIANCE RECORD 

(NAME / DATE) 

BIOLOGICAL RESOURCES (cont.)      

shall enlist a qualified biologist to conduct nesting 
surveys within 14 days prior to construction if this 
work would commence between February 1st and 
August 31st. The raptor nesting surveys shall include 
examination of all trees within 300 feet of the entire 
project site and all grassland habitat within 300 feet 
of the project site (for northern harrier nests). 
Grassland habitat shall be surveyed by qualified 
biologists walking transects to ensure 100 percent 
coverage of the survey area.  

If nesting raptors or suspected active nests are 
identified during the surveys within 300 feet of the 
project site, a 300-foot radial buffer around the nest 
tree or ground nest shall be fenced with orange 
construction fencing. The size of the buffer may be 
altered if a qualified biologist conducts behavioral 
observations and determines the nesting raptors are 
well acclimated to disturbance. No construction or 
earth-moving activity shall occur within the 
established buffer until it is determined by a qualified 
biologist that the young have fledged and have 
attained sufficient flight skills to avoid project 
construction zones. This typically occurs by July 
15th. This date may be earlier or later, and would 
have to be determined by a qualified biologist.  

If the nesting survey identifies a potential raptor nest 
inactive at the time of the survey, but that was 
evidently used in the previous year, a 300-foot 
protection buffer (as described above) shall be 
established around the potential nesting tree until a 
follow-up nesting survey can be conducted to 
determine the status of the nest. If the nest remains 
inactive, the protection buffer can be removed and 
construction and earth moving activities can proceed 
unrestrained. 
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MITIGATION MEASURES  

MONITORING PROGRAM 

IMPLEMENTATION 

PROCEDURE 
MONITORING AND 

REPORTING ACTION 
MONITORING 

RESPONSIBILITY 

 
 

MONITORING 

SCHEDULE 

MONITORING 

COMPLIANCE RECORD 

(NAME / DATE) 

BIOLOGICAL RESOURCES (cont.)      

Mitigation Measure BIO-1e: Preconstruction 
Surveys for Western Burrowing Owl. Burrowing 
owl surveys shall be conducted according to the 
methodologies prescribed by CDFW in their 2012 
Staff Report on Burrowing Owl Mitigation (CDFW, 
2012).  

The Staff Report states that take avoidance 
(preconstruction) surveys should be conducted 14 
days prior or less to initiating ground disturbance. As 
burrowing owls may recolonize a site after only a few 
days, time lapses between project activities trigger 

subsequent take avoidance surveys including but not 
limited to a final survey conducted within 24 hours 
prior to ground disturbance to ensure absence. If no 
owls are found during these surveys, no further 
regard for the burrowing owl would be necessary. 

a. Burrowing owl surveys shall be conducted by 
walking the entire project site and (where possible) 
in areas within 150 meters (approx. 500 feet) of the 
project impact zone. The 150-meter buffer zone is 
surveyed to identify burrows and owls outside of the 
project area which may be impacted by factors such 
as noise and vibration (heavy equipment) during 
project construction. As all areas that are within 150 
meters of the project site are orchard or 
commercially operated composting facilities, it is 
most unlikely that this owl would be found outside 
the project site limits. Thus, surveys shall be limited 
to the project site and the visible areas adjacent to 
the project site. Pedestrian survey transects shall be 
spaced to allow 100 percent visual coverage of the 
ground surface. The distance between transect 
center lines shall be 7 meters to 20 meters and can 
be reduced to account for differences in terrain, 
vegetation density, and ground surface visibility. 
Poor weather may affect the surveyor’s ability to 
detect burrowing owls thus, avoid conducting 

1. City of American 
Canyon incorporates 
measure as a 

condition of 
approval. 

2. Project Applicant 
contracts with a 
qualified biologist to 
conduct nesting bird 
surveys. 

3. Adopt and 
implement nest 
avoidance 
procedures, if 
applicable. 

1. City of American 
Canyon adopts 
condition of approval 
with project. 

2. City Staff includes 
surveys and record 
of applicable 
mitigation in project 
file. 

3. City Staff conducts 
site inspections to 
ensure adequate 
mitigation. 

 

 

City of American 
Canyon 

1. Prior to Tentative 
Subdivision Map 
approval. 

2. 14 days prior to 
initial ground 
disturbing 
activities. 

3. Periodically, 
during 
construction. 
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surveys when wind speed is greater than 20 
kilometers per hour and there is precipitation or 
dense fog. To avoid impacts to owls from surveyors, 
owls and/or occupied burrows shall be avoided by a 
minimum of 50 meters (approximately 160 feet) 
wherever practical to avoid flushing occupied 
burrows. Disturbance to occupied burrows shall be 
avoided during all seasons. 

b. If burrowing owls are detected on the project site, 
the following restricted activity dates and setback 
distances are recommended per the CDFW Staff 

Report (2012) or as otherwise coordinated with 
CDFW.  

• From April 1 through October 15, low disturbance 
and medium disturbance activities shall have a 200 
meter buffer while high disturbance activities shall 
have a 500 meter buffer from occupied nests.  

• Between October 1 and February 1, if western 
burrowing owls are residing within the project 
footprint or within 200 meters of the project footprint 
they may be passively evicted by a qualified western 
burrowing owl biologist using CDFW guidelines. If 
owls are not within the development footprint or 
within 200 meters of the development footprint, 
from October 16 through March 31, low disturbance 
activities shall have a 50 meter buffer, medium 
disturbance activities shall have a 100 meter buffer, 
and high disturbance activities shall have a 500 
meter buffer from occupied nests.  

• No earth-moving activities or other disturbance 
shall occur within the afore-mentioned buffer zones 
of occupied burrows. These buffer zones shall be 
fenced as well. If burrowing owls are found in the 
project area, a qualified biologist shall delineate the 
extent of burrowing owl habitat on the project site. 
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• Buffers may be modified by a qualified western 
burrowing owl biologist that is knowledgeable 
enough to establish buffer sizes that are 
commensurate with the acclimation of western 
burrowing owls to disturbance. These buffers if 
modified over that prescribed above, shall be 
coordinated with CDFW. 

c. Finally, in accordance with the 2012 Staff Report, 
if burrowing owls are found nesting onsite and must 
be passively removed in the non-nesting season 
(October 1 to February 1) to accommodate the 

project, suitable artificial burrows shall be recreated 
to enhance the up to 67.5 acres of preserved open 
space for western burrowing owls. The habitat 
enhancement plan shall be developed in coordination 
with CDFW and the City of American Canyon. 

     

Mitigation Measure BIO-1f: Preconstruction 
Surveys for Swainson’s Hawk. Construction 
activities involving ground disturbance and use of 
heavy machinery may affect Swainson’s hawk 
foraging or nesting in the project vicinity. To avoid 
impacts to nesting Swainson’s hawks, surveys shall 
be conducted by a qualified biologist of 0.25-mile 
radius around all project activities and shall be 
completed for at least two survey periods as is 
prescribed in CDFW’s 2000 survey guidelines (CDFG, 
2000).  

If the surveys identify a Swainson’s hawk nest within 
a 0.25-mile of the project site, a Swainson’s hawk 
Monitoring and Habitat Management Plan shall be 
developed in coordination with CDFW and the City of 
American Canyon. In addition, if it is determined that 
a nest site could be impacted or project activities 
could otherwise cause take of the Swainson’s hawk, 
its eggs, or young, as determined in coordination 
with CDFW, a 2081 California Endangered Species  

1. City of American 
Canyon 
incorporates 
measure as a 
condition of 
approval. 

2. Project Applicant 
contracts with a 
qualified biologist 
to conduct nesting 
bird surveys. 

3. Adopt and 
implement nest 
avoidance 
procedures. 

1. City of American 
Canyon adopts 
condition of approval 
with project. 

2. City Staff includes 
surveys and record 
of applicable 
mitigation in project 
file. 

3. City Staff conducts 
site inspections to 
ensure adequate 
mitigation. 

 

City of American 
Canyon Staff 

1. Prior to Tentative 
Subdivision Map 
approval. 

2. Prior to grading or 
construction 
activities. 

3. Periodically, during 
construction. 
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Act Incidental Take Permit (ITP) shall be required for 
the project. The Monitoring and Habitat Management 
Plan could include recommendations that might be 
implemented to make the 67.5 acre preserved open 
space of higher value to nesting Swainson’s hawks. 

     

Mitigation Measure BIO-2a: At the project site, 
wetland protection measures shall be applied to 
protect State and federal jurisdictional wetlands. 
These measures shall include the following:  

A protective barrier (such as silt fencing) shall be 
erected around the 0.25-acre of wetlands to be 
impacted by project activities, separating adjacent 
jurisdictional features from impact under project 
activities and ensuring that project activities in 
jurisdictional features are restricted to the smallest 
area of impact. This sediment barrier could also 
serve as exclusion fencing for California red-legged 
frog and common wildlife as long as it meets the 
CDFW standards for species exclusion fencing (see 
Mitigation Measure BIO-1c: Avoidance and 
Minimization Measures for California Red-Legged 
Frog). 

Signs that read “Environmentally Sensitive Area–
Keep Out” shall be installed on the fencing to identify 
sensitive habitat where work is restricted. 

No equipment mobilization, grading, clearing, or 
storage of equipment or machinery, or similar 
activity shall occur at the project site until wetland 
protection fencing has been inspected and approved 
by a qualified biologist. 

Temporary fencing shall be continuously maintained 
until all project construction is completed. 

1. Project applicant 
and its 
contractor(s) 
prepare 
construction plans 
that adhere to the 
specifications of the 
measure. 

1. City Staff inspects 
construction site for 
protective measures 
specified in measure. 

City of American 
Canyon 

1. Prior to issuance 
of grading and 
building permits 

2. Site inspections 
periodically during 
construction. 
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Mitigation Measure BIO-2b: Mitigation for impacts 
up to 0.25 acre of waters of the U.S./State on the 
project site shall be mitigated at a 2:1 mitigation 
ratio by purchasing wetland mitigation credits from 
the Burdell Ranch Conservation Bank, or another 
ACOE/RWQCB approved mitigation bank. In addition, 
the applicant shall preserve the eastern ephemeral 
tributary, located northeast of the water tank site 
(see Figure 3 in Appendix G), and within the 
proposed 67.5-acre open space preserve adjacent 
the proposed project . 

1. City of American 
Canyon incorporates 
measure as a 

condition of 
approval.  

2. Project Applicant 
incorporates 
measure into 
project plans. 

1. Project Applicant and 
contractor(s) shall 
purchase wetland 
mitigation credits, as 
specified in the 
measure. 

2. Project applicant 
shall preserve the 
eastern ephemeral 
tributary, as 
specified.  

City of American 
Canyon 

1. Prior to Final Map 
Recordation. 

 

CULTURAL RESOURCES       

Mitigation Measure CUL-1: If prehistoric or 
historic-period archaeological resources are 
encountered, all construction activities within 100 
feet of the find shall halt and the City of American 
Canyon shall be notified. Prehistoric archaeological 
materials might include obsidian and chert flaked-
stone tools (e.g., projectile points, knives, scrapers) 
or toolmaking debris; culturally darkened soil 
(“midden”) containing heat-affected rocks, artifacts, 
or shellfish remains; and stone milling equipment 
(e.g., mortars, pestles, handstones, or milling 
slabs); and battered stone tools, such as 
hammerstones and pitted stones. Historic-period 
materials might include stone, concrete, or adobe 
footings and walls; filled wells or privies; and 
deposits of metal, glass, and/or ceramic refuse. A 
Secretary of the Interior-qualified archaeologist shall 
inspect the findings within 24 hours of discovery. If it 
is determined that the project could damage a 
historical resource or a unique archaeological 
resource (as defined pursuant to the CEQA 
Guidelines), mitigation shall be implemented in 
accordance with PRC Section 21083.2 and Section 

1. City of American 
Canyon 
incorporates 
measure as a 
condition of 
approval. 

2. Project Applicant 
incorporates 
measure into 
construction 
specifications. 

1. City of American 
Canyon adopts 
condition of approval 
with project. 

2. City Staff reviews 
construction 
specifications to 
verify inclusion. 

City of American 
Canyon 

1. Prior to Tentative 
Subdivision Map 
approval. 

2.  Prior to and 
during ground-
disturbing 
activities. 
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15126.4 of the CEQA Guidelines, with a preference 

for preservation in place. Consistent with Section 
15126.4(b)(3), this may be accomplished through 
planning construction to avoid the resource; 
incorporating the resource within open space; 
capping and covering the resource; or deeding the 
site into a permanent conservation easement. If 
avoidance is not feasible, a qualified archaeologist 
shall prepare and implement a detailed treatment 
plan in consultation with the City of American 
Canyon. Treatment of unique archaeological 
resources shall follow the applicable requirements of 
PRC Section 21083.2. Treatment for most resources 
would consist of (but would not be not limited to) 
sample excavation, artifact collection, site 
documentation, and historical research, with the aim 
to target the recovery of important scientific data 
contained in the portion(s) of the significant resource 
to be impacted by the Project. The treatment plan 
shall include provisions for analysis of data in a 
regional context, reporting of results within a timely 
manner, curation of artifacts and data at an 
approved facility, and dissemination of reports to 
local and state repositories, libraries, and interested 
professionals. 

     

Mitigation Measure CUL-2: If potential fossils are 

discovered during project implementation, all 
earthwork or other types of ground disturbance 
within 100 feet of the find shall stop immediately 
until a qualified professional paleontologist can 
assess the nature and importance of the find. Based 
on the scientific value or uniqueness of the find, the 
paleontologist may record the find and allow work to 
continue, or recommend salvage and recovery of the 
fossil. The paleontologist may also propose 
modifications to the stop-work radius based on the 
nature of the find, site geology, and the activities 
occurring on the site. If treatment and salvage is  

1. City of American 
Canyon 
incorporates 
measure as a 
condition of 

approval. 

2. Project Applicant 
incorporates 
measure into 
construction 
specifications.  

1. City of American 
Canyon adopts 
condition of approval 
with project. 

2. City Staff reviews 
Construction 
specifications to 
verify inclusion. 

City of American 
Canyon 

 

1. Prior to Tentative 
Subdivision Map 
approval. 

2. Prior to and 
during ground-
disturbing 
activities. 
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required, recommendations will be consistent with 

Society of Vertebrate Paleontology guidelines and 
currently accepted scientific practice. If required, 
treatment for fossil remains may include preparation 
and recovery of fossil materials so that they can be 
housed in an appropriate museum or university 
collection, and may also include preparation of a 
report for publication describing the finds. 

     

Mitigation Measure CUL-3: In the event of 
discovery or recognition of any human remains 
during construction activities, such activities within 
100 feet of the find shall cease until the Napa County 
Coroner has been contacted to determine that no 
investigation of the cause of death is required. The 
Native American Heritage Commission (NAHC) will 
be contacted within 24 hours if it is determined that 
the remains are Native American. The NAHC will then 
identify the person or persons it believes to be the 
most likely descendant from the deceased Native 
American (PRC Section 5097.98), who in turn would 
make recommendations to the City of American 
Canyon for the appropriate means of treating the 

human remains and any associated funerary objects 
[CEQA Guidelines Section 15064.5(d)]. 

1. City of American 
Canyon 
incorporates 
measure as a 
condition of 
approval. 

2. Measure is 
incorporated into 
Construction 
specifications. 

1. City of American 
Canyon adopts 
condition of approval 
with project. 

2. City of American 
Canyon reviews 
construction 
specifications to 
verify inclusion. 

City of American 
Canyon 

1.  Prior to Tentative 
Subdivision Map 
approval. 

2. Prior to and 
ground-disturbing 
activities. 

 

HAZARDS AND HAZARDOUS MATERIALS      

Mitigation Measure HAZ-1: Prior to issuance of a 
grading or building permit, the project sponsor shall 
submit a Phase I Environmental Site Assessment 
prepared by a qualified environmental professional in 
accordance with ASTM E1527-13. Any 
recommendations for further investigation such as 
soil or groundwater testing or safety measures 
necessary for construction, if any, identified by the 
Phase I report shall also be included in the grading 
or building permit application. 

1. City of American 
Canyon incorporates 
measure as a 
condition of 
approval. 

2. Project applicant 
contracts with a 
certified 
environmental 
professional for 
Phase I ESA. 

1. City of American 
Canyon adopts 
condition of approval 
with project. 

2. Project Applicant 
submits Phase I ESA 
for inclusion in 
project file. 

3. City Staff verifies 

inclusion of  

City of American 
Canyon 

1. Prior to Tentative 
Subdivision Map 
approval. 

2. Prior to issuance of 
grading or building 
permit. 

3. Prior to grading or 

construction 
activities. 
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 3. Adopt and 
implement 
hazardous materials 
removal 
procedures, as 
necessary. 

 recommendations in 
construction contract 
specifications. 

   

Mitigation Measure HAZ-2: The project site shall 
be annexed into the service area of American 
Canyon Fire Protection District, and shall comply with 
all District requirements, including the payment of 
applicable impact fees prior to construction. All 
buildings within the project shall be constructed 
utilizing fire safe design and materials including but 
not limited to ignition resistant siding and decking, 
double-paned windows, ember resistant eaves and 
wall vents, and, enclosed overhanging decks. In 
addition, a defensible open space interface buffer 
shall be maintained around the entire perimeter of 
the residential lots in accordance with the American 
Canyon Fire Protection District requirements. 

1. City of American 
Canyon incorporates 
measure as a 
condition of 
approval. 

2. Project Applicant 
includes compliance 
measures in 
construction 
contract 
specifications and 
design plans. 

 

1. City of American 
Canyon adopts 
condition of approval 
with project. 

2. Project Applicant 
submits contract and 
plans for verification 
of inclusion by City 
Staff, and inclusion in 
project file.  

 

City of American 
Canyon  

1. Prior to Tentative 
Subdivision Map 
approval. 

2. Prior to grading or 
building permits 
and construction 
activities. 

 

 

NOISE      

Mitigation Measure NOI-1: To reduce daytime 

noise impacts due to construction, the project 
applicant shall require construction contractors to 
implement the following measures: 

• Equipment and trucks used for project construction 
shall utilize the best available noise control 
techniques, such as improved mufflers, equipment 
redesign, use of intake silencers, ducts, engine 
enclosures and acoustically-attenuating shields or 
shrouds, wherever feasible. 

• Impact tools (i.e., jack hammers, pavement 
breakers, and rock drills) used for project 
construction shall be hydraulically or electrically 
powered wherever possible to avoid noise associated 

1. City of American 

Canyon incorporates 
measure as a 
condition of 
approval. 

2. Project Applicant 
includes measures 
in construction 
specifications and 
project plans. 

 

1. City of American 

Canyon adopts 
condition of approval 
with project. 

2. City Staff reviews 
construction 
specifications and 
project plans to 
verify inclusion. 

 

City of American 

Canyon 

1. Prior to Tentative 

Subdivision Map 
approval. 

2. Prior to 
construction. 
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with compressed air exhaust from pneumatically 
powered tools. However, where use of pneumatic 
tools is unavoidable, an exhaust muffler on the 
compressed air exhaust will be used; this muffler can 
lower noise levels from the exhaust by up to about 
10-dBA. External jackets on the tools themselves will 
be used where feasible, and this could achieve a 
reduction of 5-dBA. Quieter procedures shall be 
used, such as drills rather than impact equipment, 
whenever feasible. 

• Stationary noise sources shall be located as far 
from adjacent receptors as possible, and they shall 
be muffled and enclosed within temporary sheds, 
incorporate insulation barriers, or other measures to 
the extent feasible. 

• Signs shall be posted at the construction site that 

include permitted construction days and hours, a day 
and evening contact number for the job site, and a 
contact number with the Developer’s Superintendent 
and the City of American Canyon in the event of 
noise complaints. The project applicant shall 
designate an onsite complaint and enforcement 
manager to track and respond to noise complaints. 

     

TRANSPORTATION AND TRAFFIC      

Mitigation Measure TRANS-1: As a condition of 
tentative map approval, the project proponents will 
pay a pro rata contribution of 0.6 percent toward the 
cost of improvements for the intersection at Silver 
Oak Trail and American Canyon Road which will likely 
include the removal of visibility obstructions to allow 
right turn on red and the addition of a new dedicated 
right turn lane.   

1. City of American 
Canyon incorporates 
measure as a 
condition of 
approval. 

 

1. City of American 
Canyon adopts 
condition of approval 
with project 

2. Project Applicant 
pays pro rata 
contribution.  

City of American 
Canyon  

1. Prior to Tentative 
Subdivision Map 
approval 

2. Prior to project 
occupancy. 

 

Mitigation Measure TRANS-2: Prior to issuance of 
a grading permit, the project applicant and its 
construction contractor(s) shall submit a construction 
management plan for review and approval by the  

1. City of American 
Canyon incorporates 
measure as a 
condition of  

1. City of American 
Canyon condition of 
approval with project. 

City of American 
Canyon  

 

1. Prior to Tentative 
Subdivision Map 
approval. 
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City of American Canyon. The plan shall include at 
least the following items and requirements to reduce, 
to the maximum extent feasible, traffic congestion 
during construction: 

• A set of comprehensive traffic control measures, 
including scheduling of major truck trips and 
deliveries to avoid peak traffic hours, detour signs if 
required, lane closure procedures, signs, cones for 
drivers, and designated construction access routes; 

• Identification of haul routes for movement of 
construction vehicles that would minimize impacts on 
motor vehicular, bicycle and pedestrian traffic, 
circulation and safety, and specifically to minimize 
impacts to the greatest extent possible on streets in 
the project area; 

• Notification procedures for adjacent property 
owners and public safety personnel regarding when 
major deliveries, detours, and lane closures would 
occur; and  

• Provisions for monitoring surface streets used for 
haul routes so that any damage and debris 
attributable to the haul trucks can be identified and 
corrected by the project applicant. 

approval. 

2. Project Applicant 
prepares 
construction traffic 
management plan. 

3. Project Applicant 

includes measures 
in construction 
specifications. 

2. City of American 
Canyon reviews 
construction traffic 
management plan to 
verify inclusion of 
measures. 

3. City of American 
Canyon conducts 
periodic site 
inspections during 
grading and 
construction to 
ensure compliance, 
and adds inspection 

report to project file. 

 2. Prior to issuance 
of a grading 
permit. 

3.  Periodically, 
during 
construction. 

 

Utilities and Services 

Mitigation Measure UTL-1: Prior to tentative map 
approval, the capacity of the downstream 
wastewater collection system shall be analyzed to 
determine if adequate capacity exists under peak 
wet weather flow conditions to accommodate the 
proposed development of the site. Should the 
analysis determine that improvements are necessary 
to accommodate the increase in wastewater flows 
from the project, then funding for those 
improvements shall be identified and secured as a 
condition of tentative map approval. 

1. City of American 
Canyon shall 
analyze the 
capacity of the 
downstream 
wastewater 
collection system. 

2. If improvements 
are necessary, 
funding must be 
secured. 

1. City Staff includes 
analysis in the 
project file.  

2. Funding must be 
verified prior to 
approval, if required. 

City of American 
Canyon 

1. Prior to tentative 
map approval. 

 

743



 
 

 
 
General Plan Amendment, Re-zoning, and Annexation 20 Canyon Estates 

Mitigation Monitoring and Reporting Program  

 

MITIGATION MEASURES  

MONITORING PROGRAM 

IMPLEMENTATION 

PROCEDURE 
MONITORING AND 

REPORTING ACTION 
MONITORING 

RESPONSIBILITY 

 
 

MONITORING 

SCHEDULE 

MONITORING 

COMPLIANCE RECORD 

(NAME / DATE) 

Utilities and Services (Cont.) 

Mitigation Measure UTL-2: The project applicant 
shall demonstrate compliance with the City’s Zero 
Water Footprint Policy by mitigating all new water 
demands with “wet water” offsets by one or more of 
the following options to ensure the project results in 
a net zero increase in demand for potable water: 

• Reducing existing potable water demands onsite, 

• Funding programs or constructing projects that 
would conserve an equivalent amount of water 
elsewhere within the water service area, 

• Funding of and/or constructing projects that would 
increase an equivalent amount of recycled water use 
elsewhere within the water service area where 
potable water is currently used, and/or 

• Purchase new water supplies from other water 
providers. 

1. City of American 
Canyon incorporates 
measure as a 
condition of 
approval. 

2. The Project 
Applicant will 
incorporate “Zero 
Water Footprint 
Policy” mitigation in 
the project plans.  

1. City of American 
Canyon adopts 
condition of approval 
with project. 

 

2. City staff Verify 
inclusion of “wet 
water” offset 
mitigation in project 
plans. 

City of American 
Canyon 

1. Prior to Tentative 
Subdivision Map 
approval. 

2. Prior to Final Map 
Recordation 

 

Mitigation Measure UTL-3: Prior to approval of a 
Tentative Subdivision Map, the City’s planned high 
pressure tank and water system improvements 
necessary to supply this property with domestic 
water and sufficient fire flow shall be funded and 
scheduled for construction. Prior to Final Map 
approval and construction, the City’s planned high 
pressure tank and system, improvements shall be 
operational. The project applicant may also fund and 
construct the City’s planned high pressure tank to 
serve the project. A reimbursement mechanism shall 
be identified to the satisfaction of the City to 
reimburse the applicant for all reasonable 
construction costs, minus the project’s fair share 
contribution. With respect to recycled water, the 
applicant shall submit a detailed plan for review and 
approval by the City identifying how recycled water 
will be adequately supplied and distributed to the 
development. 

1. City of American 
Canyon shall 
adhere to all of the 
specifications 
detailed in this 
measure. 

1. Verify funding 
sources and 
construction 
schedule for high 
pressure tank and 
water system 
improvements. 

 

City of American 
Canyon 

1. Prior to approval 
of Tentative 
Subdivision Map. 

 

744




