
RESOLUTION NO. 2016-40

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF AMERICAN CANYON, CALIFORNIA, AMENDING

THE APPROVAL OF A VESTING TENTATIVE SUBDIVISION MAP TO SUBDIVIDE THE CANYON ESTATES
PROPERTY TO CREATE 35 LOTS FOR CUSTOM OR SEMI- CUSTOM HOMES, AND THE CANYON ESTATES

RESIDENTIAL DESIGN GUIDELINES ON PROPERTY LOCATED EAST OF NEWELL DRIVE, ACROSS FROM

DONALDSON WAY AND GRANITE SPRINGS WAY, ASSESSOR' S PARCEL NUMBERS 059-040-078 AND
079,( FILE NO. P115-0004)

WHEREAS, pursuant to Section 65300 of the State Planning and Zoning Law, the City of American Canyon
has adopted a General Plan to provide comprehensive long- range planning and a blueprint of the city' s
future form,  including land use and circulation maps that specify the roadway network and the
distribution of types and intensities of land; and

WHEREAS, an application was filed by Loewke Planning Associates for approval of a Vesting Tentative
Subdivision Map to divide the Canyon Estates property to create 35 lots for custom or semi-custom
homes, and the Canyon Estates Residential Design Guidelines on property located east of Newell Drive,
across from Donaldson Way and Granite Springs Way, Assessor' s Parcel Numbers 059-040-078 and 079
File No. PL15- 0004); and

WHEREAS, The City Council approved a Mitigated Negative Declaration for the overall project in January
2015 in conjunction with the General Plan Amendment, prezoning and initiation of annexation for the
Canyon Estates project;  the subdivision is substantially consistent with the project evaluated; and no
further environmental review is needed; and

WHEREAS, a duly-noticed public hearing was held by the City of American Canyon Planning Commission
on January 28, 2016 on the subject application, at which time all those in attendance were given the
opportunity to speak on this proposal; and

WHEREAS, the Planning Commission recommended that the City Council approve a Vesting Tentative
Subdivision Map to divide the Canyon Estates property to create 35 lots for custom or semi-custom
homes, and the Canyon Estates Residential Design Guidelines; and

WHEREAS, a duly-noticed public hearing was held by the City of American Canyon City Council on
February 16, 2016 on the subject application, at which time all those in attendance were given the

opportunity to speak on this proposal and the City Council of the City of American Canyon approved the
Canyon Estates Vesting Tentative Map and Residential Design Guidelines, subject to the Findings and
Conditions of Approval; and

WHEREAS, the conditions of approval included requirements for the provisions of trails within the area of

the future habitat conservation easement, subject to the acceptability to resource agencies; and

WHEREAS, the applicant has submitted documentation that some of the proposed trails are not
acceptable to U. S. Fish and Wildlife Service; and

WHEREAS, a duly-noticed public hearing was held by the City of American Canyon City Council on April 19,
2016 to consider revisions to Conditions # 9 and # 10 regarding the trails, at which time all those in
attendance were given the opportunity to speak the proposed changes.



NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of American Canyon hereby
supercedes City Council Resolution 2016-20 and adopts this new City Council Resolution approving the
Canyon Estates Vesting Tentative Map and Residential Design Guidelines with revised conditions #9 and

10 regarding public trails, subject to the following Findings and Conditions of Approval.

SECTION 1. FINDINGS

1.    The subdivision is substantially consistent with the project evaluated in the Negative Declaration for
the overall project approved January 2015 in conjunction with the General Plan Amendment,
prezoning and initiation of annexation for the Canyon Estates project; and no further environmental
review is needed; and

2.    American Canyon Municipal Code ( ACMC) Section 18.22.055 provides that the planning commission
shall not recommend approval and the city council shall not approve a tentative subdivision map if
any of the following findings are made:

A.    That the proposed tentative subdivision map is not consistent with the city's general plan or its
elements or other applicable plans;

The proposed map is consistent with the General Plan because it will provide individual lots with
adequate access and utility services to be developed with custom or semi-custom homes and the
subdivision design and the Residential Design Guidelines are consistent with and implement the

General Plan policies for Residential Estate (RE) development in hillside areas, as analyzed in the staff
reportfor this project.

B.    That the design or improvement of the proposed subdivision is not consistent with the city' s general
plan or its elements or any other applicable plans;

The proposed improvements for the subdivision are consistent with the City's General Plan, including
the size of individual lots, setbacks of residential buildings from the electrical transmission line
easement, and the provision of two points of access to the subdivision, as analyzed in the staff report

for this project. In order to more fully comply with the requirements to "maximize long range views of
the community and surrounding landscape, the maximum building heights of 13 lots are reduced
from what was proposed by the applicant.

C.    That the site is not physically suitable for the type of development proposed;

The subdivision site is physically suitable for the type of development because it is adjacent to existing
residential development, the subdivision is designed to protect Newell Creek and its major tributary
which runs through the site, and is designed to provide large lots for estate development with views

of the Napa River area.

D.   That the site is not physically suitable for the proposed density of development proposed;

The site is physically suitable for the proposed density of development because the density of
development will comply with the limits set out in the General Plan and can be improved and
provided with necessary utilities to serve the future development.  There are no geologic conditions

which would prevent the intended development, and the site is of sufficient size to provide a
conservation area to offset the proposed development.
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E.    That the design of the subdivision or the proposed improvements are likely to cause substantial
environmental damage or substantially and avoidably injure fish or wildlife or their habitat;

The subdivision and related improvements would not adversely affect wildlife habitat areas, as
described in the Initial Study/ Mitigated Negative Declaration prepared for the Canyon Estates
General Plan Amendment, Rezoning, and Annexation, dated August 2014 and approved by the City

Council in January of 2015.  Adequate setbacks are maintained from Newell Creek and its tributary,
and a conservation easement will be place over most of the 74 acres of upland area.

F.    That the design of the subdivision or the type of improvements is likely to cause serious public health
problems;

The subdivision improvements are consistent with the improvements provided for other development

in the City and are not likely to cause serious health problems.

G.   That the design of the subdivision or the type of improvements will conflict with easements,

acquired by the public at large, for access through or use of,  property within the proposed
subdivision. In this connection, the city council may approve a tentative subdivision map if it finds
that alternate easements, for access or for use, will be provided, and that these will be substantially
equivalent to one previously acquired by the public. This subsection shall apply only to easements of
record or to easements established by judgment of a court of competent jurisdiction and no

authority is granted to the city council to determine that the public at large has acquired easements

for access through or use of property within the proposed subdivision;

There are no public access easements within the subdivision site which would be affected and the

subdivision includes the dedication ofpublic trails east of the subdivision.

H.   That the discharge of waste water, including sewage and stormwater runoff, from the proposed

subdivision would result in a violation of existing water quality requirements prescribed by the
regional water quality control board.

The conditions of approval will require the completion of infrastructure improvements that would

accommodate sewage and stormwater runoff in compliance with water quality requirements, as
shown in the Vesting Tentative Map.

Because none of the findings to disapprove the proposed subdivision can be made, the Vesting
Tentative Subdivision Map( PL15- 0004) is approved, subject to the following conditions.

SECTION 2. INCLUSIONARY HOUSING REQUIREMENTS

In accordance with American Canyon Municipal Code ( ACMC) Section 19.28.050 provides that the City
Council approves the payment of inclusionary housing in- lieu fees as an alternative to providing the ten
percent low-income units within the Canyon Estates subdivision because the Council finds that the

provision of on- site inclusionary units is infeasible for this subdivision for the following reasons:

1.  The developer cost to complete these 35 very large hillside lots comes to over$ 450,000 per lot; this
figure is more than double what a lower-income family could afford to pay for both the finished lot
and the home to be built on it.
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2.  The annual maintenance costs assessed by the HOA to each lot in this project is estimated at$ 10,000

per lot, or equivalent to nearly half of the entire housing budget for a lower-income family offour.

3.   If 4 of the lots were discounted to sell at roughly$ 80,000 each ( one-third of what a lower-income
family could pay), the result would be to inflate the market price for remaining 31 finished lots in
Canyon Estates to roughly$ 600,000— a level substantially beyond the threshold of market feasibility.

SECTION 3: CONDITIONS OF APPROVAL

Planning Conditions

Approval, Exhibits, and Expiration

1.    Vesting Tentative Subdivision Map ( PL15- 0004) to divide APN 059-040-078 and 079 into 35 house

lots, four open space parcels to be owned by the future Home Owners' Association, a private
roadway parcel, and a upland area subject to a conservation easement is approved as shown on the

Vesting Tentative Map for Canyon Estates prepared by Bellecci& Associates, revised through January

2015, consisting of ten sheets, marked Exhibit A and on file in the Community Development
Department, except as modified by conditions contained in this approval.

2.    In addition to the development standards of the Rural Residential Hillside ( RRH) Zoning District set
out in American Canyon Municipal Code Chapter 19. 10, future development of the subdivision and

the individual lots shall be subject to the Canyon Estates Residential Design Guidelines prepared by
Loewke Planning Associates, revised through February 8, 2016, consisting of 28 pages, marked

Exhibit B and on file in the Community Development Department, except as modified by conditions
contained in this approval.

3.    In accordance with American Canyon Municipal Code Section 18. 24. 050, a final map must be
submitted for processing within 24 months from the day of final action by the City Council to
approve the Tentative Map, otherwise the Tentative Map approval shall be of no further force and

effect. Within this 24 month period, the applicant may submit a written request for an extension of
time to file the Final Map in accordance with the Subdivision Map Act, Government Code Section
66452.6 ( e), which shall be subject to City Council action. The approved extensions cannot exceed a
total of six years.

4.    The applicant shall defend, indemnify, and hold harmless the City of American Canyon (" City"), its

elected officials, officers, employees, attorneys, representatives, boards, commissions, consultants,

volunteers and agents from and against all claims, actions, including actions to arbitrate or mediate,
damages, losses, judgments, liabilities, expenses and other costs, or proceedings against the City, its
elected officials, officers, employees, attorneys, representatives, boards, commissions, volunteers, or

agents to attack, modify, set aside, void, or annul an approval, conditional approval,  permit,

entitlement, environmental document, environmental clearance,  mitigation plan, or any other

document or any of the proceedings, acts, or determinations taken, done, or made prior to granting
of such approval, conditional approval, permit, entitlement, environmental clearance, environmental

document, mitigation plan, or other document, by the City, including, without limitation, an action
against an advisory agency, appeal board, or legislative body within the applicable limitation period.

The obligation to defend, indemnify and hold the City harmless shall include the payment of all legal

costs and attorney' s fees ( including a third party award of attorney' s fees), arising out of, resulting
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from, or in connection with the City' s act or acts leading up to and including approval of any
environmental document or mitigation plan granting approvals to the applicant, incurred on behalf
of, or by, the City, its elected officials, officers, employees, representatives, attorneys, boards,
commissions, volunteers and agents in connection with the defense of any claim, action,  or
proceeding challenging the entire or a portion of an approval,  conditional approval,  permit,

entitlement or any other document of any related claim.

The obligation to defend, indemnify, and hold the City harmless shall include, but not be limited to,

the cost of preparation of any administrative record by the City, staff time, copying costs, court costs,
or attorney' s fees arising out of a suit or challenge contesting the adequacy of a permit, approval,
conditional approval,  entitlement,  environmental document,  mitigation plan,  environmental

clearance, or any other document or approval related to the applicant' s project.

The City will promptly notify the applicant of any claim, action, or proceeding and will cooperate fully
in the defense. If the City fails to promptly notify the applicant of any claim, action, or proceeding, or
the City fails to cooperate fully in the defense, the applicant shall not be responsible to defend,
indemnify, or hold harmless the City.

In the event a legal challenge to a City permit, approval, conditional approval, environmental
document,  environmental clearance,  mitigation plan,  entitlement or any other document,

proceeding, determination, or action related to the applicant' s project is successful, and an award of

attorneys' fees is granted against the City, the applicant shall be responsible to timely pay the full
amount of such an award.

5.  The applicant is responsible for paying all charges related to the processing of this discretionary case
application within 30 days of the issuance of the final invoice or prior to the issuance of building
permits for this project, whichever occurs first.  Failure to pay all charges shall result in delays in the
issuance of required permits or the revocation of the approval of this application.

6.   Prior to recordation of the Final Map, the applicant shall submit to the Community Development
Department and City Attorney for review and approval a draft copy of the Covenants, Conditions and
Restrictions( CC& Rs) for this project. The CC& Rs for this subdivision shall be consistent with the Final

Subdivision Map in terms of easements for public utility purposes, relocated easements, public
access easements, emergency vehicle access easements, landscaping and maintenance and shall
include a provision that requires the City to approve subsequent amendments to the CC& Rs.

7.    Street names in the subdivision shall be subject to City review and approval prior to recordation of
the Final Map.

8.    In compliance with American Canyon Municipal Code,  Chapter 19.28,  Inclusionary Housing

Requirements, the applicant' s request to pay inclusionary housing in- lieu fees instead of providing
the units on site is hereby granted, subject to the applicant' s offer that future development within
the subdivision shall be subject to the in- lieu housing fees in effect at the time of building permit.
Prior to recording the Final Map, the applicant shall enter into an Affordable Housing Agreement

with the City specifying that the inclusionary housing in- lieu payment is payable at the time of
issuance of a building permit for a new house in the subdivision and shall be based on the fees in
effect at that time.
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9.    The public trail system as shown on Exhibit " C," titled Canyon Estates Illustrative Plan 03-03-16

consisting of one sheet prepared by Loewke Planning Associates and on file in the Community
Development Department, shall be constructed by the applicant.  The final map shall include the
necessary public access easement, and the public trail shall be shown on the improvement plans for
the on-site subdivision improvements and constructed as part of the subdivision improvements.

10.  As offered and agreed to by the applicant, the applicant shall be responsible for the payment of

250,000 to the City to be expended by the City on improvements within the Newell Open Space,
which shall be paid as follows:

a.   $ 100,000 shall be paid prior to the recordation of the Final Map;

b.   $ 4,286 shall be paid prior to the issuance of each building permit for the construction of each
new house on each of the 35 developable lots within the subdivision of the Final Map; and,

c.   The applicant shall prepare a document, which shall be to the satisfaction of the City
Attorney, to be recorded on each of the developable lots within the subdivision at the time of

recordation of the Final Map that provides notice of the obligation in Condition 10. b which

must be paid to the City prior to the issuance of a building permit for the construction of a
new house on each developable lot within the subdivision of the Final Map.

11.  The subtrail overlook located to the east of Lots 17 and 18 shall be improved with public amenities

such as seating, a drinking fountain, interpretative information, dedication plaques, etc. The design

of these amenities shall be subject to the review and approval by the Community Development
Director.

12.  The retention adjacent to Lots 7, 14, 15, and 16 shall be constructed as a series of retaining walls,
which shall not exceed six feet in height each, and shall be separated by at least five feet to provide
for landscaping.

13.  The mitigation measures as set out in the Mitigation Monitoring and Reporting Program approved by
the City Council in approving the Mitigated Negative Declaration for this project in Resolution 2015-

05 are hereby made conditions of this project approval and incorporated herein.

Public Works Conditions

GENERAL CONDITIONS OF APPROVAL

14.  The Applicant shall be responsible for all City map check, plan check and inspection costs. The
Applicant shall establish a Developer Deposit Account with the City upon the initiation of plan check

services. The amount of the initial deposit shall be determined by the City Engineer. Additional funds
may be required based upon actual plan check and inspection costs.

15.   All improvements shall be designed in accordance with the American Canyon Municipal Code

ACMC),  City of American Canyon Engineering Standard Plans and Specifications for Public
Improvements  ( City Standards),  except as specifically noted otherwise in these conditions.

Approvals depicting improvements that do not conform to the ACMC or the City Standards do not
constitute approval of exceptions this requirement unless explicitly authorized herein or in another
City resolution.
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16.   All existing and proposed new utilities to serve the project, both on-site and along project frontages,
shall be placed underground.  Exceptions may be allowed for surface mounted transformers,
pedestal mounted terminal boxes and meter cabinets.

17.    Unless otherwise explicitly permitted, all existing wells, septic tanks and/ or underground fuel
storage tanks shall be abandoned under permit and inspection of Napa County Department of

Environmental Services or other designated agency. If there are none, the project engineer shall
provide a letter describing the scope of the search done to make this determination.

18.   A detailed Soils Investigation/ Geotechnical Report shall be prepared and submitted for review. The

report shall address, at a minimum, potential for liquefaction, R- values, expansive soils and seismic

risk. The improvement plans shall incorporate all design and construction criteria recommended in

the Geotechnical Report.

19.   A drainage report prepared by a California Registered Civil Engineer shall be submitted for review
with the initial submittal of the Improvement Plans.   The report shall include hydrologic and

hydraulic calculations to support the design and sizing of all public and private drainage facilities
including storm drains, detention facilities and weirs.

20.   A detailed Post-Construction Stormwater Control Plan  ( SWCP)  that identifies and sizes all

permanent post-construction stormwater treatment BMPs shall be prepared and submitted for

review approval. The Plan shall be prepared in accordance with the latest edition of the Bay Area
Stormwater Management Agencies Association  ( BASMAA)  Post-Construction Manual and the

requirements of the State Water Resources Control Board Phase II Municipal Separate Storm Water

System ( MS4) General Permit( Order 2013- 0001 DWQ).

21.   A Post Construction Stormwater Operations and Maintenance Plan that provides a color-coded plan

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

22.   A Final Map, as defined in the Subdivision Map Act, shall be prepared by a licensed surveyor or civil
engineer. The Final Map shall show all parcels,  rights-of-way, and easement(s), and shall be

submitted to the City Engineer for review. The Final Map shall be in substantial conformance with
the approved Vesting Tentative Map and all applicable conditions of approval. The Final Map is not
valid until it has been approved by the City and recorded. Closure calculations shall be provided at
the time of initial Final Map submittal. All calculated points within the map shall be based upon one
common set of coordinates. All information shown on the Final Map shall be directly verifiable by
information shown on the closure calculation printout. The point( s) of beginning shall be clearly
defined. All lot acreages shall be shown on the Final Map and shall be verifiable from information
shown on the closure calculation printout. A current title report ( within past 30 days) shall be

submitted at the time of initial Final Map submittal.
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23.   The Applicant shall secure all necessary rights-of-way and public and private easements for both
onsite and offsite improvements. Rights-of-way and easements shall be dedicated on the map or
granted by separate instrument. The Applicant shall prepare all necessary legal descriptions and
deeds.

24.   To the extent any offsite public improvements require the acquisition of property not currently
owned by the Applicant or the City, the Applicant shall first make a good- faith effort to acquire the
necessary property rights, however if the Applicant makes such an effort and is unable to acquire
such rights, then the Applicant may request the City acquire the necessary property rights through
the exercise of eminent domain provided that the Applicant enters first into an agreement with the

City to pay for all costs incurred by the City to acquire such rights and if the City does not acquire
the rights necessary to allow the offsite public improvements to be completed by the Applicant
within statutory timeline provided by law, then the Applicant shall be relieved of the obligation to
construct those off-site improvements only to the extent they require property not currently owned
by the Applicant or the City. The Applicant shall make a good-faith effort to identify and acquire the
necessary property rights at the earliest opportunity.

25.   The Applicant shall transmit by certified mail a copy of the conditionally approved Vesting Tentative
Map together with a copy of Section 66436 of the State Subdivision Map Act to each public entity or
public utility that is an easement holder of record.

26.   Applicant shall submit site Improvement Plans, prepared by a registered Civil Engineer, for review
and approval of the City.   No final grading or other construction shall be performed until the
Improvement Plans have been approved. The applicant shall not begin clearing, grubbing, or rough
grading at the site prior to approval of the Improvement Plans, unless explicitly approved by the
City of American Canyon through the standard grading and utilities only permit process. An
Encroachment Permit is required for any work within City right of way. Encroachment Permits will
not be issued prior to the approval of the Improvement Plans.

27.   All private street, water mains, sewer mains, recycled water facilities and storm drains shall be

clearly labeled as " Private" on the Improvement Plans, along with clear demarcation points where
they become public.

28.   All public water service laterals or services ( domestic, recycled and fire water) shall include

approved backflow prevention devices.

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

30.    If any hazardous material is encountered during the construction of this project, all work shall be
immediately stopped and the Fire Department, Napa County Department of Environmental Services
or other designated agency, and the City Inspector shall be notified immediately. Work shall not
proceed until clearance has been issued by all of these agencies.

31.    Prior to final preparation of the subgrade and placement of base materials, all underground utilities

shall be installed and service connections stubbed out behind the sidewalk. Public utilities, Cable TV,
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sanitary sewers, and water lines, shall be installed in a manner that will not disturb the street
pavement, curb, gutter and sidewalk, when future service connections or extensions are made.

32.   Where soil or geologic conditions encountered in grading operations are different from that
anticipated in the soil and/ or geologic investigation report, or where such conditions warrant

changes to the recommendations contained in the original soil investigation, a revised soil or

geologic report shall be submitted for approval by the City Engineer. Additionally, if field conditions
warrant installation of any subdrains, the location, size and construction details must be provided to
the City for review and approval prior to construction.

33.   All new fire hydrants shall be covered with burlaps sacks until the hydrants have been tested and

found to be in conformance with City flow requirements. No storage of combustible materials or

construction of building shall be permitted until all hydrants meet City flow requirements.

34.    Prior to placing the final lift of asphalt, all public storm drain and sanitary sewer lines shall be video
inspected at the Applicant' s expense. All video tapes shall be submitted to the City.  If any
inadequacies are found, they shall be repaired prior to the placement of the final lift of asphalt.

35.   All streets, curbs, gutters, sidewalks or other public facilities damage in the course of construction

associated with this Project shall be the responsibility of the Applicant and shall be repaired to the
satisfaction of the City at the Applicant' s expense.

36.   After all of the new underground utilities within existing public streets have been installed, the
entire affected areas shall be milled and repaved to present a neat finished pavement area.

Multiple trench patches are not acceptable.

37.   All construction stormwater pollution prevention best management practices ( BMP' s) shall be

installed as the first order of work and in accordance with the State Water Resources Control

Board's General Construction Permit for Stormwater Discharges Associated with Construction and

Land Disturbance Activities ( Order 2009-0009-DWQ) and the Applicant' s Storm Water Pollution

Prevention Plan ( SWPPP). All stormwater BMP' s shall be maintained to the satisfaction of the

Qualified SWPPP Developer( QSD), Qualified SWPPP Practitioner( QSP), and the City Engineer.

38.    Construction and grading activities on the site shall be limited to between 7: 00 a. m. and 6: 00 p. m.
Monday through Friday. Work on weekends and holidays requires written approval from the City
Engineer. If weekends and holiday work is approved, construction and grading activities on the site
shall be limited to between 8:00 a. m. to 6: 00 p. m. on Saturdays, and between 10:00 a. m. and 6: 00
p. m. on Sundays and State and Federal holidays.

39.   With the exception of water used for loading and testing of potable water lines, all construction
water used for the project shall be obtained from a source other than American Canyon potable

water sources. Applicant shall provide verification that an outside source of construction water,

e. g., recycled water, has been established and will be available for the duration of the project.

40.    In accordance with the City's Zero Water Footprint Policy, prior to the issuance of a building permit,
a Will-Serve Letter and Water Supply Report shall be executed with the City which will quantify the
new potable water demand for the proposed development and will identify the necessary
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mitigation for the development' s demands with " wet-water" offsets with one or more of the

following options:

a.   Reducing existing potable water demands on- site;

b.   Funding programs or constructing projects that would conserve an equivalent amount of
water elsewhere within the water service area;

c.   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; or

d.   Purchase new water supplies from other water providers.

The completion of the approved water demand mitigations will be required prior to occupancy of
the new development.

41.   All landscaping shall be designed to use recycled water for irrigation.  Recycled water landscaping
shall be designed to comply with California Code of Regulations Title 22 and shall include design
details to prevent runoff of recycled water.   The irrigation system shall include an ET/ SMART

controller.

SPECIAL CONDITIONS OF APPROVAL

42.  Applicant shall submit Improvement Plans prepared by a registered Civil Engineer ( Engineer of

Record) in substantial conformance with the Vesting Tentative Map( Sheets 1 through 10), prepared
by Bellecci& Associates, Inc., dated January 2016( VTM).

43.  All on- site ( defined as: within the subdivision boundaries) streets, sidewalks, streetlights, domestic

water facilities, sewers, recycled water facilities, storm drain facilities and stormwater quality
facilities shall be privately owned and maintained with the exception of the following on- site Public
Improvements: the two relocated 18" domestic water mains and one relocated 18" recycled water
main, the tank access road/ public trail along the south side of the subdivision within Lot " C", the

public trail on Lot" A," the individual water meters, any fire hydrants connected directly to the City' s
18" potable water transmission main and the City of Vallejo' s relocated water transmission mains.

44.  The Applicant shall construct all of the on-site and off-site Public Improvements generally shown on
the Vesting Tentative Map and more specifically described below.

a.   Newell Drive Improvements:

Newell Drive along the entire subdivision frontage ( including the projection of the subdivision
frontage through APN 059-382- 001) shall be widened as necessary to a paved width of 36-
feet, and shall include curb, gutter, landscaping, a fence matching the existing fencing now
along the project frontage, and along the west side of Newell Drive, and an 8- foot wide
meandering sidewalk.   The existing streetlights and other existing infrastructure shall be
relocated as necessary. Crosswalks shall be installed across Newell Drive at the southerly legs
of the intersections with Granite Springs Way and Donaldson Way and shall include
appropriate signage and Rectangular Rapid Flashing Beacon ( RRFB) warning systems.  A mid-
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block pedestrian crossing shall be installed to connect the future public trail within the PG& E
easement on the east side of Newell Drive with the existing trail on the west side of Newell
Drive. This mid- block crossing will require modification of the median to accommodate the
pedestrian crossing, and shall include appropriate signage and Rectangular Rapid Flashing
Beacon ( RRFB) warning systems. The public trail immediately east of Newell Drive shall
include design elements to ensure that cyclists and pedestrians stop before crossing Newell
Drive.

Pedestrian curb ramps meeting the most recent ADA standards shall be provided at all new
intersections corners and at both ends of the new crosswalks.

b.   Relocation of Existing Potable Water and Recycled Water Transmission Mains:

The two existing 18" domestic water mains and one 18" recycled water main shall be

relocated through the subdivision and the adjacent parcel to the east ( APN 059- 040-078) to

be within, or immediately adjacent to, the new tank access road within the new utility
easement, that is 25 feet wide outside the City' s municipal boundaries, and 30 feet wide

within, from Newell Drive to the point where the existing mains currently are within the
existing tank access road.   The separation distance between water and recycled water

transmission mains and the existing PG& E high voltage electrical transmission towers shall be
as approved by PG& E. At the discretion of the City Engineer, the fences along the rear of Lots
1, 2 and 3 shall be held back from the edge of the easement to allow excavation of the water

transmission mains.

c.   Tank Site Access Road:

The tank site access road shall be reconstructed along its entire length, both through the
subdivision and through the adjacent parcel to the east ( APN 059-040-078) regardless of

whether it is a realigned segment or existing alignment.  Except for the segment of the access
road that utilizes the " 25' Secondary Access" road, the tank access road shall be improved in
accordance with City Service Road standards and have a minimum all- weather surface of 14
feet in width with 1- foot shoulders on both sides as approved by the City Engineer.

d.   Public Trails:

Public trails shall be constructed on APN 059-040-078 and Lot " A" as shown on the VTM at a

minimum graded width of 10 feet and shall have a permeable graded surface to be proposed

by the subdivider and subject to approval by the City Engineer.

e.   Potable Water Pump Station and Hvdropneumatic System:

The applicant shall fund the design and construction of a water pump station and
hydropneumatic tank system to the satisfaction of the City Engineer. Such pump station shall
be designed to serve the proposed development in combination with a hydropneumatic

system, and to ultimately supply water to the City' s future high pressure water tank, once
such tank is constructed;  understanding that changes such as pump impellers and
reprogramming of the Variable Speed Drives( VFD' s) will be required for the station' s ultimate
configuration.   The hydropneumatic portion of the system will not be needed once the

development is connected directly to the City' s high pressure zone.    The cost to

decommission the hydropneumatic system shall be borne by the applicant by way of a
funding mechanism acceptable to the City Engineer.
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The final design of the pump station shall at a minimum include the following:
1.  Two( 2) electrically driven VFD pumps
2.   Primary electrical power shall be supplied by Pacific Gas and Electric Company( PG& E)
3.   Backup power shall be supplied by an integral backup generator fueled by natural gas

supplied by PG& E
4.   Piping shall meet City and AWWA standards
5.   Electrical components,  motors,  and motor control units shall meet standards

established by the Underwriter' s Laboratory( UL Listed)
6.   Instrumentation for the pump station shall be connected to the City' s preferred

SCADA  ( supervisory control and data acquisition)  system.    All alarm functions

instrumentation and security) shall be connected to the City' s desired alarm system
provider.

7.   Construction of the pump station building shall be of fire resistant materials and shall
architecturally match existing buildings located at the proposed pump station site,
and shall be to the satisfaction of the City Engineer.

8.  The pump station building shall be constructed as having a separate pump station
room, and a control room which shall have adequate environmental systems to

protect electrical components from extreme temperatures.

9.   Hydropneumatic system located downstream of the pump station with the ability to
supply a minimum and consistent pressure of 40psi to the highest pad elevation
shown on the approved VTM, as well as meet the minimum fire flow as determined

by the American Canyon Fire Protection District.

10. A hydraulic model of the proposed pump station and hydropneumatic system that
shows that the proposed design meets all of the above listed system requirements.

f.   Water Meters:

Although the on-site water system, including the individual lot services, will be private, the
water meters and meter boxes will be City owned and maintained.

g.   Fire Hydrants:

A minimum of two public fire hydrants shall be installed, one being located atthe project
entrance off of Newell Drive, and other being located in the general vicinity of where the 25'
access road meets the public trail adjacent to Lot  " C"  within the boundaries of the

subdivision.

h.   City of Vallejo Water Transmission Mains:

The two existing City of Vallejo water transmission mains shall be realigned to be within Lots
A" and Lot" C" as shown on the VTM.  The design and construction of the relocation of the

City of Vallejo' s water transmission mains shall be done in accordance with the City of Vallejo
Standard Specifications and Standard Drawings. Prior to the preparation of the Improvement

Plans, the Applicant shall submit to the City of Vallejo a preliminary plan and profile.  The

Applicant shall provide written verification from the City of Vallejo that they approve the
preliminary alignment plan including the separation distance from the existing PG& E gas line
and easement.
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The final design shall include vaults with isolation and combination air-release valves at the

tie- in points. The crossing of the water mains beneath Street" A" shall be incased in concrete.
The new private sewer in Canyon View Way shall cross beneath and perpendicular to the City
of Vallejo water transmission mains and shall meet State pipeline separation guidelines. The

access easement adjacent to Lot 35 shall be graded and include a concrete driveway apron to
allow vehicular access.

The Applicant shall be reimburse the City of Vallejo for all costs related to its water main
relocation including plan check, shutdown, inspection, testing and startup.  Applicant shall

obtain a City of Vallejo pipeline encroachment permit prior to any work within their existing
easements.

45. The Applicant shall construct all of the on-site Private Improvements generally shown on the

Vesting Tentative Map and more specifically described below.  All private streets, water, sewer,

recycled water, storm drainage and stormwater quality improvements shall be designed in
accordance with the City of American Canyon Engineering Standard Plans and Specifications for
Public Improvements( City Standards), except as specifically noted otherwise in these conditions.

a.   Street Improvements:

The private on-site streets identified on the VTM as Street" B," Court" C," Circle " D" and Circle

E" shall be constructed to a minimum curb-to-curb width of 30-feet and shall have a

minimum 4-foot wide sidewalk along at least one side of the street. These streets shall have
signage and or red painted curbs prohibiting parking along one side.

The private on-site street identified on the VTM as Street " A" shall be constructed to a

minimum curb-to-curb width of 60-feet and shall have minimum 4-foot wide sidewalks along
both sides. The travel lanes, exclusive of the center median, shall be at least 20-feet wide.

The private on-site street identified on the VTM as  " 25'  Secondary Access"  shall be

constructed to a minimum curb-to-curb width of 24- feet and shall have a minimum 4-foot

wide sidewalk along at least one side of the street.  This street shall have signage indicting

that it is a Fire Lane and red painted curbs prohibiting parking along both sides.

Pedestrian curb ramps meeting the most recent ADA standards shall be provided at all
intersections corners adjacent to sidewalks and at the limits of the improvements where they

do not adjoin existing sidewalk improvements. Sidewalk warps shall be provided as necessary
to allow a clear four-foot wide walkway at all locations, including areas where mailboxes,
streetlights, and fire hydrants obstruct sidewalks.

b.   Subdivision Landscaping:  The portions of Parcel A to the south of Lot 35, Parcel D, and the
portions of Parcel C outside of the PG& E transmission line easement shall all be landscaped as

part of the subdivision improvements.  Landscape plans shall be submitted in conjunction

with the improvement plans for onsite improvements and shall be subject to the review and

approval of the Community Development Director.

c.   Water Distribution Facilities:
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The on-site private water system shall be separated from the City' s water system by the
installation of a backflow prevention device at the point of connection.   The point of

connection will be determined though to design of the public booster pump system and
associated piping.

d.  Sewer Collection Facilities:

The on- site private sewer collection facilities shall be separated from the City' s sewer system
by the installation of a manhole at the property line.

e.   Recycled Water Facilities:

The on-site private recycled water system shall be designed in accordance with the applicable

provisions of Titles 17 and 22 of the California Code of Regulations, and shall be separated

from the City' s recycled water system by the installation of a meter and backflow prevention
device at the back of the sidewalk. The private recycled water system shall include a private

booster pump designed and constructed to meet the flow requirements of all future

landscaping within the subdivision.   Applicant shall enter into a Recycled Water User' s

Agreement with the City transferrable to the HOA. The HOA will be the single entity
responsibly for operating the recycled water system in accordance with the terms of that
agreement.

f.   Storm Drain Facilities:

Construct private on- site drainage facilities,   detention facilities,   weirs and other

appurtenances to collect and convey all surface drainage to an approved outfall. Provide for

the positive drainage of all adjacent upstream or upgrade properties to prevent ponding. Off-
site peak storm water discharge shall not exceed 90% of the undeveloped peak flow from the

24- hour, 100-year event.

g.   Stormwater Quality Facilities:

Permanent on-site private post-construction stormwater treatment BMPs shall be designed

and constructed in accordance with the approved SWCP.

46. Prior to SUBMITTAL OF THE IMPROVEMENT PLANS, the Applicant shall:

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

b.   Pay an initial cash deposit for City plan check services in amount to be determined by the City
prior to the time of submittal.   The Project engineer shall contact City staff to discuss
submittal details to determine initial deposit amount.

c.   Provide the following:

1) Public Street Repair Plan

2)  Utility Plan and Joint Trench Plan
3) Construction Storm Water Pollution Prevention Plan (SWPPP)

4) Drainage Report

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

6) Geotechnical Report
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7) Soil Corrosivity Analysis
8) Construction Traffic Control Plan.

d.   Pothole and physically determine ( by way of a survey performed by the Engineer of record)
the actual horizontal location and vertical depth of all existing underground utilities
throughout the proposed area of work and provide the design of all new utility installations
required to serve the project including a schedule for implementation of such work as to
prevent disrupting of utility service to adjacent properties.

e.   Provide written verification from PG& E describing the acceptable distance that the three City
18" water transmission lines may be placed in relation to the existing PG& E high voltage
electrical transmission towers running along the southern boundary of the project.

f.   Provide a preliminary report and schematic plan prepared by a registered Civil Engineer of the
proposed public potable water system which includes the required pump station and
hydropneumatic system, with sufficient detail for the City ( or preferred consultant) to
perform a hydraulic model of the proposed improvements to verify its ability to meet all of
the system requirements.

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

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

b.   Provide written acknowledgment by the City of Vallejo City Engineer that they approve the
Improvement Plans for the relocation of their water transmission facilities.

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

d.   Furnish proof that all permits that may be required by the California Department of Fish &
Game, State and Regional Water Quality Control Board, US Army Corps of Engineers and any
other regulatory agencies with jurisdiction over the proposed construction have been
obtained.

e.   Submit a copy of the Notice of Intent and WDID# for coverage under the State Water

Resources Control Board' General Construction Permit for Stormwater Discharges Associated

with Construction and Land Disturbance Activities( Order 2009- 0009- DWQ).

f.   Provide a final PS& E ( plans, specifications, and estimate) package for the City' s review of the
public potable water boosting system  ( pump station,  hydropneumatic system,  and all

associated piping).

48.      Prior to COMMENCEMENT OF CONSTRUCTION ACTIVITIES, the Applicant shall:

a.   Pay off all current account balances with the City of American Canyon.
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b.   Pay an inspection fee in amount to be determined at the time of commencement for the

City' s inspection of the Public Improvements.

c.   Conduct a pre-construction meeting with representatives of the City whereby the Applicant,
the Legally Responsible Party ( LRP), Qualified SWPPP Practitioner ( QSP), Qualified SWPPP

Developer( QSD), and/ or the Contractor provides the following:

1) Six( 6) full-size bond copies of the approved Improvement Plans for the City's use.
2)  One ( 1) job-site copy of the latest edition of the City Standards for the Contractor use.
3) One( 1) job-site copy of the SWPPP for use by the LRP, QSP, QSD, and Contractor.

49.      Prior to SUBMITTAL OF THE FINAL MAP, the Applicant shall apply jointly to the County of Napa
and the City for a Lot Line Adjustment to move the lot line between APN 059-040-078 and APN

059-040-079 to be concurrent with the City Urban Limit Line and the eastern boundary of the
subdivision.

50.      Prior to RECORDATION OF THE FINAL MAP, the Applicant shall:

a.   Record the Lot Line Adjustment between APN 059-040-078 and APN 059-040-079 described
above.

b.  Construct all of Public and Private Improvements to the satisfaction of the City Engineer and
the City of Vallejo City Engineer. Alternatively, the Applicant may enter into a Subdivision
Improvement Agreement with the City agreeing to complete all of the Public and Private
Improvements prior to Occupancy of the first unit. Such an Agreement will require the
Applicant to provide bonds, proof of workers compensation insurance, and general liability
insurance in the forms and amounts as deemed satisfactory to the City.

c.   Establish a Homeowner' s Association ( HOA) in accordance with State law with recorded
Codes, Covenants, & Restrictions ( CC& Rs) that are satisfactory to the City Engineer and City
Attorney to provide long-term and ongoing maintenance of all of the Private Improvements
identified above.  Specifically, the HOA will be responsible for the long-term and ongoing
maintenance of the private streets, sidewalks, streetlights, domestic water facilities, sewers,

recycled water facilities ( including the booster pump), storm drain facilities ( including the
detention basin) and stormwater quality facilities within the limits of the subdivision. The City
will have enforcement authority over the HOA' s maintenance obligations and the obligation
to review and approved proposed changes amendments to the CC& R' s.  The CC& R' s shall

require the HOA to create and maintain a separate maintenance reserve fund in the amount

of a percentage of the cost of constructing the HOA maintained improvements listed above.

Said percentage will be determined by the City prior to recordation of the CC& Rs.

d.  Generally, in substantial conformance with that which is shown on the approved Vesting
Tentative Map,  convey all easements and dedications,  public and private,  for the

construction, use and/ or maintenance of, roads, trails, or other access, on the Final Map, or
by separate instrument recorded concurrently and referenced on the Final Map.  All

dedications to the City and City of Vallejo shall be Irrevocable Offers of Dedication.
Dedications to the City over the adjacent parcel to the east  ( APN 059-040-078)  and
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dedications to City of Vallejo shall be made by separate instrument. Specific offers of
dedication shall include:

1) A 25- foot wide easement in favor of the City for purposes of utilities, maintenance access
and public access through Lot C adjacent to Lots 1, 2 and 3 from Newell Drive to the

adjacent parcel to the east( APN 059-040-078).

2) A 30-foot wide easement in favor of the City for purposes of utilities, maintenance access
and public access through the adjacent parcel to the east ( APN 059-040-078) generally
following the alignment of the existing tank access road.

3) A 25- foot wide easement in favor of the City for purposes of public access over the
segment of the private on-site street identified on the VTM as " 25' Secondary Access"
that connects the two segments of the tank access road.

4)  10- foot wide easements in favor of the City for purposes of public access over the public
trail alignments on Lot " A" and the adjacent parcel to the east ( APN 059-040-078) where

separate from the tank access road, as shown on the VTM.

5) An easement in favor of the City for purposes of emergency vehicle access and
maintenance access over the private roads within the subdivision.

6) An easement in favor of the City for purposes of public access over Lot " C" adjacent to
Newell Drive as necessary to accommodate the new 8- foot wide meandering sidewalk.

7) A 20-foot wide easement in favor of the City Vallejo for purposes of utilities over Lot A,
Lot C and crossing private Street " A" following the alignment of the relocated City of
Vallejo water transmission mains as shown on the VTM.

8) An easement in favor of the City Vallejo for purposes of maintenance access over private
Street" A" and a portion of Street" B."

9)  Blanket easements in favor of the City Vallejo for purposes of maintenance access over
Lots" A" and " C."

10) 5- foot wide public utility easements behind the curbs along both sides of the private
streets as necessary to accommodate the joint trench utilities and the water meters.

e.   Abandon all existing easements that are relocated or otherwise no longer needed.

f.   Submit signed deeds with Certificates of Acceptance for all dedications to the City of Vallejo.

g.   Furnish proof of the payment of the mapping service fee as required by Napa County Board of
Supervisors Resolution No. 92- 119.

51.      Prior to APPROVAL OF A BUILDING PERMIT, the Applicant shall:

a.   Pay all account balances and current City and American Canyon Fire District fees( Mitigation&
Capacity) in accordance with applicable State and City laws. These fees include, but may not
be limited to the following: Traffic Mitigation, General Plan Update, Civic Facilities, Fire
District, Water Capacity, and Wastewater Capacity.

b.   Complete the public potable water system improvements including the pump station,
hydropneumatic system,  and all necessary piping up to,  and including the points of
connection to the private water system.  Such public improvements shall be tested to the

satisfaction of the City Engineer and the American Canyon Fire Protection District.
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52.      Prior to OCCUPANCY OF ANY BUILDING, the Applicant shall:

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

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

c.   Submit a certification by the Geotechnical Engineer of Record that all the work has been
completed in substantial conformance with the recommendations in Soils

Investigation/ Geotechnical Report.

d.  Submit testing certification all backflow devices installed.

e.   Provide a mylar and digital copy of the Improvement Plans that include all as- built or field
changes, in digital AutoCAD (. dwg) and (. shp) format ( void of any AutoCAD block formats
preventing full editing capabilities of the drawings), compatible with the City' s current
version, and tied to the City' s coordinate system.

f.   Provide a letter stating that all of the Developer' s Conditions of Approval have been met.

g.   Provide a letter from the Civil Engineer of Record certifying that all the site improvements
were constructed and inspected in substantial conformance with the approved plans and City
Standards.

h.   Provide letter(s) from the Architect of Record, Structural Engineer of Record and all other

design professionals who signed the building permit plan submittal indicating that all the
building improvements have been constructed in substantial conformance with their plans.

i.    Either enter into and record a Post-Construction Stormwater Operations and Maintenance

Agreement with the City that shall be transferrable to the established HOA, or include the
post construction stormwater operations and maintenance obligation in the CC& Rs.

j.    Enter into a Recycled Water User' s Agreement with the City transferrable to the HOA.

FIRE District Condition

GENERAL CONDITIONS

53.      In accordance with the standard mitigation measures and conditions of approval set forth by the
American Canyon Fire Protection District, the developer shall pay the Fire and Paramedic Impact
Fee ( see current Standard Fees and Charges adopted by resolution), prior to the issuance of any
building permits.

54.      Fire District plan review shall be based on the information submitted at the time of permit

application.  Any changes to the approved/ permitted scope of work including additions,
alterations,  demolition,  repair or a change in occupancy/ use may impact the project
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requirements, including but not limited to the installation of additional fire protection systems or
components.

FIRE DEPARTMENT ACCESS

55.       Fire Apparatus Access Roads shall be designed in accordance with provisions set forth in the

California Fire Code Chapter 5 and Appendix D as amended by the American Canyon Fire

Protection District and the applicable Public Works Standard.

56.       Fire apparatus access shall be provided to within 150 feet of the most remote portions of all

buildings from an approved exterior route. The final design of fire department access components

shall be reviewed and approved by the Fire Chief prior to installation.

57.       Fire apparatus access roads shall have an unobstructed minimum width of 20 feet (curb to curb)

and a minimum unobstructed vertical clearance of 13' 6". They shall have an all-weather paved
surface capable of supporting a GVW of 75,000 pounds.

58.      Access roads shall be completed with all-weather surfaces prior to the stockpiling of combustible
materials or beginning combustible construction.

59.       When required by the chief, fire apparatus access roads shall be designated as Fire Lanes and
appropriate signs and/ or markings installed in accordance with the California Vehicle Code and

approved City standards.

FIRE PROTECTION

60.       Fire Protection systems shall be installed in accordance with provisions set forth in the California

Fire Code as amended by the American Canyon Fire Protection District and the applicable
National Fire Protection Association Standard.

61.       Plans and calculations for all fire protection systems and features shall be submitted and

approved prior to the issuance of a building permit.

62.      An approved water supply capable of supplying the required fire flow for fire protection systems
shall be provided to all premises upon which facilities or buildings are hereby constructed or
moved into or within the City. Required fire flow and hydrant distribution shall be in accordance
with Appendix B and C of the California Fire Code.

63.       Establish a Homeowner' s Association ( HOA) in accordance with State law with recorded Codes,

Covenants, & Restrictions ( CC& Rs) that are satisfactory to the City Engineer, Fire Protection

District and City Attorney to provide long-term and ongoing maintenance of all private
improvements

64.      The HOA shall be responsible for the inspection, testing and ongoing maintenance of the private
water delivery system connected to and including private fire hydrants within the limits of the
subdivision.
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65. All required inspection testing and maintenance of the private water delivery system including
hydrants and valves shall meet the standards adopted by the California State Fire Marshal and the
American Canyon Fire Protection District including but not limited to the most current adopted
editions of the California Code of Regulations Title 24, Part 9 ( California Fire Code) and adopted
NFPA Standards. 

CONSTRUCTION

66. New buildings and additions to existing buildings shall conform to requirements set forth in the
currently adopted editions of the California Building Code, California Fire Code, city standards and
nationally recognized standards. 

67. Buildings undergoing construction shall maintain fire safety at all times. Construction practices

shall be in accordance Chapter 14 of the California Fire Code. Hot work shall be performed in
accordance with Chapter 26 of the California Fire Code. 

PASSED, APPROVED and ADOPTED at a regularly scheduled meeting of the City Council of the City of
American Canyon held on the 19' day of April, 2016, by the following vote: 

AYES: Council Members Joseph, Leary, Ramos, Vice Mayor Bennett, and Mayor Garcia
NOES: None

ABSTAIN: None

ABSENT: None

ATTEST: 

Cherri Walton, CMC, Deputy City Clerk
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Leon Garcia, Mayor
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