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CITY OF NAPA

MEETING MINUTES - Draft

CITY COUNCIL OF THE CITY OF NAPA

Mayor Scott Sedgley

Vice Mayor Beth Painter

Councilmember Liz Alessio

Councilmember Mary Luros

Councilmember Bernie Narvaez

3:30 PM City Hall Council ChambersTuesday, December 19, 2023

3:30 PM Afternoon Session

6:30 PM Evening Session

3:30 P.M. AFTERNOON SESSION

1. CALL TO ORDER: 3:30 P.M.

1.A.  Roll Call:

Councilmember Alessio, Councilmember Luros, Councilmember Narvaez, Vice 

Mayor Painter, and Mayor Sedgley

Present: 5 - 

2. AGENDA REVIEW AND SUPPLEMENTAL REPORTS:

City Clerk Carranza announced the following supplemental items:

Item 4.F. - Thirteen email communications.

Item 5.A. - PowerPoint presentation from Robert Eyler, PhD.

Item 5.B. - PowerPoint Presentation from City staff.

Item 5.D. - Memo from City Staff.

(Copies of all supplemental items are included in Attachment 1)
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3. PUBLIC COMMENT:

Kevin Miller, City of Napa Materials Diversion Administrator - announced 

that the City was awarded $10 million dollar grant for anaerobic digestion 

to renewable natural gas technology.

Reesa Jarvey - shared concerns regarding the treatment of the unhoused 

community members at Kennedy Park. 

Philip Trood - shared concerns regarding the encampment clean up at 

Kennedy Park.

Jim Hinton - provided comments regarding the salaries of Visit Napa 

Valley staff members.

4. CONSENT CALENDAR:

Approval of the Consent Agenda

A motion was made by Councilmember Luros, seconded by Vice Mayor Painter, 

to approve the Consent Agenda with item 4.F. pulled for discussion. The motion 

carried by the following vote:

Aye: Alessio, Luros, Narvaez, Painter, and Sedgley5 - 

4.A. 467-2023 City Council Meeting Minutes

Approved the minutes from the December 5, 2023 Regular Meeting of the City 

Council.

4.B. 463-2023 City Attorney’s Office Staffing Plan Update

Approved the second reading and final passage, and adopted Ordinance 

O2023-012 amending Napa Municipal Code Section 2.24.070 regarding the 

designation of appointive officers in the City Attorney’s Office.

Enactment No: O2023-012

4.C. 408-2023 "Maddy Act" 2024 Local Appointments List for the City of Napa Boards, 

Commissions and Committees

Received the Annual Appointments List highlighting upcoming term vacancies 

occurring in the next year of City of Napa Boards, Commissions and Committees.
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4.D. 462-2023 Community Project Funding/Congressional Directed Spending Grant

1. Authorized the City Manager or Deputy City Manager to accept a $750,000 

Community Project Funding/Congressional Directed Spending Grant on behalf of 

the City to increase the number of mental health permanent supportive housing 

units in partnership with Mentis and execute any and all documents with the U.S. 

Department of Housing and Urban Development required for acceptance of the 

Grant; and

2. Authorize the City Manager or Deputy City Manager to negotiate and execute a 

loan agreement with Mentis in the amount of up to $750,000 to provide a no 

interest loan for the acquisition and rehabilitation of housing units for the 

purpose of providing additional mental health permanent supportive housing for 

a period of no less than 55 years; and

3. Determined that the actions authorized by this item are exempt from CEQA.

4.E. 460-2023 Amendment to Agreement with Abode Services for North Napa Center 

Operations

Authorized the City Manager to execute Amendment No. 2 to City Agreement No. 

2023-170 with Abode Services increasing the amount by $100,000 to an amount 

not to exceed $1,520,000 to rent additional hotel or motel rooms to add additional 

temporary shelter capacity in the winter weather months and determining that 

the actions authorized by this item are exempt from CEQA.
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4.F. 459-2023 Agreement with Stantec Consulting Services Inc. for Environmental Review 

Services related to the South Oxbow Mixed-Use Project (PL23-0082).

(See supplemental documents in Attachment 1)

This item was pulled for comment.

Community Development Director Vin Smith provided a brief report.

Mayor Sedgley called for public comment.

Chuck Shinnamon - shared some concerns regarding the scope of the 

agreement; would like it expanded, and suggested additional public 

participation sessions following the environmental review.

Celeste Mirassou - shared concerns with the addition of hotel rooms in the 

mixed-use project.

Elizabeth McKinne - shared various concerns with the mixed-use project. 

Tom Timar - shared various concerns regarding the mixed-use project; 

would like to see more public participation. 

Sharon Macklin - provided comments regarding housing; suggested 

Council ask Developer to build affordable housing to support.

Francie Winnen, on behalf of Friends of the Napa River - shared concerns 

about the proposed mixed-use project and its impacts on the Napa River. 

Would like to see additional analysis in the EIR.

Discussion was brought back to Council; individual comments and 

questions ensued.  Community Development Director Smith, and Trevor 

Macenski, with Stantec Consulting Services, Inc., responded to questions.

A motion was made by Vice Mayor Painter, seconded by Councilmember 

Narvaez, to authorize the Community Development Director to execute, on 

behalf of the City, a Professional Services Agreement with Stantec Consulting 

Services Inc. in an amount not to exceed $239,156 to provide environmental 

review services for the South Oxbow Mixed-Use Project (PL23-0082) located at 

585-601 First Street and 933 Water Street, with the inclusion of both a scoping 

session and a future report back to Council on the determination of the transit 

priority project assessment. The motion carried by the following vote:

Aye: Alessio, Narvaez, Painter, and Sedgley4 - 

No: Luros1 - 
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4.G. 392-2023 Street Preventive Maintenance Construction Contract - Slurry Seal 

Treatment

Adopted Resolution R2023-137 (1) authorizing the Public Works Director to award 

a construction contract to, and execute a construction contract with, Sierra 

Nevada Construction, Inc. for the Street Preventive Maintenance project in the 

bid amount of $278,007.00; (2) authorizing the Public Works Director to approve 

change orders and charges for project services up to $74,801.00 for a total project 

amount not to exceed $352,808.00; and (3) determining that the actions 

authorized by this resolution are exempt from CEQA.

Enactment No: R2023-137

4.H. 397-2023 On-Call Geotechnical Services for Material Testing & Special Inspections

Authorized the Public Works Director to execute on behalf of the City agreements 

for a term of four years with four geotechnical services consulting firms: (1) 

Construction Testing Services, Inc., (2) Geocon Consultants, Inc., (3) Miller Pacific 

Engineering Group, and (4) Ninyo & Moore Geotechnical & Environmental 

Sciences Consultants for task order based on-call geotechnical material testing 

and inspection services during construction each in an amount not to exceed 

$500,000.

4.I. 398-2023 On-Call Construction/Management Services

Authorized the Public Works Director to execute on behalf of the City agreements 

with three construction management consulting firms for a term of four years: (1) 

Park Engineering, Inc. (2),Gannett Fleming, Inc., and (3) CM Consolidated for task 

order based on-call construction inspection/management services, each in an 

amount not to exceed $750,000.

4.J. 413-2023 Napa Pipe Block 13 Subdivision Final Map, a 15 Residential Lot Project 

Located on Coral Bell Drive

Adopted Resolution R2023-138 approving the Final Map of Napa Pipe - Block 13 

(Project No. ENG23-0012), to subdivide property located on Coral Bell Drive into 

15 residential lots, authorizing the Mayor to sign said Final Map, and determining 

that the actions authorized by this resolution were adequately analyzed by a 

previous CEQA action.

Enactment No: R2023-138

4.K. 440-2023 Alta East Subdivision Final Map, a 5 Lot Single-Family Project Located at 

1568 East Avenue

Adopted Resolution R2023-139 approving the Final Map of Alta East Subdivision 

(Project No. ENG22-0003), to subdivide property located at 1568 East Avenue into 

5 single-family lots, authorizing the Mayor to sign said Final Map, and 

determining that the actions authorized by this resolution are exempt from CEQA.

Enactment No: R2023-139
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4.L. 443-2023 Bullet Trap Installation at Police Department Shooting Range

Adopted Resolution R2023-140 (1) authorizing the Public Works Director to award 

a construction contract to, and execute a construction contract with, Action 

Target, Inc., for the purchase and installation of a Bullet Trap at the Police 

Department Shooting Range located at 2295 Monticello Road in the amount of 

$217,912; (2) authorizing the Public Works Director to approve change orders and 

charges for project services up to $51,791 for a total project amount not to exceed 

$269,703; and (3) determining that the actions authorized by this resolution are 

exempt from CEQA.

Enactment No: R2023-140

5.  ADMINISTRATIVE REPORTS:

5.A. 375-2023 Financial and Economic Indicator Update, December 2023

(See supplemental document in Attachment 1)

Brendan Hurley, Economic Development Division, Program Coordinator, 

introduced the item.

Dr. Robert Eyler, provided the report.

Discussion was turned over to Council. Individual questions and comments 

ensued.

There were no requests to speak from members of the public.
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5.B. 321-2023 Department Spotlight: Community Development Department Economic 

Development Division

(See supplemental document in Attachment 1)

Community Development Director Vin Smith opened the report.

Economic Development Manager Neal Harrison and Economic 

Development Program Coordinators Jennifer Owen and Brendan Hurley 

provided the report.

Discussion was turned over to Council; individual comments and questions 

ensued.

Mayor Sedgley called for public comment; there were no requests to 

speak.

Due to time constraints, and the need for Closed Session, Mayor Sedgley 

announced that items 5.C. and 5.D. would be heard following the Closed 

Session recess.

6.  COMMENTS BY COUNCIL OR CITY MANAGER: None.

7.  CLOSED SESSION:

City Attorney Barrett announced the closed session items.

Before the meeting went into recess, Mayor Sedgley announced his 

recusal from participation item 7.C. due to ownership of property within 

1,000 feet of the properties to be considered for that item.

7.A. 475-2023 CONFERENCE WITH REAL PROPERTY NEGOTIATORS (Government 

Code Section 54956.8). Property: an approximately 8,000 square foot 

property located at 1126 First Street (APN 003-166-017). City Negotiators: 

Steve Potter, Vin Smith, Neal Harrison, and Michael Barrett. Negotiating 

Parties: City of Napa and Coombs Street LLC. Under Negotiation: price 

and terms of payment.
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7.B. 476-2023 CONFERENCE WITH REAL PROPERTY NEGOTIATORS (Government 

Code Section 54956.8). Property: an approximately 0.75 acre property 

located at 1051 – 1199 Pearl Street (APNs 003-166-008; and 

003-166-011). City Negotiators: Steve Potter, Vin Smith, Neal Harrison, 

and Michael Barrett. Negotiating Parties: City of Napa and Coombs Street 

LLC. Under Negotiation: price and terms of payment.

7.C. 477-2023 CONFERENCE WITH REAL PROPERTY NEGOTIATORS (Government 

Code Section 54956.8): City Negotiators: Julie Lucido, Jessica Lowe, Ian 

Heid, Michael Barrett, and Steve Potter.  Under Negotiation: price and 

terms of payment for the potential acquisition of each of the following 

properties, with a corresponding identification of the property owner as the 

negotiating party for each parcel.

• 2415 Trower Avenue (APN 007-172-023): Partial acquisition of 1,650 

square foot fee simple interest and 525 square foot temporary construction 

easement; Property Owner: Sabrina Wolfson

• 2427 Trower Avenue (APN 007-172-020): Partial acquisition of 1,650 

square foot fee simple interest and 800 square foot temporary construction 

easement; Property Owner: Gabriel Gundling

• 2433 Trower Avenue (APN 007-172-019): Partial acquisition of 1,413 

square foot fee simple interest and 341 square foot temporary construction 

easement; Property Owner: Gabriel Gundling

• 2437 Trower Avenue (APN 007-172-018): Partial acquisition of 1,635 

square foot fee simple interest and 462 square foot temporary construction 

easement; Property Owner: Mary Ann Marof, Trustee of the Mary Ann 

Marof Living Trust 2006

CITY COUNCIL RECESS:

The meeting recessed to Closed Session at 5:45 P.M.

The meeting reconvened at 6:30 P.M. 

5.C. 409-2023 2024 Vice Mayor Selection

A motion was made by Vice Mayor Painter, seconded by Councilmember Luros, 

to appoint Councilmember Bernie Narvaez to serve as Vice Mayor for a term 

ending December 17, 2024. The motion carried by the following vote:

Aye: Alessio, Luros, Narvaez, Painter, and Sedgley5 - 
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5.D. 410-2023 2024 City Council Appointments to Local, Regional, and State Boards, 

Councils, Committees, and Commissions

(See supplemental document in Attachment 1)

City Clerk Carranza provided a brief report and summarized suggested 

changes to the 2024 appointments.

Brief discussion ensued regarding appointments.

There were no requests to speak from members of the public.

A motion was made by Vice Mayor Painter, seconded by Councilmember Luros, 

to adopt Resolution R2023-141 appointing members of City Council to local, 

regional, and state boards, councils, commissions, and committees for the year 

2024, with direction to staff to finalize Resolution Exhibit A to incorporate the 

same appointees and alternate appointees as what was previously approved by 

Council for 2023 (at outlined in Attachment 2), with the following exceptions:

 * Appoint Councilmember Alessio as an alternate to the Napa County Flood 

Control & Water Conservation District Board.

* Appoint Councilmembers Alessio and Luros to serve as the City of Napa 

Nomination Committee members, and appoint Mayor Sedgley to serve as an 

alternate. 

* Correct record to reflect Councilmember Painter as appointed alternate to the 

Napa County Climate Action Committee.

* Update Meeting dates/time for the Napa Vallejo Waste Management Authority 

meetings s to the 2nd Thursday of the month at 10:00 a.m.

The motion carried by the following vote:

Enactment No: R2023-141

6:30 P.M. EVENING SESSION

8.  CALL TO ORDER: 6:36 P.M.

8.A.  Roll Call:

Councilmember Alessio, Councilmember Luros, Councilmember Narvaez, Vice 

Mayor Painter, and Mayor Sedgley

Present: 5 - 

9.  PLEDGE OF ALLEGIANCE:
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10.  AGENDA REVIEW AND SUPPLEMENTAL REPORTS:

City Clerk Carranza announced the following supplemental documents:

Item 12.A.:

 - PowerPoint Presentation by City staff.

 - 17 submitted email comments. 

Item 12. B.: PowerPoint presentation by City Staff.

(Copies of all supplemental documents are included in Attachment 2)

11.  PUBLIC COMMENT: None.

12.  ADMINISTRATIVE REPORTS:
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12.A. 345-2023 Fuller Park Playable Art Project

(See supplemental documents in Attachment 2)

Recreation Manager Katrina Gregory and Parks Program Manager Ali 

Koenig provided the report.

Mayor Sedgley called for public comment.

Kimberly Menager - spoke in support of the item.

Jock McDonald - spoke in opposition of the item.

Mikey Kelly - spoke in opposition of the use of Public Art Funds for the 

project. 

Connie Brennan - spoke in opposition of the use of Public Art Funds for the 

project. 

Mary Fullerton - spoke in support of the item.

Cindy Worthington- spoke in opposition of the use of Public Art Funds for 

the project. 

Gordon Huether - spoke in opposition of the use of Public Art Funds for the 

project. 

Clifford Rainey  - spoke in opposition of the use of Public Art Funds for the 

project. 

Josephine - spoke in support of the item.

Alicia Garcia - spoke in support of the item.

Greg Brun - posed questions regarding funding and public input; opposed 

to use of Public Art Funds for the project. 

Chris Craiker - shared concerns that there was no plan proposed, and 

questioned the project budget.

Todd Zapolski - spoke in opposition of the use of Public Art Funds for the 

project. 

Garret Murphy - spoke in support of the item.
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Wayne O'Connell - shared concerns regarding the funding of the project.

John Hannaford - spoke in support of the item.

Darcy Huether - spoke in opposition of the use of Public Art Funds for the 

project. 

Bob Massaro - posed questions regarding project design, and also shared 

concerns with regard to proposed funding.

Michael Holcomb - spoke in opposition of the use of Public Art Funds for 

the project. 

Beverly Shotwell - asked if there was any funding in budget to replace 

and/or upgrade existing structure.

Melissa - spoke in support of the item.

Staff responded to various questions posed during public comment.

Discussion was turned over to Council 

At Council's request, Dan Wodarcyk, selected Artist, provided remarks 

regarding the project and his professional background.

Individual Council questions and comments ensued.

A motion was made by Councilmember Alessio to continue the item and bring it 

back once Council has received the audited financial review of surplus funds. 

The motion failed for lack of a second.

A motion was made by Councilmember Luros, seconded by Vice Mayor Painter, 

to adopt Resolution R2026-142: (1) authorizing the Parks and Recreation Services 

Director on behalf of the City to accept a grant from the State of California in the 

amount of $177,952 and to execute any and all agreements and other documents 

required for acceptance of the grant; (2) amending the City Capital improvement 

Project Plan and approving revenue and expenditure budget updates to the 

FY2022/23 Adopted Budget, as documented in Council Budget Amendment #8P6; 

(3) authorizing the Parks & Recreation Services Director to negotiate and execute 

agreements with S2 Associates, Inc. and Specified Play Equipment Company for 

the design, fabrication, delivery and installation of the Fuller Park Playable Art 

Public Art Project for a total amount not-to-exceed $1,277,952; and (4) 

determining that the actions authorized by this resolution are exempt from CEQA. 

The motion carried by the following vote:

Aye: Luros, Narvaez, Painter, and Sedgley4 - 

No: Alessio1 - 
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Enactment No: R2023-142

12.B. 424-2023 Homeless Services

Mayor Sedgley called for a break at 9:00 P.M. The meeting reconvened 

at 9:06 P.M.

(See supplemental document in Attachment 2)

Deputy City Manager Molly Rattigan provided the report.

Mayor called for public comment; there were no requests to speak.

Discussion was turned over to Council; individual comments and questions 

ensued.

13.  REPORT ACTION TAKEN IN CLOSED SESSION:

City Attorney Barrett stated there was no reportable action from the 

December 19, 2023 Closed Session; however, there was reportable 

action from a previous Closed Session meeting:

During the City Council meeting on October 3, 2023, the City Council met 

in closed session to discuss the potential initiation of litigation in one 

matter, and there had now been a final reportable action. During that 

October 3rd meeting, the Council unanimously authorized the City Attorney 

to file a petition seeking abatement of nuisances and appointment of a 

receiver in connection with the real property known as 1938 Brown Street 

in Napa. Based on Council authorization, that petition was filed in Napa 

County Superior Court on December 13, 2023. A copy of the petition would 

be made available upon request to the City Clerk’s Office.

14.  COMMENTS BY COUNCIL OR CITY MANAGER:

Councilmember Narvaez wished everyone a safe and happy holiday 

season.

15.  ADJOURNMENT: 9:42 P.M.

The next regularly scheduled meeting for the City Council of the City of Napa is January 

16, 2024.

Submitted by:

_______________________________

Tiffany Carranza, City Clerk
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ATTACHMENT 1

SUPPLEMENTAL REPORTS & 
COMMUNICATIONS Office of the City Clerk  

City Council of the City of Napa 

     Regular Meeting 

December 19, 2023 

FOR THE CITY COUNCIL OF THE CITY OF NAPA 

AFTERNOON SESSION: 

SUBMITTED PRIOR TO THE CITY COUNCIL MEETING 

4. CONSENT CALENDAR:

4.F Agreement with Stantec Consulting Services Inc. for Environmental Review Services
related to the South Oxbow Mixed-Use Project 

1) Email from Charles Shinnamon, John Salmon, Cass Walker received December 18,
2023.

2) Email from Bill Allen received December 18, 2023.
3) Email from Christina Benz received on December 17, 2023.
4) Email from Steve Carlin received on December 17, 2023.
5) Email from Joe and Diana Wilcox received on December 19, 2023.
6) Email from Napa Housing Coalition received on December 19, 2023.
7) Email from Christine McClure received on December 19, 2023.
8) Email from Michele Grupe received on December 19, 2023.
9) Email from Alan Charles Dell’Ario received on December 19, 2023.
10) Email from Grania and Charles Lindberg received on December 19, 2023.
11) Email from Culinary Institute of America at Greystone received on December 19, 2023.
12) Email from Celeste Mirassou received on December 19, 2023.
13) Email from Carol Barge received on December 19, 2023.

5. ADMINISTRATIVE REPORTS:

5.A. Financial and Economic Indicator Update, December 2023

• PowerPoint Presentation from Robert Eyler, PhD.

5.B. Department Spotlight: Community Development Department Economic Development
Division 

• PowerPoint Presentation from Staff.

5.D. 2024 City Council Appointments to Local, Regional, and State Boards, Councils,
Committees, and Commissions 

• Memo from City Staff.

SUBMITTED AFTER  THE CITY COUNCIL MEETING 

4. CONSENT CALENDAR:

4.F. Agreement with Stantec Consulting Services Inc. for Environmental Review Services related
to the South Oxbow Mixed-Use Project (PL23-0082). 

1) Email from Rebecca Webster received December 19,2023.
2) Letter from Friends of the Napa River received December 19, 2023.
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From: Charles Shinnamon
To: Clerk
Cc: John Salmon; "Dorothy Salmon"; Cass Walker
Subject: Council Agenda - Item 4-F; South Oxbow Mixed Use
Date: Monday, December 18, 2023 9:10:25 AM
Attachments: City Council - South Oxbow Mixed Use Project - 12-17-2023.pdf

Oxbow Exhibit 06-14-23.pdf
Plan Comm - Oxbow South 6-14-2023.pdf

[EXTERNAL]
Mayor Sedgely and Council Members,
 
We are asking that Item 4-F be removed from tomorrow afternoon’s Consent Calendar. We and
other members of the public would like to address the Council regarding this item.
 
Enclosed for your review are three documents:
 

Our June 14th Letter to the Planning Commission regarding our concerns about The Oxbow.

Our June 14th graphic we shared with the Planning Commission that shows hotel
development potential in The Oxbow.

Today’s letter to you regarding the proposed Stantec consulting contract for environmental
review of the South Oxbow Mixed Use Project.

Thank you for your consideration,

 

Felicia and Chuck Shinnamon       Dorothy and John Salmon            Cass Walker

 
Charles W. Shinnamon, P.E.

 
“If you don’t like the news, go out and make some of your own.” (Wes “Scoop” Nisker)

 

Item 4.F.
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Napans Who Love The Oxbow 
____________________________________________________ 


 


December 17, 2023 


 
Napa City Council 


c/o City Clerk      


1600 First Street 
Napa, CA 94559 


 


Re:  South Oxbow Mixed Use Project  Via Email: clerk@cityofnapa.org  


 Item 4-F; Consent Calendar 
 


Honorable Mayor and Councilmembers, 


 
We respectfully request that Item 4-F, the proposed contract for environmental review for the South Oxbow 


Mixed Use Project, be removed from the Consent Calendar such that we and other members of the public 


might address you with our concerns regarding the scope of the review. 


Over the years since the American Center for Wine, Food, and the Arts was envisioned, our historic Flood 


Control Measure approved, the Planned Development ordinance passed and Copia built, The Oxbow has 


become a special place in our community.  It is special to both locals and visitors alike. Great effort has 


been made over the last four or five years to craft mechanisms, both visionary and practical, to allow further 


development in The Oxbow while maintaining the magic that has been created.  


The City-sponsored 2018 ULI report was clear that the Oxbow District should be treated as its own unique 


area separate and distinct from the Downtown. It emphasized that the Napa River should be the focus of 
The Oxbow and that it should celebrate the River creating access and recreational opportunities. Further, 


the report recommended maximizing The Oxbow’s river and hillside views, that it be human scale with 


lower heights and massing, that the concept of “building small” should be implemented, that it be pedestrian 


friendly, eclectic, and artsy, all of the qualities loved by locals and visitors alike. 


Our concern is that the magic that is The Oxbow is going to be lost. Somehow, it feels like there is the real 


potential of killing the proverbial ‘Golden Goose.” In addition to the goals described in the ULI report, 


there are very real issues of traffic, parking, utility systems, and any number of environmental issues. If 
these projects continue to be processed by the City one at a time, in a piecemeal fashion, it is like death by 


a thousand cuts (or by a thousand rooms!). Clearly, an overall plan / vision for The Oxbow needs to be 


crafted using the underlying ULI recommendations. And, we believe a full and comprehensive 


Environmental Impact Report needs to be prepared to analyze that plan / vision. 


What are our concerns about the Scope of Services outlined in the consulting proposal prepared by Stantec 


Consulting Services?  


• Hotels in the Oxbow. Full review of the cumulative impacts of the existing, approved, and foreseeable 


projects within The Oxbow is imperative. Both the River Terrace Inn and the Westin Hotel are built 
and successfully operating. The Westin has an additional thirty two (32) rooms approved and not yet 


built. The Ritz Carlton Hotel was approved for three hundred and fifty one rooms (351) almost sixteen 


years ago. Although we don’t know its status, its entitlements allow it to move forward in its current 
configuration without further discretionary review. The First & Oxbow Hotel was approved for seventy 


four (74) rooms in 2020 and new developers are proposing to add an additional forty nine (49) rooms. 


All of the foreseeable impacts of these projects need to be addressed. We believe, that under CEQA, 
that we cannot make the assumption that these won’t all be built. We note that the Wine Train has 


appeared twice before the City Planning Commission in previous years with their proposed one hundred 


and forty eight (148) room hotel yet this proposal must probably be seen to be speculative at this time. 
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Speculative or not, new hotel rooms on the horizon could add as many as 367 new hotel rooms to the 


751 currently existing or previously entitled hotel rooms in the Oxbow, for a potential total of 1,118 


hotel rooms. The impacts of a concentration of hotel rooms of that magnitude has not, to our knowledge, 


been previously considered in any EIR. 


• Piecemealing. As noted above, the First & Oxbow Hotel has been approved for seventy four rooms. 


We now understand from the developers that their proposed expansion of an additional forty nine rooms 


is scheduled for the January 18, 2024, Planning Commission for review. We don’t presume to be CEQA 
experts yet this is a project that is clearly foreseeable. How can that project move forward without being 


required to be included in this Scope of Services for the South Oxbow Mixed Use Project? 


• Parking. In both the ULI report and its subsequent review, the issue of parking was at the absolute top 


of the list of issues that need resolution in the Oxbow District. We were surprised to read that Stantec’s 


Scope of Services excludes this work: 


“We anticipate a parking evaluation will be prepared by the Applicant in working with the City”. 


(Page 10 of the Scope of Services). 


We know that City staff and some of the Oxbow District property and business owners have made 
concerted efforts toward the creation of a parking plan for the District. To our knowledge, there has 


been no progress toward such an overall plan. We do understand that there might be a parking garage 


somewhere in The Oxbow but there is no plan for its location nor for its funding. We believe that the 
Public-Private cooperation that led to the development of the Fifth Street Garage could, with the City’s 


leadership, serve as a model for the Oxbow.  


We urge the Council to require that a full parking review and plan for Oxbow be prepared and fully 
reviewed as part of the proposed environmental document. Clearly, this effort will need to involve all 


of the property and business owners in some way to ensure that their disparate needs are addressed. To 


do otherwise would be a disservice to our community and to those businesses currently operating in the 


Oxbow.  


• Sustainable Communities Environmental Assessment (SCEA). We read the reasoning in the Stantec 
Proposal (pages 13-14) outlining why the South Oxbow Mixed Use Project would qualify for a limited 


environmental review because the project lies within a prescribed distance from the Soscol Gateway 


Transit Center. Although we are not deeply conversant with the law and its requirements, we have a 
common-sense view of the Legislature’s purpose in adopting such a mechanism. We suspect that the 


Legislature intended to encourage and fast track housing affordable to working individuals and families. 


We have heard second hand from several sources that this property is for sale by its owners with a sale 


to be consummated upon entitlements. Further, we understand that the sales literature suggests that the 
sales prices of the new condominiums, other than the thirteen “affordable’ units, are expected to sell in 


the two million dollar ($2M) range and more.  


Stantec also claims that the South Copia site qualifies because it is less than 2/10ths mile from the 
Soscol Gateway Transit Center. While that measurement may be accurate as the crow flies, Google 


Map walking directions from 601 First Street to the Transit Center via First to Soscol to Third to 675 


Burnell is one-half mile. Should someone prefer to first head east on First Street, the walk to the Transit 


Center will be 7/10ths mile. 


We seriously question any notion that more than a handful of new residents or guests of the hotel are 


going to be traveling to Napa by local or regional buses and then walking to their home or their 


accommodations. We urge the Council to see through this approach and require a full EIR. This, in our 


common-sense view, was not the Legislature’s purpose in crafting this law. 
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• Housing Accountability Act (ACA). We observe that the development team is proposing to use the 


State’s “Housing Accountability Act”. Our impression of the Legislature’s intent in passing this 


measure was to encourage communities and developers to create much needed new housing throughout 


California and not second homes. Although there are no legal restrictions from selling residential units 
as second or third homes, we believe the use of the “Housing Accountability Act” to build multi-million 


dollar homes and associated luxury hotel suggests an appropriate moral quid pro quo from the 


developers: in exchange for all of the rights granted by the Act, the developers agree to include language 
in any future Development Agreement that limits marketing and /or sale and use of these residential 


units to permanent residents rather than as second homes. We fully understand that there are no 


constraints in the law to preclude such sales yet, as noted, our common-sense view of the ACA is that 


such use of its statutes was not the Legislature’s intent. 


As noted earlier, the ULI report and its follow-up spoke to the notion of “building small”, maximizing river 


and hillside views, and adding to the special nature of what has been created in The Oxbow. We fully 


understand that “building small” doesn’t necessarily mean buildings that are low in height, for example. 
Yet, our understanding of that term is that development occurs incrementally and organically much like it 


has so far. Think Copia, Oxbow Market, Gotts, Feast it Forward, wine tasting rooms, and the like. 


To contemplate this large project, even broken into two phases, it certainly does not feel like “building 
small”. Does this project bring to mind the image we think of when we hear the words, “eclectic”, “artsy”, 


“magical”, “building small”, and “local and visitor serving”?? We don’t think so. 


To make this long story short, we hope that the Council will address the issues that we and others are 


raising.  


• As alluded to above, an overall plan and vision needs to be crafted for the entirety of The Oxbow, to 


include, or perhaps begin with, resolution of the siting of a parking structure. 


• Subsequent to the above, a full Environmental Impact Report (EIR) is needed to address all of the issues 


that we and others are raising. Please don’t be swayed by the arguments that a limited EIR is possible 


due to SCEA standards. That, to us, is not a common-sense approach given the type of housing being 
contemplated. Lastly, continuing to process applications one at a time in a piece meal approach flies in 


the face of the intent of CEQA. 


Thank you all for your consideration. 


Sincerely yours, 


 


Chuck and Felicia Shinnamon John and Dorothy Salmon    Cass Walker 
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June 12, 2023 


 
Napa City Planning Commission 


c/o Ricky Caperton, Napa City Planning Department  rcaperton@cityofnapa.org 


1600 First Street 
Napa, CA 94559 


 


Re: Oxbow South – End of the Magic? 


 
Dear Chair Massaro and Commissioners, 


 


Over the years since the American Center for Wine, Food, and the Arts was envisioned, the Planned 
Development ordinance passed and Copia built, The Oxbow has become a special place in our community.  


It is special to both locals and visitors alike. Great effort has been made over the last four or five years to 


craft mechanisms, both visionary and practical, to allow further development in The Oxbow while 


maintaining the magic that has been created.  


The City-sponsored 2018 ULI report was clear that the Oxbow District should be treated as its own unique 


area separate and distinct from the Downtown. It emphasized that the Napa River should be the focus of 


The Oxbow and that it should celebrate the River creating access and recreational opportunities. Further, 
the report recommended maximizing The Oxbow’s river and hillside views, that it be human scale with 


lower heights and massing, that the concept of “building small” should be implemented, that it be pedestrian 


friendly, eclectic, and artsy, all of the qualities loved by locals and visitors alike. 


As you might know, a City-staff led process has been on-going for the last eighteen months in an effort to 


address some of the above goals. There has been good dialog and much effort to work together on some of 


the goals. Others, though, appear to be unresolved and development seems to be moving ahead without 


benefit of shared solutions.  


Our concern is that the magic that is The Oxbow is going to be lost. Somehow, it feels like there is the real 


potential of killing the proverbial ‘Golden Goose.” In addition to the goals described in the ULI report, 


there are very real issues of traffic, parking, utility systems, and any number of environmental issues. If 
these projects continue to be processed by the City one at a time, in a piecemeal fashion, it is like death by 


a thousand cuts (or by a thousand rooms!). Clearly, an overall plan / vision for The Oxbow needs to be 


crafted using the underlying ULI recommendations. 


What is the vision for the future of The Oxbow?  


Is it really going to be a place limited to visitor-serving hotels along with expensive second homes? Are we 


locals no longer going to feel like The Oxbow is our hangout place, too? As can be seen on the enclosed 


aerial exhibit, there is the potential of over Eleven Hundred (1,100+) hotel rooms just within the bounds 


of The Oxbow. Is that really our community’s vision for our future?  


Where are all the hotel employees going to live or come from? Based on the City’s own commissioned 


studies (Bay Area Economics Study and Economics Planning Systems Study for the Trinitas Draft EIR), 
anywhere from half to 90% of hotel employees qualify for affordable housing at 80% AMI and lower. Are 


these hotels going to fund most of that housing? We acknowledge the recent 1% Hotel Tax that helps fund 


affordable housing but those funds don’t come close to offsetting the housing impacts caused by new hotels. 


How about the vehicle miles traveled (VMT’s) from folks commuting in and out of Napa to work in these 


hotels? 
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Parking in The Oxbow today can often be difficult. We haven’t yet seen an overall parking plan for The 


Oxbow. We do understand that there might be a parking garage somewhere in The Oxbow but there is no 


plan for its location nor for its funding. The notion that future owners of the proposed condominiums might 


not be able to fully park in their own buildings or within close proximity is mind boggling. We do 
understand that a parking study will be conducted to assess how the residential, hotel, and retail uses might 


be able to share parking based on time demands and the like. As the vast majority of the proposed uses are 


residential and hotel, it strikes us that the parking demands will primarily happen simultaneously. That, 


again, speaks to the need for an overall plan for the entirety of The Oxbow and not just for this project. 


We observe that the development team is proposing to use the State’s “Housing Accountability Act”. Our 


impression of the Legislature’s intent in passing this measure was to encourage communities and developers 
to create much needed new housing throughout California and not second homes. Although there are no 


legal restrictions from selling residential units as second or third homes, we believe the use of the “Housing 


Accountability Act” suggests an appropriate moral quid pro quo from the developers: in exchange for all 


of the rights granted by the Act, the developers agree to include language in any future Development 
Agreement that limits marketing and /or sale and use of these residential units to permanent residents rather 


than as second homes.  


As noted earlier, the ULI report and its follow-up spoke to the notion of “building small”, maximizing river 
and hillside views, and adding to the special nature of what has been created in The Oxbow. We fully 


understand that “building small” doesn’t necessarily mean buildings that are low in height, for example. 


Yet, our understanding of that term is that development occurs incrementally and organically much like it 


has so far. Think Copia, Oxbow Market, Gotts, Feast it Forward, wine tasting rooms, and the like. 


To contemplate this large project, even broken into two phases, it certainly does not feel like “building 


small”. Does this project bring to mind the image we think of when we hear the words, “eclectic”, “artsy”, 


“magical”, “building small”, and “local and visitor serving”?? We don’t think so. We also question the 
suggestion that the project will maximize river and hillside views as outlined in the Project Description. It 


seems like those views are only being had from the rooms on the top floor of the hotel and not from First 


Street nor through the project unless one is on the future river trail. 


To make this long story short, it is our considered opinion that several things need to happen: 


• The Copia “South Garden” zoning and usage are still under the control of the overall Copia Planned 


Development Permit. How can this project come before the Commission while the underlying zoning 


authority and status of the PD Permit and Zoning are in question? 


• As alluded to above, an overall plan and vision needs to be crafted for the entirety of The Oxbow. 


• Subsequent to the above, a full Environmental Impact Report (EIR) is needed to address all of the issues 
that we and others will raise. Traffic, parking, infrastructure, employee housing, cumulative impacts of 


eleven hundred hotel rooms, and the like all need to be addressed. Continuing to process applications 


one at a time in this piece meal approach flies in the face of the intent of CEQA. 


Thank you all for your consideration. 


Sincerely yours, 


 


Chuck and Felicia Shinnamon John and Dorothy Salmon    Cass Walker    Kirsten Shinnamon 
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June 12, 2023 

 
Napa City Planning Commission 

c/o Ricky Caperton, Napa City Planning Department  rcaperton@cityofnapa.org 

1600 First Street 
Napa, CA 94559 

 

Re: Oxbow South – End of the Magic? 

 
Dear Chair Massaro and Commissioners, 

 

Over the years since the American Center for Wine, Food, and the Arts was envisioned, the Planned 
Development ordinance passed and Copia built, The Oxbow has become a special place in our community.  

It is special to both locals and visitors alike. Great effort has been made over the last four or five years to 

craft mechanisms, both visionary and practical, to allow further development in The Oxbow while 

maintaining the magic that has been created.  

The City-sponsored 2018 ULI report was clear that the Oxbow District should be treated as its own unique 

area separate and distinct from the Downtown. It emphasized that the Napa River should be the focus of 

The Oxbow and that it should celebrate the River creating access and recreational opportunities. Further, 
the report recommended maximizing The Oxbow’s river and hillside views, that it be human scale with 

lower heights and massing, that the concept of “building small” should be implemented, that it be pedestrian 

friendly, eclectic, and artsy, all of the qualities loved by locals and visitors alike. 

As you might know, a City-staff led process has been on-going for the last eighteen months in an effort to 

address some of the above goals. There has been good dialog and much effort to work together on some of 

the goals. Others, though, appear to be unresolved and development seems to be moving ahead without 

benefit of shared solutions.  

Our concern is that the magic that is The Oxbow is going to be lost. Somehow, it feels like there is the real 

potential of killing the proverbial ‘Golden Goose.” In addition to the goals described in the ULI report, 

there are very real issues of traffic, parking, utility systems, and any number of environmental issues. If 
these projects continue to be processed by the City one at a time, in a piecemeal fashion, it is like death by 

a thousand cuts (or by a thousand rooms!). Clearly, an overall plan / vision for The Oxbow needs to be 

crafted using the underlying ULI recommendations. 

What is the vision for the future of The Oxbow?  

Is it really going to be a place limited to visitor-serving hotels along with expensive second homes? Are we 

locals no longer going to feel like The Oxbow is our hangout place, too? As can be seen on the enclosed 

aerial exhibit, there is the potential of over Eleven Hundred (1,100+) hotel rooms just within the bounds 

of The Oxbow. Is that really our community’s vision for our future?  

Where are all the hotel employees going to live or come from? Based on the City’s own commissioned 

studies (Bay Area Economics Study and Economics Planning Systems Study for the Trinitas Draft EIR), 
anywhere from half to 90% of hotel employees qualify for affordable housing at 80% AMI and lower. Are 

these hotels going to fund most of that housing? We acknowledge the recent 1% Hotel Tax that helps fund 

affordable housing but those funds don’t come close to offsetting the housing impacts caused by new hotels. 

How about the vehicle miles traveled (VMT’s) from folks commuting in and out of Napa to work in these 

hotels? 
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Parking in The Oxbow today can often be difficult. We haven’t yet seen an overall parking plan for The 

Oxbow. We do understand that there might be a parking garage somewhere in The Oxbow but there is no 

plan for its location nor for its funding. The notion that future owners of the proposed condominiums might 

not be able to fully park in their own buildings or within close proximity is mind boggling. We do 
understand that a parking study will be conducted to assess how the residential, hotel, and retail uses might 

be able to share parking based on time demands and the like. As the vast majority of the proposed uses are 

residential and hotel, it strikes us that the parking demands will primarily happen simultaneously. That, 

again, speaks to the need for an overall plan for the entirety of The Oxbow and not just for this project. 

We observe that the development team is proposing to use the State’s “Housing Accountability Act”. Our 

impression of the Legislature’s intent in passing this measure was to encourage communities and developers 
to create much needed new housing throughout California and not second homes. Although there are no 

legal restrictions from selling residential units as second or third homes, we believe the use of the “Housing 

Accountability Act” suggests an appropriate moral quid pro quo from the developers: in exchange for all 

of the rights granted by the Act, the developers agree to include language in any future Development 
Agreement that limits marketing and /or sale and use of these residential units to permanent residents rather 

than as second homes.  

As noted earlier, the ULI report and its follow-up spoke to the notion of “building small”, maximizing river 
and hillside views, and adding to the special nature of what has been created in The Oxbow. We fully 

understand that “building small” doesn’t necessarily mean buildings that are low in height, for example. 

Yet, our understanding of that term is that development occurs incrementally and organically much like it 

has so far. Think Copia, Oxbow Market, Gotts, Feast it Forward, wine tasting rooms, and the like. 

To contemplate this large project, even broken into two phases, it certainly does not feel like “building 

small”. Does this project bring to mind the image we think of when we hear the words, “eclectic”, “artsy”, 

“magical”, “building small”, and “local and visitor serving”?? We don’t think so. We also question the 
suggestion that the project will maximize river and hillside views as outlined in the Project Description. It 

seems like those views are only being had from the rooms on the top floor of the hotel and not from First 

Street nor through the project unless one is on the future river trail. 

To make this long story short, it is our considered opinion that several things need to happen: 

• The Copia “South Garden” zoning and usage are still under the control of the overall Copia Planned 

Development Permit. How can this project come before the Commission while the underlying zoning 

authority and status of the PD Permit and Zoning are in question? 

• As alluded to above, an overall plan and vision needs to be crafted for the entirety of The Oxbow. 

• Subsequent to the above, a full Environmental Impact Report (EIR) is needed to address all of the issues 
that we and others will raise. Traffic, parking, infrastructure, employee housing, cumulative impacts of 

eleven hundred hotel rooms, and the like all need to be addressed. Continuing to process applications 

one at a time in this piece meal approach flies in the face of the intent of CEQA. 

Thank you all for your consideration. 

Sincerely yours, 

 

Chuck and Felicia Shinnamon John and Dorothy Salmon    Cass Walker    Kirsten Shinnamon 
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December 17, 2023 

 
Napa City Council 

c/o City Clerk      

1600 First Street 
Napa, CA 94559 

 

Re:  South Oxbow Mixed Use Project  Via Email: clerk@cityofnapa.org  

 Item 4-F; Consent Calendar 
 

Honorable Mayor and Councilmembers, 

 
We respectfully request that Item 4-F, the proposed contract for environmental review for the South Oxbow 

Mixed Use Project, be removed from the Consent Calendar such that we and other members of the public 

might address you with our concerns regarding the scope of the review. 

Over the years since the American Center for Wine, Food, and the Arts was envisioned, our historic Flood 

Control Measure approved, the Planned Development ordinance passed and Copia built, The Oxbow has 

become a special place in our community.  It is special to both locals and visitors alike. Great effort has 

been made over the last four or five years to craft mechanisms, both visionary and practical, to allow further 

development in The Oxbow while maintaining the magic that has been created.  

The City-sponsored 2018 ULI report was clear that the Oxbow District should be treated as its own unique 

area separate and distinct from the Downtown. It emphasized that the Napa River should be the focus of 
The Oxbow and that it should celebrate the River creating access and recreational opportunities. Further, 

the report recommended maximizing The Oxbow’s river and hillside views, that it be human scale with 

lower heights and massing, that the concept of “building small” should be implemented, that it be pedestrian 

friendly, eclectic, and artsy, all of the qualities loved by locals and visitors alike. 

Our concern is that the magic that is The Oxbow is going to be lost. Somehow, it feels like there is the real 

potential of killing the proverbial ‘Golden Goose.” In addition to the goals described in the ULI report, 

there are very real issues of traffic, parking, utility systems, and any number of environmental issues. If 
these projects continue to be processed by the City one at a time, in a piecemeal fashion, it is like death by 

a thousand cuts (or by a thousand rooms!). Clearly, an overall plan / vision for The Oxbow needs to be 

crafted using the underlying ULI recommendations. And, we believe a full and comprehensive 

Environmental Impact Report needs to be prepared to analyze that plan / vision. 

What are our concerns about the Scope of Services outlined in the consulting proposal prepared by Stantec 

Consulting Services?  

• Hotels in the Oxbow. Full review of the cumulative impacts of the existing, approved, and foreseeable 

projects within The Oxbow is imperative. Both the River Terrace Inn and the Westin Hotel are built 
and successfully operating. The Westin has an additional thirty two (32) rooms approved and not yet 

built. The Ritz Carlton Hotel was approved for three hundred and fifty one rooms (351) almost sixteen 

years ago. Although we don’t know its status, its entitlements allow it to move forward in its current 
configuration without further discretionary review. The First & Oxbow Hotel was approved for seventy 

four (74) rooms in 2020 and new developers are proposing to add an additional forty nine (49) rooms. 

All of the foreseeable impacts of these projects need to be addressed. We believe, that under CEQA, 
that we cannot make the assumption that these won’t all be built. We note that the Wine Train has 

appeared twice before the City Planning Commission in previous years with their proposed one hundred 

and forty eight (148) room hotel yet this proposal must probably be seen to be speculative at this time. 
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Speculative or not, new hotel rooms on the horizon could add as many as 367 new hotel rooms to the 

751 currently existing or previously entitled hotel rooms in the Oxbow, for a potential total of 1,118 

hotel rooms. The impacts of a concentration of hotel rooms of that magnitude has not, to our knowledge, 

been previously considered in any EIR. 

• Piecemealing. As noted above, the First & Oxbow Hotel has been approved for seventy four rooms. 

We now understand from the developers that their proposed expansion of an additional forty nine rooms 

is scheduled for the January 18, 2024, Planning Commission for review. We don’t presume to be CEQA 
experts yet this is a project that is clearly foreseeable. How can that project move forward without being 

required to be included in this Scope of Services for the South Oxbow Mixed Use Project? 

• Parking. In both the ULI report and its subsequent review, the issue of parking was at the absolute top 

of the list of issues that need resolution in the Oxbow District. We were surprised to read that Stantec’s 

Scope of Services excludes this work: 

“We anticipate a parking evaluation will be prepared by the Applicant in working with the City”. 

(Page 10 of the Scope of Services). 

We know that City staff and some of the Oxbow District property and business owners have made 
concerted efforts toward the creation of a parking plan for the District. To our knowledge, there has 

been no progress toward such an overall plan. We do understand that there might be a parking garage 

somewhere in The Oxbow but there is no plan for its location nor for its funding. We believe that the 
Public-Private cooperation that led to the development of the Fifth Street Garage could, with the City’s 

leadership, serve as a model for the Oxbow.  

We urge the Council to require that a full parking review and plan for Oxbow be prepared and fully 
reviewed as part of the proposed environmental document. Clearly, this effort will need to involve all 

of the property and business owners in some way to ensure that their disparate needs are addressed. To 

do otherwise would be a disservice to our community and to those businesses currently operating in the 

Oxbow.  

• Sustainable Communities Environmental Assessment (SCEA). We read the reasoning in the Stantec 
Proposal (pages 13-14) outlining why the South Oxbow Mixed Use Project would qualify for a limited 

environmental review because the project lies within a prescribed distance from the Soscol Gateway 

Transit Center. Although we are not deeply conversant with the law and its requirements, we have a 
common-sense view of the Legislature’s purpose in adopting such a mechanism. We suspect that the 

Legislature intended to encourage and fast track housing affordable to working individuals and families. 

We have heard second hand from several sources that this property is for sale by its owners with a sale 

to be consummated upon entitlements. Further, we understand that the sales literature suggests that the 
sales prices of the new condominiums, other than the thirteen “affordable’ units, are expected to sell in 

the two million dollar ($2M) range and more.  

Stantec also claims that the South Copia site qualifies because it is less than 2/10ths mile from the 
Soscol Gateway Transit Center. While that measurement may be accurate as the crow flies, Google 

Map walking directions from 601 First Street to the Transit Center via First to Soscol to Third to 675 

Burnell is one-half mile. Should someone prefer to first head east on First Street, the walk to the Transit 

Center will be 7/10ths mile. 

We seriously question any notion that more than a handful of new residents or guests of the hotel are 

going to be traveling to Napa by local or regional buses and then walking to their home or their 

accommodations. We urge the Council to see through this approach and require a full EIR. This, in our 

common-sense view, was not the Legislature’s purpose in crafting this law. 
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• Housing Accountability Act (ACA). We observe that the development team is proposing to use the 

State’s “Housing Accountability Act”. Our impression of the Legislature’s intent in passing this 

measure was to encourage communities and developers to create much needed new housing throughout 

California and not second homes. Although there are no legal restrictions from selling residential units 
as second or third homes, we believe the use of the “Housing Accountability Act” to build multi-million 

dollar homes and associated luxury hotel suggests an appropriate moral quid pro quo from the 

developers: in exchange for all of the rights granted by the Act, the developers agree to include language 
in any future Development Agreement that limits marketing and /or sale and use of these residential 

units to permanent residents rather than as second homes. We fully understand that there are no 

constraints in the law to preclude such sales yet, as noted, our common-sense view of the ACA is that 

such use of its statutes was not the Legislature’s intent. 

As noted earlier, the ULI report and its follow-up spoke to the notion of “building small”, maximizing river 

and hillside views, and adding to the special nature of what has been created in The Oxbow. We fully 

understand that “building small” doesn’t necessarily mean buildings that are low in height, for example. 
Yet, our understanding of that term is that development occurs incrementally and organically much like it 

has so far. Think Copia, Oxbow Market, Gotts, Feast it Forward, wine tasting rooms, and the like. 

To contemplate this large project, even broken into two phases, it certainly does not feel like “building 
small”. Does this project bring to mind the image we think of when we hear the words, “eclectic”, “artsy”, 

“magical”, “building small”, and “local and visitor serving”?? We don’t think so. 

To make this long story short, we hope that the Council will address the issues that we and others are 

raising.  

• As alluded to above, an overall plan and vision needs to be crafted for the entirety of The Oxbow, to 

include, or perhaps begin with, resolution of the siting of a parking structure. 

• Subsequent to the above, a full Environmental Impact Report (EIR) is needed to address all of the issues 

that we and others are raising. Please don’t be swayed by the arguments that a limited EIR is possible 

due to SCEA standards. That, to us, is not a common-sense approach given the type of housing being 
contemplated. Lastly, continuing to process applications one at a time in a piece meal approach flies in 

the face of the intent of CEQA. 

Thank you all for your consideration. 

Sincerely yours, 

 

Chuck and Felicia Shinnamon John and Dorothy Salmon    Cass Walker 
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From: Beth Painter
To: Clerk
Subject: Fwd: Environmental Report for 1100 Rooms in the Oxbow District
Date: Monday, December 18, 2023 10:06:53 AM

Begin forwarded message:

From: William Allen 
Subject: Environmental Report for 1100 Rooms in the Oxbow District
Date: December 18, 2023 at 8:53:41 AM PST
To: Sedgley@cityofnapa.org, LAlessio@cityofnapa.org,
BPainter@cityofnapa.org, bnarvaez@cityofnapa.org,
mluros@cityofnapa.org

Dear Council Members,

As a resident of Alta Heights, I am very concerned about the prospect of 1,100
hotel rooms in the Oxbow District. Just as Downtown Napa is no longer a place
for locals, will that be the future for the Oxbow district as well? Please
reconsider pulling the consulting contract from the consent agenda on the 19th.
Please consider a full Environmental Impact Report on the entirety of the Oxbow.
And, consider spending some time to develop a plan for the district that allows
for public input on issues of traffic, water supply, and flooding.

Bill Allen

Napa

                                                                                       
Allen, Shea & Associates
Certified California  eran BusinessDisabled Vet  Enterprise and Small Business  #0001707
www.allenshea.com

 

[EXTERNAL]
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From: Christina Benz
To: Clerk
Cc: Charles Shinnamon; Cass
Subject: Item 4F-Environmental Review for South Oxbow Project
Date: Sunday, December 17, 2023 7:25:57 AM

[EXTERNAL]
Please give these comments to the Mayor and City Council members.
Thank you!

Dear Mayor and City Councilmembers,

We are asking that you remove item 4F from the Consent Calendar and discuss a plan to
review all of the potential Oxbow projects under one Environmental Impact Report. Currently
there are 457 entitled hotel rooms in addition to the 294 built rooms. The South Oxbow
Project would add another 170 hotel rooms.

As always the question comes down to housing: where will the workers for these projects
live?

As our Mayor and City Council, you have been diligent about prioritizing residents' needs.
Please continue to do so by calling for an overall plan for the Oxbow District with a thorough
understanding of the opportunities and limitations, before approving any further work on
projects in the area.

Thank you,
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December 17, 2023 
 
Dear Mayor Sedgley and Napa City Council Members, 
  
We continue to watch with great interest the proposed development of the South 
Lot at Copia and the old Napa Corporate Yard site at 933 Water Street. From what 
we have seen on the city’s website and submittals from the developer, the scale 
of the project is massive, and its impacts will almost certainly be detrimental to 
the neighborhood. As such, we support the City following a thorough 
environmental review process.  
 
Our concern is that the magic of “The Oxbow” is going to be lost through the 
environmental and societal impacts caused by over developing these two sites. 
It’s the classic 10 pounds of potatoes in a 5-pound bag. The developer is using 
new housing laws to circumvent existing height, density, and parking limitations 
historically imposed by the city.  Because the developer is circumventing the 
typical review process, all environmental impacts must be closely studied.  
 
While local serving housing is certainly welcomed, and we fully support, we 
understand there is a potential for more than 1,100 hotel rooms in the Oxbow 
District if this project and others that have been previously approved or proposed 
are built. All of this is to say that we believe it is incumbent upon the City to 
clearly understand the cumulative impacts of adding all these hotel rooms and 
homes before proceeding any further on any new development proposal.  
 
In conjunction with a comprehensive environmental analysis, a complete parking 
and traffic study should be conducted by the City and not by the developer as it 
appears is currently being suggested in the Stantec proposal. It is not hyperbole to 
state that the future of The Oxbow is in your hands. We hope you will proceed 
with great caution in determining what level of environmental review is necessary 
for Oxbow South before making any determination on the future of this 
neighborhood altering project.  
 
With respect,  
 
Steve Carlin 
Oxbow Public Market  
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From: Beth Painter
To: Clerk
Subject: Fwd: Oxbow Development
Date: Monday, December 18, 2023 5:42:07 PM

 

Begin forwarded message:

From: Joe and Diana Wilcox 
Subject: Oxbow Development
Date: December 18, 2023 at 4:26:47 PM PST
To: BPainter@cityofnapa.org

[EXTERNAL]

We ask you sincerely to slow down the development of the Oxbow area, 
particularly the proposal to add many more hotel rooms in the current parking 
area. We need a thorough environmental impact report and a long-term, big- 
picture vision of the Oxbow’s future. The limited parking, congested traffic, and 
urbanization of a lovely natural area could compromise quality of life for local 
residents and rob the Oxbow of its charm for tourists.

Counting on you—

Diana and Joe Wilcox
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From: Beth Painter
To: Clerk
Subject: Fwd: Oxbow project
Date: Monday, December 18, 2023 7:51:58 PM

Begin forwarded message:

From: Chris McClure 
Subject: Oxbow project
Date: December 18, 2023 at 7:42:15 PM PST
To: SSedgley@cityofnapa.org, LAlessio@cityofnapa.org
Cc: BPainter@cityofnapa.org, bnarvaez@cityofnapa.org,
mluros@cityofnapa.org

[EXTERNAL]
Dear Mayor Sedgely and Council Members, Ms. Alessio, Ms. Painter, Mr. Narvaez,
and Ms.Luros,

I am VERY concerned about the apparent piecemeal project being proposed near
the site of the Oxbow Market that includes over a thousand hotel rooms and NO
parking structure. For a project like this we need an Environmental Impact Report
and an OVERALL plan that includes ALL aspects.

Think about when any of you wants to remodel your house. You have to consider
everything: site plan, entrances, exits, heights, how one aspect relates to another,
what the flow is, lighting, water and on and on.
So here we have a proposal for multiple new buildings being built in a small area
without any of that unified forethought and parking not addressed at all. That is crazy.

I visit the Oxbow area about twice a week to shop or walk along the flood control
project park or river trail. I love the views, the waterfowl, the sunsets over the area
and just the general ambiance. That could all be destroyed by approving this project
without taking into consideration the whole site and its natural elements. Some of the
recommendations from the Urban Land Institute specified a focus on the river and to
nurture public life. Soooo let’s do it!

PLEASE rule in favor of, at the very least, 1. an EIR, 2.a unified plan that
encompasses all of the various proposed hotel rooms and 3.solid plans for a parking
garage.

Let’s do it right for residents and visitors alike.

Sincerely,
Christine McClure
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From: Michele Grupe
To: Clerk
Cc: Scott Sedgley; Beth Painter; Bernie Narvaez; Mary Luros; Liz Alessio
Subject: 12/19 Agenda Item 4F - remove from consent agenda
Date: Tuesday, December 19, 2023 8:58:52 AM

Dear Mayor and Council Members, 

I am writing to request that the City Council remove Consent Agenda Item 4F from the
Consent Calendar to allow a discussion with citizens who are concerned about the number of
developments/projects planned for the Oxbow District.  As a resident and new member of the
Napa Housing Coalition, I agree with the concept that a  FULL Environmental Impact
Report (EIR) needs to be performed on the entirety of the Oxbow District that includes all of
the projects that are being proposed currently or that have been approved but not yet built.

Thank you for your consideration of this request. 

Michele Grupe 

EXTERNAL]
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From: Alan Charles Dell"Ario
To: Mary Luros; Scott Sedgley; Beth Painter
Cc: Charles Shinnamon; Thomas B Timar; Karin Troedsson
Subject: Fwd: Oxbow Area - South Copia Hotel Development - City Council - Tuesday Dec. 19th - WE NEED YOUR HELP!!!
Date: Sunday, December 17, 2023 9:49:07 AM
Attachments: ATCH 1 - Stantec Proposal.pdf

Mary, Beth, Scott,
I’m sure you’re aware of the groundswell of concern about the proposed development in
Oxbow.  There needs to be comprehensive EIR, in my opinion.  Putting this item on the
consent calendar does not promote transparency and fails to address questions I and my
neighbors have about this project.
~Chuck Dell’Ario

Alan Charles Dell’Ario
2019 California Lawyer Attorney of the Year
Certified Specialist, Appellate Law
State Bar of California Board of Legal Specialization

Begin forwarded message:

From: "Charles Shinnamon" 
Subject: Oxbow Area - South Copia Hotel Development - City Council -
Tuesday Dec. 19th - WE NEED YOUR HELP!!!
Date: December 17, 2023 at 9:33:17 AM PST
To: "Charles W. Shinnamon" 

Friends and Neighbors,
 
As we promised when we emailed you, here is the information about the City Council
meeting this Tuesday afternoon at 3:30 pm. The session is held at City Hall at 955
School Street.

A contract with an environmental consulting firm to perform the environmental review
of the  “South Oxbow Mixed Use” area is currently on the Council’s Consent Calendar
at 3:30. We intend to ask the item to be removed from the Consent Calendar such that
we can all address the Council and express our concerns about the project and the
manner in which the environmental review is being handled. We have included a copy
of the consultants’ proposal if you wish to dig deeper into the scope they propose.

As we outlined in our earlier email, we believe that there are many issues that need to
be addressed and we fully suspect that you will have others of deep concern to you and
your friends and neighbors. 

[EXTERNAL]
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City of Napa  
Request for Proposal for CEQA Analysis for 


South Oxbow Mixed-Use Project 


July 18, 2023 (Updated October 23, 2023)


Attention:  Prepared By: 


Ryder Dilley, Associate Planner Stantec Consulting Services Inc. 


Planning Department 1340 Treat Boulevard, Suite 300 


Napa, CA 94559 Walnut Creek, CA 94597 
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A.  Cover Letter  


July 18, 2023; Updated October 23, 2023 


City of Napa 


Planning Department 


Attn: Mr. Ryder Dilley, Associate Planner 


Submitted via email: rdilley@cityofnapa.org   


Dear Mr. Dilley: 


Reference: Proposal for Environmental Services for the South Oxbow Mixed-Use Project 


Stantec Consulting Services Inc. (Stantec) is honored to present this proposal, offering our expertise to assist the 


City of Napa (City; Napa) with the environmental review for the South Oxbow Mixed-Use Project (Project). We 


have carefully reviewed the Project information and request for proposal (RFP) provided by the City on June 26, 


2023, and fully comprehend the City's need for the preparation of an Initial Study and other necessary 


documentation as mandated by the California Environmental Quality Act (CEQA). Additionally, we are prepared to 


undertake associated technical studies for the proposed approximately 6.7-acre waterfront development situated 


at 585-601 First Street and 933 Water Street (and includes 876 Water Street). 


At Stantec, we take immense pride in being a comprehensive firm offering the in-house ability to execute all 


necessary studies and evaluations to support the City, boasting a team of accomplished project managers, 


engineers, planners, and scientists with extensive experience collaborating with municipalities on projects akin to 


the remarkable South Oxbow Mixed-Use Project. Our recent track record showcases our capability to 


successfully complete multiple waterfront mixed-use infill developments in the Bay Area, including noteworthy 


projects such as: 


• Northern Waterfront 30-acre Mixed-Use Development Project, Vallejo 


• Mare Island Connolly Corridor Mixed-Use Development Project, Vallejo 


• Sacramento Waterfront Redevelopment Project, Sacramento 


• San Diego Seaport Waterfront Redevelopment Project, San Diego 


• Various Moffett Federal Airfield Demolition and Improvement Projects, Sunnyvale 


In our proposal, we highlight our exceptional proficiency in working with public sector clients and regulatory 


agencies on complex projects around the Bay Area. This adeptness enables us to develop responsible and 


defensible CEQA documents while remaining mindful of the public disclosure process and helping the City 


maintain public trust. The success and repeat business secured by our team serve as a testament to their 


planning expertise and mastery of CEQA. 


Over the years, Stantec has achieved excellence in completing numerous environmental and planning 


documents, ensuring full compliance with CEQA. Our approach incorporates CEQA streamlining strategies, such 


as "Projects Consistent with a Community Plan or Zoning" (California PRC Section 21083.3 and CEQA 


Guidelines Section 15183), "Infill Exemption" (California Senate Bill (SB) 226 Streamlining), and "Sustainable 


Communities Environmental Assessment" (SCEA) provisions under SB 375.Our proficiency in streamlining the 


CEQA review process is evident through significant projects, including the Bay Area's inaugural SCEA for the 


240-unit affordable senior Brunswick Street Apartment Project in Daly City and Oakland's most substantial senior 


affordable apartment project to date, comprising 540 units. Having successfully completed hundreds of 


environmental evaluations (CEQA), permitting, and compliance requirements in the Bay Area, we showcase our 


diverse and extensive experience. 


To support the City with the South Oxbow Mixed-Use Project, we proudly present our accomplished team, 


recognized and awarded by the Association of Environmental Professionals (AEP) for their exceptional 
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work over the past three years. Notably, our team has received Outstanding CEQA Documents awards for 


projects in Oakland and Santa Rosa in 2020, as well as Environmental Analysis Document Merit Awards for 


projects in Daly City and Santa Rosa in 2022 and 2023, respectively. These esteemed accolades truly highlight 


Stantec's unwavering dedication to delivering outstanding results while ensuring legal defensibility. 


Our proposed Management team is composed of seasoned CEQA practitioners and technical specialists, led by 


the accomplished Principal-in-Charge, Trevor Macenski, and the experienced Project Manager, Anna Radonich. 


Their leadership brings a wealth of knowledge and expertise to the table. Notably, both Trevor and Anna offer 


unique perspectives on the CEQA process, drawing from their respective community involvements as elected 


officials serving on the City Council of Benicia and as a Planning Commissioner in the City of Lafayette. Together, 


they have seamlessly collaborated on more than 50 CEQA documents in the last five years, with 


approximately a dozen of these projects involving waterfront, mixed-use, and infill developments akin to the South 


Oxbow Mixed-Use Project. This extensive experience ensures that our team possesses an intimate 


understanding of the intricacies and challenges involved in such developments, enabling us to navigate the 


complexities of you Project with finesse and expertise. 


Our team's collective knowledge, diverse expertise, and proven track record highlight our commitment to 


delivering legally defensible CEQA documents with outstanding quality. At Stantec, we take great pride in 


assembling a passionate team with impressive credentials that embraces responsible development, enriching 


both communities and the environment. We eagerly anticipate bringing our wealth of experience, dedication, and 


expertise to ensure the success of the South Oxbow Mixed-Use Project.  


REQUIRED STATEMENTS. 


• We have reviewed your proposed Services Agreement (Agreement) and, should we be selected for this 


assignment, we will be able to conclude a mutually satisfactory contract with you. Stantec recently 


completed a project with the City utilizing the same Agreement and successfully came to a mutually 


satisfactory contract with the City, on that project. 


• Trevor Macenski is authorized to commit Stantec to adhere to the performance standards in the request 


for qualifications. 


• We acknowledge receipt of Response to Information Request Addenda dated July 6, 2023. 


• Established in 1954, Stantec is a corporation organization incorporated in the state of New York.  


• Stantec’s contact information: 


Stantec Consulting Services Inc. 


1340 Treat Blvd, Suite 300, Walnut Creek, CA 94597 


Phone: 916.508.4170; Website: www.stantec.com  


• Stantec’s Primary Representative (for purposed of this RFP): 


Trevor Macenski, Senior Principal, US West – Planning Practice Leader 


Stantec Consulting Services Inc. 


1340 Treat Blvd, Suite 300, Walnut Creek, CA 94597 


Phone: 916.508.4170; Email: trevor.macenski@stantec.com  


 


We look forward to speaking to you soon. As our primary point of contact, Trevor Macenski is available to discuss 


our qualifications and answer any questions the City may have.  


Sincerely, 


 


Trevor Macenski 


Senior Principal, US West – Planning Practice Leader:  


916.508.4170    


trevor.macenski@stantec.com 


 


Anna Radonich 


Principal Planner 


925.285.6541    


anna.radonich@stantec.com 
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 B.  General Qualifications 


Established in 1954, the Stantec community brings together approximately 25,000 employees working in over 400 


locations across six continents. Our collaborative approach spans various disciplines and industries, enabling us 


to bring to life diverse projects in buildings, energy and resource management, environmental conservation, water 


management, and infrastructure development. We are dedicated to serving the communities and individuals we 


work with, fostering long-term relationships. 


With a global team of over 3,000 environmental professionals, we pride ourselves on being a knowledge-based 


organization. Our employees are passionate about their work and strive to deliver exceptional results. 


For more than two decades, our California Planning and Environmental Services team has been assisting 


municipalities. We have a track record of producing accurate assessments and disclosure documents that 


thoroughly evaluate impacts. Our primary objective is to support the City in preparing a high-quality environmental 


document for the Project that complies with CEQA. We aim to achieve this in the most time-efficient, technically 


sound, and cost-effective manner possible.  


LOCAL PRESENCE + 
RESOURCES 


Stantec maintains offices in 


six locations in the San 


Francisco Bay Area. This 


concentrated geographic 


range is specifically designed 


to help ensure Stantec has 


staff resources strategically 


located to provide 


comprehensive coverage of 


the respective geographies in 


the greater Bay Area. Each of 


these offices comes under the 


leadership of Trevor 


Macenski, Principal-in-Charge, 


who will manage staffing 


resources in accordance with 


Project schedules, required 


technical expertise, and 


budgets. Our company’s 


collaborative approach to 


sharing resources throughout 


the region and beyond allows 


us to deliver the best person 


for the job or task at hand. 


Our Walnut Creek office will 


provide the local expertise and 


boots on the ground 


coordination. In addition, to 


augment our local expertise, if 


a specific technical issue or question arises, we 


are able to respond to the City’s needs using 


direct technical resources within the state and 


nationwide.  
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C.  Experience 


At Stantec, our journey is defined by over 20 years of unwavering expertise, commitment, and passion for 


excellence in environmental consulting and engineering services. With a global presence and a local focus, we 


take pride in being at the forefront of innovation, sustainability, and responsible development. 


Our diverse team of skilled professionals, including project managers, engineers, planners, and scientists, brings 


a wealth of knowledge and experience to every endeavor. From the initial planning stages to the final 


implementation, we approach each project with meticulous attention to detail, ensuring alignment with 


environmental regulations and community aspirations. Our commitment to excellence in CEQA compliance and 


agency permitting allows us to streamline processes, reduce risks, and drive successful outcomes for our clients. 


Throughout our journey, we have earned the trust of clients worldwide, navigating the complexities of 


environmental challenges and delivering tailored solutions that consistently exceed expectations. Our experience 


spans a wide range of projects, from master planning and design to permitting for significant developments, such 


as the Bay Area's largest military base reuse projects, the redevelopment of Vallejo's Northern Waterfront, and 


the transformation of the Sacramento Waterfront. Additionally, our expertise extends to over 60 local public sector 


entitlement and environmental compliance projects in the Bay Area in just the past 5 years. 


Our team thrives on repeat business, a testament to the satisfaction of our clients and the exceptional work 


provided by our local environmental planning team. The experience, expertise, and services we offer align closely 


with projects similar to the South Oxbow Mixed-Use Project. 


Our highlighted experiences encompass various sectors, including: 


WATERFRONT DEVELOPMENTS: From remediation to CEQA 


documentation and the complexities of permitting and agency 


compliance, our extensive experience in waterfront projects both 


within and beyond the Bay Area demonstrates our proficiency in 


navigating the unique challenges of waterfront development. 


Stantec's expertise extends to handling agency permitting with 


entities such as the Army Corps of Engineers, Flood Protection 


Boards, Regional Water Quality Control Board, US Fish and 


Wildlife and California Department of Fish and Game. We 


regularly prepare CEQA and permitting packages for projects that 


interface urban uses with waterways. Moreover, tackling careful consideration and adaptation to sea-level rise 


and flooding and how that plays into the CEQA process to ensure waterfront developments remain resilient and 


sustainable over time. By integrating best practices in environmental planning and engineering, we create 


enduring waterfront spaces that harmonize with their natural surroundings, enhance the community, and 


withstand the challenges posed by changing coastal conditions.  


HOTEL & DESTINATION USES: At Stantec, our expertise in 


preparing CEQA documents extends to hotel and destination use 


projects, where we are committed to carefully assessing the unique 


impacts and opportunities that arise from such developments to 


create responsible and sustainable hospitality spaces. We 


understand that successful hotel and destination projects should 


seamlessly blend with the character and cultural essence of the 


surrounding area. When it comes to Use-Driven Impacts and 


Regional Events, we are keen on understanding the potential 


increase in visitor traffic and demands on local infrastructure during 


regional events or promotional activities. By analyzing these factors, we ensure that our projects can effectively 


accommodate fluctuations and mitigate any short-term impacts, minimizing disruption to the community. In 


evaluating these types of uses, on the Total Number of Rooms/Keys are the driver, and we use this to conduct a 


thorough analysis of the project's impacts. This comprehensive assessment includes considerations of water and 


energy consumption, waste generation, traffic patterns, transportation impacts, and overall ecological footprint. 


Understanding the implications of the project's scale empowers us to recommend appropriate mitigation 


CIA, First Street Bridge, Napa, CA 


 


First Street Bridge, Napa River 


ATTACHMENT 1







 
 


South Oxbow Mixed-Use Project I Stantec    5 
 


measures and design choices, thereby reducing negative environmental effects. Additionally, addressing parking 


demands and promoting sustainable transportation options is essential for projects like South Oxbow Mixed-Use 


Project. Hence, we incorporate Shared Parking Strategies and Mobility Services in our CEQA documents for hotel 


and destination projects. Our shared parking strategies optimize parking space utilization by accommodating 


different land uses within the same facilities. Additionally, our consideration of various mobility services, such as 


shuttle programs, bike-sharing initiatives, and public transportation connectivity, helps us mitigate traffic 


congestion and minimize the overall environmental impact of the development.  


HISTORIC RESOURCES: At Stantec, we recognize the 


paramount importance of adhering to historic preservation 


guidelines in the dynamic landscape of California development. 


Our team boasts extensive experience in collaborating with state 


and federal authorities, enabling us to excel in handling complex 


projects within historic districts. We are dedicated to achieving a 


seamless integration of history and modernity in every endeavor 


we undertake.  


Our team is well-versed in the Department of the Interior 


Standards for Historic Preservation, which serve as a cornerstone 


in our approach to historical district development. This expertise 


allows us to navigate the intricate guidelines effectively, ensuring 


that our projects respect the unique character and heritage of the area. This coupled with understanding the 


Nuance of Eligible and Historic Structures in Historic Districts: Preservation within historic districts often involves 


distinguishing between eligible and historic structures. With our in-depth understanding of this nuanced aspect, 


we can identify and carefully address the significance of each structure, preserving the essential elements while 


accommodating the project's needs. 


Our team possesses a comprehensive understanding of the difference between direct and indirect effects 


analysis in historic district development. This knowledge empowers us to accurately assess the potential impacts 


of our projects on the surrounding historic fabric and implement appropriate measures to safeguard the district's 


integrity. Stantec has valuable recent experience in dealing with historic building demolitions and mitigation 


strategies. Our portfolio includes support for the largest demolition of a historic structure in the Western US, as 


well as evaluating and mitigating the relocation of multiple historic buildings. Through meticulous planning and 


innovative strategies, we ensure that these actions are carried out responsibly, preserving the district's heritage 


while progressing towards the project's objectives. 


MIXED-USE RESIDENTIAL: Our team possesses extensive 


expertise in supporting a diverse range of mixed-use residential 


projects throughout the Bay Area. With a proven track record, we 


have successfully prepared CEQA documentation for high-rise 


developments in San Francisco, skillfully navigating the unique 


challenges of vertical growth. In the realm of Mixed-Use 


developments, Stantec excels in striking the delicate balance of 


diverse land uses, managing infrastructure challenges associated 


with higher density, and carefully addressing both direct and indirect 


impacts on adjacent properties to foster successful placemaking. 


With a wealth of experience, our multidisciplinary team collaborates 


to create vibrant environments that seamlessly blend residential, commercial, retail, and recreational elements. 


Moreover, our experience extends to mixed-use developments in Santa Rosa, where we artfully balance the need 


for new housing with historic preservation. These projects harmoniously blend residential, commercial, and 


recreational spaces, enhancing the city's urban fabric and creating a sense of place. Our proficiency in preparing 


complex CEQA documents includes instances where we must expand infrastructure to accommodate increased 


residential density within existing communities. We diligently plan utilities, transportation networks, and critical 


infrastructure to sustain growth without compromising community livability. Lastly, we guide our clients through 


the CEQA and Planning process, ensuring impactful disclosure of project impacts while fostering a sense of 


community identity through thoughtful planning and social interaction. With an unwavering commitment to 


Post War Era Homes, First St., Napa, CA 


McKinstry St. and First St., Napa, CA 
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excellence, we create residential developments that enrich the lives of residents and contribute positively to the 


communities they serve. 


At Stantec, we are committed to contributing our collective knowledge and expertise to the success of projects 


like the South Oxbow Mixed-Use Project. With our dedicated team, extensive experience, and proven track 


record, we look forward to creating lasting positive impacts on the environment, the community, and the future of 


responsible development. 


 


2344 Old Sonoma Road Mixed Use Project, 
Planning Services, Napa 


Working with the City of Napa, Stantec reviewed and revised 


an applicant provided  CEQA Evaluation under Section 15183, 


using  Appendix M, and Appendix N offered under the CEQA 


streamlining infill provisions of SB 226. The project included 


162 mixed-income for-sale residential units and approximately 


9,575 square feet of nonresidential space for commercial and 


community serving uses.  


Working side by side with the City, Stantec reviewed and 


revised a series of technical evaluations in-house to support 


the CEQA package that included, air, noise, and historical 


resources components.  


Why this experience is relevant to the South Oxbow Mixed-Use Project: Bay Area Project; Downtown Mixed-
Use Redevelopment; Historic District Evaluations; Adjacent Sensitive Uses; Alterations of Visual Character; 
Transition of Uses. 
 
Client Contact: Ricky Caperton, AICP, Planning Manager, City of Napa, Community Development Department, 
1600 1st Street, Napa, CA 94559; Phone: 707.257.9604; Email: rcaperton@cityofnapa.org    


 


 


Northern Waterfront Mixed-Use 
Development Project, Planning Services, 


Vallejo 


In 2007, The City of Vallejo adopted a Planned 


Development Master Plan and Design Guidelines 


for the three Districts of their Waterfront: North, 


Central and South. The Plan and Guidelines call for 


attractive, mixed-use, people-oriented development 


including public open spaces. As an extension of 


City staff, Stantec is processed entitlements and 


supplemental environmental review for 


development of the North Waterfront project, 


working closely with both Economic Development and Planning Divisions. The project included 175 residential 


units, 25,000 square feet of retail, and over 7 acres of a promenade and wetland park areas. Parking and 


commercial uses, while preserving and enhancing public use areas are incorporated into the area(s) immediately 


adjacent to the existing Marina and walking paths along the Napa River. The project’s entitlements relied on tiered 


environmental analysis from the previously certified 2005 EIR prepared by the city’s Redevelopment Agency. 


Challenges unique to the project include Sea Level Rise, Bay Conservation and Development Commission 


(BCDC) Permitting, Aquatic Habitat Analysis, Hazardous Materials Management, and Vehicle Miles Traveled.  
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Why this experience is relevant to the South Oxbow Mixed-Use Project: Bay Area Project; Waterfront 
Project; Downtown Mixed-Use Redevelopment; Historic District Evaluations; Hotel/Destination Uses; Sea Level 
Rise; Adjacent Sensitive Uses; Alterations of Visual Character; Transition of Uses. 
 
Client Contact: Gillian Hayes, Assistant City Manager, City of Vallejo, City Manager’s Office, 555 Santa Clara 
Street, Vallejo, CA 94590; Phone: 707.648.4163; Email: gillian.hayes@cityofvallejo.net   
 
 


Sacramento Waterfront Redevelopment 
Project, Environmental and Urban Planning 


Services, Sacramento 


Located at the historic starting point of the 
transcontinental rail heading east, our project focuses 
on revitalizing a 2.5-acre nationally recognized historic 
district along the waterfront and train depot area in 
Sacramento. The aim of this ambitious revitalization 
effort is to attract a diverse mix of people and offer a 
wide range of activities along Sacramento’s 
waterfront. 
 
As the driving force behind this transformation, 
Stantec is providing comprehensive services including architecture, building engineering, landscape design, civil 
engineering, and environmental expertise. Our responsibilities encompass client coordination, preparation of 
exhibits for grants, master plan design, construction document assistance, opinion of probable construction costs, 
specifications, and construction administration. Collaborating closely with the city, State Railroad History Museum, 
utility providers, business stakeholders, and our in-house team of engineers, architects, landscape architects, 
interior designers, and environmental resource specialists, we are working hand-in-hand to bring a visionary 
concept to life across approximately seven acres of the District. 
 
The project's central design features include market and assembly buildings, outdoor dining areas, play spaces, a 
signature water feature, an LED monument, and ample outdoor event venue space. To foster community 
engagement and enjoyment, we have also emphasized preserving the mature urban forest and developing 
various amenities in the park. These amenities consist of wayfinding and interpretive signage, multi-use plazas for 
gatherings, sport courts, movie nights, pop-up festivals, and food trucks. Furthermore, the plan incorporates 
drinking fountains, shade structures, bike paths, public restrooms, adventure playgrounds, pathway additions, 
parking lot renovations, architectural lighting, and pathway/trail lighting improvements. 
Throughout the process, Stantec has navigated unique challenges, including ensuring compliance with Section 
106 regulations concerning non-historic period recreation structures, as well as the NEPA process. Additionally, 
we have been advising the design team on the 404 B 1 Alternatives process for project formation. 
 
An essential aspect of our work involved developing the CEQA and NEPA documentation, which seamlessly 
integrates with the City of Sacramento's downtown specific plan. We also crafted an addendum that 
comprehensively covers all unique project components under the City's Specific Plan EIR. 
 
As the project progresses, our team remains committed to creating an inviting, vibrant, and dynamic space that 
will enhance the Sacramento waterfront experience and become a cherished destination for people of all 
backgrounds and interests. We are currently guiding the project through the schematic design and 
permitting/approvals process, ensuring its successful realization. 
 
Why this experience is relevant to the South Oxbow Mixed-Use Project: Waterfront Project; Downtown 
Mixed-Use Redevelopment; Historic District Evaluations; Hotel/Destination Uses; Sea Level Rise; Adjacent 
Sensitive Uses; Alterations of Visual Character; Transition of Uses. 
 
Client Contact: Ellen Sullivan, Project Manager, City of Sacramento, City Managers Office of Innovation and 
Economic Development,915 I Street, Sacramento, CA 95814; Phone: 916-808-5758; Email: 
eesullivan@cityofsacramento.org t   
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Seaport San Diego Waterfront 
Development Project, Environmental and 


Urban Planning Services, San Diego 


The Port of San Diego awarded Protea Waterfront 


Development the highly anticipated redevelopment 


of 70-acres of premier waterfront located between 


Downtown San Diego and the San Diego Bayfront.  


Built over the next decade, the project will include a 


480-foot observation tower; partially underground 


aquarium; three hotels; shops and restaurants; 30-


acres of new parkland; beaches and promenades; 


and upgraded facilities for commercial fishing fleets and pleasure craft. Seaport San Diego will be an interactive, 


diverse district offering recreational, commercial, cultural and educational attractions with vital, ongoing programs 


and activities while incorporating the rich aquatic heritage of the region.  


Stantec is supporting multiple facets of the project but is the lead Urban and Environmental Planning firm working 


side by side with CRTKL the lead architect to help facilitate the development of project and its adherence to the 


Environmental Leadership Development Project (ELDP) certification under SB 7 a unique CEQA streamlining 


mechanism. Considerations related to the redevelopment of the area include: Sea Level Rise, Coastal 


Commission Permitting, Species and Habitat Conservation, Historic Resource Management, Historic Structure 


Demolitions, Commercial Fishing Operations, Seismic and Fault Analyses, Greenhouse Gases, and Vehicle Miles 


Traveled. 


Why this experience is relevant to the South Oxbow Mixed-Use Project: Waterfront Project; Downtown 
Mixed-Use Redevelopment; Historic District Evaluations; Hotel/Destination Uses; Sea Level Rise; Adjacent 
Sensitive Uses; Alterations of Visual Character; Transition of Uses. 
 
Client Contact: Alex Buggy, Gafcon Development, 5960 Cornerstone Court West, Suite 100, San Diego, CA 
92121; Phone: 203.940-0880; Email: abuggy@abbapm.com    


 


 


Confidential Technology Client, Moffett Federal 


Airfield, Sunnyvale 


Stantec is leading the Master Planning, Design, Engineering, 


Architecture, and CEQA/NEPA compliance under a 


Programmatic EIR/EIS for buildout of Moffett Federal Airfield. 


With over 15 individual projects running concurrently, our 


comprehensive approach to deliver over 25 different services 


disciplines across a team of 150 professionals, Stantec is 


proud to be working on one of the Bay Area’s most active 


military base development sites. One project to note that is 


significant is the demolition of the largest historic structure on 


the west coast and the development of commercial, 


residential, and industrial uses. Stantec is currenting 


preparing a new stand-alone EA and in accordance with NEPA, as amended (42 United States Code 4321-4347), 


and the Council on Environmental Quality regulations for Implementing the Procedural Provisions of NEPA (40 


Code of Federal Regulations Parts 1500-1508). Key issues associated with the project include the demolition of 


historic structures and Section 106 compliance, transportation planning and design, visual resource impacts and 


compliance, and special-status species impacts.  
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Why this experience is relevant to the South Oxbow Mixed-Use Project: Bay Area Project; Waterfront 
Project; Downtown Mixed-Use Redevelopment; Historic District Evaluations; Sea Level Rise; Adjacent Sensitive 
Uses; Alterations of Visual Character; Transition of Uses. 
 
Client Contact: Katie O’Brien, Senior Director, Confidential Technology Company, Google MP5, 1160 N Mathilda 
Ave, Sunnyvale, CA 94089 Phone: 415.994.5903; Email: obrienkatie@google.com   


 


 


Mare Island Redevelopment, 
Environmental and Urban Planning Services, 


Vallejo 


The City of Vallejo and the Nimitz Group/Mare 


Island Company are undertaking the 


infrastructure and vertical development of up to 


1.2 million square feet of manufacturing, office, 


retail and residential space on Mare Island to 


stimulate development under the currently 


approved Mare Island Specific Plan. Stantec is 


working as an extension of City staff to help lead 


the entitlement and planning efforts associated with the planning actions. Stantec identified a single point of 


contact supported by technical specialists with expertise in base reuse planning, brownfield development and 


remediation, CEQA and NEPA documentation, wildlife and resource permitting, historic preservation, and 


transportation planning. Unique considerations related to the redevelopment of the island include Sea Level Rise, 


BCDC Permitting, Species and Habitat Conservation, Historic Resource Management, Historic Structure 


Demolitions, and Hazardous Materials Management.  


Why this experience is relevant to the South Oxbow Mixed-Use Project: Bay Area Project; Waterfront 
Project; Downtown Mixed-Use Redevelopment; Historic District Evaluations; Hotel/Destination Uses; Sea Level 
Rise; Adjacent Sensitive Uses; Alterations of Visual Character; Transition of Uses. 
 
Client Contact: Gillian Hayes, Assistant City Manager, City of Vallejo, City Manager’s Office, 555 Santa Clara 
Street, Vallejo, CA 94590; Phone: 707.648.4163; Email: gillian.hayes@cityofvallejo.net   


 


 


Caritas Village, Affordable 
Housing and Social Services 
Rehab Project, EIR and EA, Santa 


Rosa 


Stantec worked with the City of Santa 


Rosa to prepare an EIR and U.S. Department of Housing 


and Urban Development (HUD) EA for the Caritas Village 


Project. Stantec assisted the City of Santa Rosa with 


CEQA compliance for a comprehensive homeless 


services and emergency housing shelter and affordable 


housing project. 


The Caritas Village Project involves the construction of just over a full city-block of development that includes a 


comprehensive family and homeless support services facility. Stantec prepared air quality, cultural resources 


analysis including salvage reports, public report documentation, incorporation of interpretative materials, and 


compatible design to address the significant and unavoidable impacts to two historic-eligible listing properties. 


Overall, Stantec prepared a comprehensive EIR that addressed concerns regarding consistency with the St. Rose 


Historic District, existing city plans for pedestrian linkages, and the Downtown Station Specific Plan. The EIR 
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approval process underwent over twelve hours of public hearings through the City of Santa Rosa Planning 


Commission and City Council. Stantec’s team effectively presented the analysis and responded to all comments 


on the EIR. Findings and a Statement of Overriding Considerations were adopted; no legal challenges were filed. 


The EIR received unanimous approval. 


Why this experience is relevant to the South Oxbow Mixed-Use Project: Bay Area Project; Downtown Mixed-
Use Redevelopment; Historic District Evaluations; Adjacent Sensitive Uses; Alterations of Visual Character; 
Transition of Uses. 
 
Client Contact: Kristinae Toomians, Senior Planner, City of Santa Rosa, Planning & Economic Development, 
100 Santa Rosa Avenue, Room 3, Santa Rosa, CA 95404; Phone: 707.543.4692; Email: ktoomians@srcity.org   


 


 


3575 Mendocino Avenue 
Project, SCEA and EA, Santa Rosa 


Working with the City of Santa Rosa 


and Burbank Housing, Stantec 


prepared an SCEA and HUD EA for the 


redevelopment of an approximately 13.3-acre infill site, 


that was taken by the devastating Tubbs Fire in 2017, 


into a compact, sustainable, transit-oriented, master 


planned transit village community with up to 532 high-


density multi-family housing units consisting of 162 units 


affordable for low and very low senior households and up to 370 market rate housing units. The senior affordable 


housing component will include construction of three separate four-story buildings totaling 136,185 gsf on 2.5-


acres of the project site. The market rate housing component will include the construction of approximately eight 


separate three- or four-story buildings totaling 510,531 gsf on 9 acres of the project site. The project will also 


include 1-acre of shared open space and the construction of a new public street (0.8-acre), on-and off-site utility 


infrastructure, parking (including surface, covered, and an aboveground garage), driveways, frontage 


improvements, landscaping, and a new stormwater outfall into the adjacent, off-site Russell Creek. Stantec 


prepared the following technical studies in-house to support the CEQA/NEPA analysis: air quality/health risk 


assessment and greenhouse gas analysis; biological resources technical report; wetland delineation; 404, 401, 


1600 permits; section 106 report; and noise assessment. 


Why this experience is relevant to the South Oxbow Mixed-Use Project: Bay Area Project; Waterfront 
Project; Downtown Mixed-Use Redevelopment; Historic District Evaluations; Adjacent Sensitive Uses; Alterations 
of Visual Character; Transition of Uses. 
 
Client Contact: Kristinae Toomians, Senior Planner, City of Santa Rosa, Planning & Economic Development, 
100 Santa Rosa Avenue, Room 3, Santa Rosa, CA 95404; Phone: 707.543.4692; Email: ktoomians@srcity.org   


 


 


Midway Village 
Redevelopment Project, SCEA 


and EA, Daly City 


Stantec assisted the City of Daly City 


with CEQA and NEPA compliance for 


the Midway Village Redevelopment Project on 


approximately 11 acres. The project is San Mateo’s 


largest affordable housing project to date and is funded 


by HUD. The existing affordable housing residential 


development on the site will be demolished. The new 
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development will consist of a community center; a childcare center and play area; seven residential buildings 


(three-, four-, and five-stories) with courtyards providing 566 housing units; a revised street system; underground 


and surface parking for 791 vehicles; landscaping and new open spaces including a community garden; and 


improvements to the 3.2-acre city park. Stantec prepared the following technical studies in-house to support the 


CEQA/NEPA analysis: biological resources, air quality, GHG, HRA, cultural and historic resources, and noise 


assessment.  


Why this experience is relevant to the South Oxbow Mixed-Use Project: Bay Area Project; Downtown Mixed-
Use Redevelopment; Historic District Evaluations; Adjacent Sensitive Uses; Alterations of Visual Character; 
Transition of Uses. 
 
Client Contact: Michael Van Lonkhuysen, Planning Manager, City of Daly City, Planning Division, 333 90th 
Street, Daly City, CA 94015; Phone: 650.991.8033; Email: kmvanlonkhuysen@dalycity.org   


 


 


Aspire ERES Charter School 
Project, 15183.3 Infill Exemption and 


CEQA Compliance Strategy, Oakland 


Working with the City of Oakland, Stantec 


developed a CEQA exemption package 


compliance strategy for a 600-student, 49,000-square-foot 


public charter school infill project. The project is located on 


a brownfield site, and the team used CEQA Guideline 


Section 15183.3, Appendix M, and Appendix N offered 


under the CEQA streamlining infill provisions of SB 226. 


The project was identified as a transit priority project (TPP) 


as it is located within a priority development area (Fruitvale and Diamond areas) as defined by the Association of 


Bay Area Governments (ABAG) in the Plan Bay Area 2040. Stantec used the prior CEQA analysis provided in the 


City of Oakland’s program EIRs, including the 1998 General Plan Land Use and Transportation Element and the 


2003 Central City East Redevelopment Plan EIR, including the City of Oakland’s Standard Conditions of Approval 


and mitigation measures identified therein, as well as the 2013 Plan Bay Area EIR to address the project-specific 


environmental impacts of the project.  


Working side by side with the City, Stantec prepared a series of technical studies in-house to support the CEQA 


exemption documentation package that included traffic (both Level of Service and vehicle miles traveled 


analysis), air, noise, and historical resources components. As part of the traffic analysis, Stantec calculated the 


project VMT with the implementation of transportation demand management measures. Stantec worked with the 


City of Oakland to identify an exemption method for the project to ensure the project would not result in significant 


impacts. This ensured both the developer and the City of Oakland a defensible and fully compliant CEQA 


strategy.  


Why this experience is relevant to the South Oxbow Mixed-Use Project: Bay Area Project; Downtown Mixed-
Use Redevelopment; Historic District Evaluations; Adjacent Sensitive Uses; Alterations of Visual Character; 
Transition of Uses. 
 
Client Contact: Heather Klein, Planner III, Oakland City Planning, 250 Frank H. Ogawa Plaza, Oakland, CA 
94612; Pone: 510.238.3659; Email: hklein@oaklandca.gov   


 


 


Beyond the projects highlighted above, Attachment A to this proposal includes a matrix listing all key team 


members and their involvement on dozens of additional projects similar to the South Oxbow Mixed-Use Project. 
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D.  Proposed Scopes of Services 


Project Understanding 


The City of Napa is considering a proposal for the 


redevelopment of approximately 6.7 acres located on the 


south side of First Street and Water Street and bounded by 


Napa River to the east and to the south. The Project is 


comprised of five parcels identified as assessor’s parcel 


numbers (APNs): 003-242-001, -004, -005, -006, -007, and 


-008. The Project proposes the construction of 130 


residential units, 170 hotel rooms, 362 parking spaces, a 


trail along the river’s edge, and associated landscaping 


and pedestrian features. In addition, the Project proposed 


approximately 156,580 square feet (hotel and commercial) 


of non-residential space for visitor and community-serving 


uses, such as retail, food and beverage, and outdoor event 


space. The proposed maximum height of the structures 


would be 75 feet. The Project site is also located along the Napa River within an existing floodplain and the 


Applicant will likely provide a flood solution through fill.  


We Hear the Napa Community 


The South Oxbow Mixed-Use Project will transform the Napa waterfront. Understanding the Project will be 


welcomed by some members of the Napa community and rejected by others, Stantec attended the Project’s Pre-


Application Presentation to the Napa Planning Commission on June 15, 2023 to better understand the public’ 


perspective on the Project. Public comments during the June 15, 2023 meeting were focused on the following 


topics: 


• Shared parking / subterranean parking 


• Draft Demand Management Program 


• Pedestrian and Bicycle Safety  


• Integration of pedestrian facilities with 


existing community.  


• Waterfront access.  


• Oxbow District vs. Downtown  


• Interaction with / impacts to Napa River 


Flood Control Project 


• Potential Impacts to Alta Heights 


neighborhood 


• Affordable Housing and Density Bonus Law 


• City Art Program 


• Total Hotel rooms within the surrounding 


community area.  


• Trucking Routes- Construction Activities  


• Density identified in Napa’s General Plan 


• Zero net energy and Green Buildings  


• Community request for EIR 


CEQA Approaches Evaluated 


In preparation of this proposal, we reviewed various CEQA approaches to determine the recommended 


CEQA approach for the Project, including:  


15183 - Projects Consistent with a Community Plan or Zoning: California PRC Section 21083.3, and 


CEQA Guidelines Section 15183, mandates that projects which are consistent with the development density 


established by existing zoning, community plan, or general plan policies for which an EIR was certified shall 


not require additional environmental review, except as might be necessary to examine whether there are 


project-specific significant effects which are peculiar to the project or its site. This approach streamlines the 


review of such projects and reduces the need to prepare repetitive environmental studies. In order for a 


project to qualify for streamlining under Section 15183, the project must be consistent with one of the 


following: (1) a community plan adopted as part of a general plan [Napa Downtown Specific Plan; the Project 


conforms], (2) a zoning action which zoned or designated the parcel on which the project would be located to 


accommodate a particular density of development [the Project conforms with current zoning of Oxbow 


South Oxbow Conceptual Rendering, Napa, CA 
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Commercial (OBC)], or (3) a general plan of a local agency [2040 Napa General Plan; the Project conforms], 


and the project must also be consistent with an EIR which was certified by the lead agency for the zoning 


action, the community plan, or the general plan [the Project conforms]. If significant impacts could occur, 


previous mitigation measures or uniformly applicable development policies or standards will be identified to 


reduce potential impacts to a less than significant level. If potential impacts cannot be reduced, preparation of 


an SCEA should be considered. 


As such, the Project is eligible for streamlining under CEQA Guidelines Section 15183; however, it is 


advised that the City use 15183.3 per the discussion below. This approach gives limited flexibility 


related to mitigation and project specific impacts. 


15183.3 Infill Exemption: The Project site is located in a Priority Development Area as identified by 


Association of Bay Area Governments (ABAG) (Downtown Napa and Soscol Gateway Corridor) within 0.2-


mile of the Soscol Gateway Transit Center, a major transit stop. Based on research and review of the 


frequency intervals as of July 2023, the Soscol Gateway Transit Center is a major transit stop that contains 


“the intersection of two or more major bus routes with a frequency of service interval of 15 minutes or less 


during peak commute periods.” As such, the Project qualifies as a Transportation Priority Project (TPP). SB 


226 Streamlining applies to TPP residential, retail, and office uses per Public Resources Code [PRC] Section 


21094.5; CEQA Guidelines Section 15183.3 and promotes infill development by: (1) providing flexibility in 


project design by basing eligibility largely on environmental performance rather than prescribed project 


characteristics; and (2) avoiding repetitive environmental review where effects have already been analyzed 


at a programmatic level. In response to SB 226, new Guidelines Section 15183.3 was developed, requiring 


that a project, in order to be eligible for streamlined review, must meet certain criteria including being located 


in an urban area on a previously developed site or surrounded by at least 75 percent urban uses [the Project 


conforms], satisfying performance standards in CEQA Guidelines Appendix M [the Project conforms], and 


being consistent with applicable policies such as a Sustainable Communities Strategy [Plan Bay Area 2050; 


the Project conforms].  


In addition to these requirements, the project must incorporate renewable energy components, promote 


transit or active transportation, be consistent with a plan for land uses surrounding transit stations within 0.5 


miles of the project, and, in certain cases, undertake soil and water remediation.  


Based on initial review of the Project information provided in the City's RFP, Stantec will evaluate whether 


the Project is qualified for an infill exemption under CEQA Guidelines Section 15183.3. The evaluation will 


assess potential impacts on resource areas covered under CEQA following the Appendix M performance 


standards and the Environmental Checklist in Appendix N. The analysis will also consider the City's 2040 


General Plan and its accompanying certified EIR and the Napa Downtown Specific Plan and its 


accompanying EIR to determine if project-specific impacts were adequately addressed. If significant impacts 


could occur, previous mitigation measures or uniformly applicable development policies or standards will be 


identified to reduce potential impacts to a less than significant level. If potential impacts cannot be reduced, 


preparation of an SCEA should be considered. 


As such, the Project is eligible for the 15183.3 Infill Exemption and is preferred over the conventional 


15183 approach, but gives limited flexibility related to mitigation and project specific impacts.  


Sustainable Communities Environmental Assessment (SCEA) under SB 375: In order for a TPP or a 


Residential Project to be eligible for any of the SB 375 CEQA provisions, it must be consistent with the 


general use designation, density, building intensity, and applicable policies specified for the Project area in 


either a sustainable communities strategy or an alternative planning strategy PRC Section 21155(a) and 


21159.28). The Project site is located in a Priority Development Area as identified by ABAG (Downtown 


Napa and Soscol Gateway Corridor]) within 0.2-mile of the Soscol Gateway Transit Center, a major transit 


stop. Based on research and review of the frequency intervals as of July 2023, the Soscol Gateway Transit 


Center is a major transit stop that contains “the intersection of two or more major bus routes with a frequency 


of service interval of 15 minutes or less during peak commute periods.” Additionally, the density of the 


Project qualifies it as a TPP as defined by PRC Section 21155(b)―the South Oxbow Mixed-Use Project 
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proposes a density of 26 units per acre, while the minimum density required to qualify for a TPP project is 20 


units per acre. 


As such, the Project qualifies for a Sustainable Communities Environmental Assessment (SCEA) under SB 


375. An SCEA may be used for analysis of TPPs that have incorporated all feasible mitigation measures, 


performance standards, or criteria set forth in prior applicable environmental impact reports (EIRs) (in this 


case, Plan Bay Area 2050 EIR, the Napa 2040 General Plan EIR, and the Napa Downtown Specific Plan 


EIR) (PRC Section 21155.2). 


In accordance with the statue, residential projects with a total square footage of at least 50 percent 


residential uses (the Project site plans indicate that over 50 percent of the proposed uses would be 


residential) and TPPs can use the provisions in PRC Section 21159.28. Documents developed pursuant to 


PRC Section 21159.28 are NOT required to reference, describe, or discuss the following: 


• Growth inducing impacts,  


• Project specific or cumulative impacts from cars and light trucks on Global Warming or the Regional 


Transportation Network, and  


• Cumulative effects identified and mitigated for in previous applicable EIR's shall NOT be treated as 


cumulatively considerable for the project.  


As such Stantec will evaluate whether the Project is “qualified” as a TPP consistent with SCEA Criteria under 


PRC Section 21155 and 21155.2; including: Metropolitan Transportation Plan/Sustainable Communities 


Strategy Consistency, Land Use, Density, Proximity to Transit, and Mitigation Incorporation. 


The SCEA will evaluate the potential Project impacts on the resource areas covered under CEQA following 


the Environmental Checklist, Appendix G of the 2022 CEQA Guidelines.  


If a significant impact could occur, specific mitigation measures would be required to bring any potential 


significant impact to a level that is less than significant. If a potential significant impact cannot be mitigated to 


a level of less than significant, preparation of an EIR should be considered.  


As such, the Project is eligible for CEQA provisions under SB 375 and qualifies for an SCEA. This 


document has the same level of legal defeasibility as an EIR, substantial evidence, with significantly 


less time and cost. This approach gives the maximum flexibility related to mitigation and project 


specific impacts. 


Focused EIR. Napa City Council recently recognized the Soscol Gateway Transit Center as a major transit 


stop, as defined by PRC Section 21155, thereby qualifying the Project as a TPP and for CEQA streamlining 


per the provisions of SB 226 and SB 375. However, should preparation of the CEQA document identify a 


significant unavoidable impact, as defined in CEQA Guidelines Section 15126, or should City staff direct the 


preparation of an EIR, Stantec would prepare an EIR for the Project pursuant to PRC Section 21083; CEQA 


Guidelines Sections 15120 – 15132.  


Stantec would review and rely on prior planning and environmental documents (e.g., the Napa 2040 General 


Plan EIR, the Napa Downtown Specific Plan EIR, the 1997 American Center for the Wine, Food, and Arts 


Project EIR, and the 1998 Floodwall Environmental Impact Statement [EIS]/EIR) to screen out Project-level 


and cumulative analyses as much as possible. An Initial Study will be prepared to provide for a thorough 


disclosure of potential environmental impacts, and a focused environmental impact report (EIR) will follow 


only for those resource topics for which a significant and unavoidable impact or over which considerable 


controversy may arise.   


Based on a review of the Project and our knowledge of the Project setting, we anticipate the more significant 


potential environmental issues associated with development of the Project would include aesthetics, air 


quality, cultural resources, greenhouse gas emissions, hydrology and water quality, noise, and tribal cultural 


resources impacts. Prior to initiating work on the EIR, Stantec will prepare an Initial Study to scope the EIR 


so that it is limited only to those resource considerations that need to be evaluated in detail (likely to be 
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aesthetics, air quality, cultural resources, greenhouse gas emissions, hydrology and water quality, noise, and 


tribal cultural resources, based on the assumptions in this scope of work). Given the existing long-term 


operations on the site, the EIR will need to provide a detailed description of the baseline setting from which 


to assess the potential environmental impacts associated with both construction and long-term operations of 


the Project.  


As such, the Project is eligible for a Focused EIR. This document has the advantage of the 


substantial evidence standard. This approach gives the maximum flexibility related to mitigation and 


project specific impacts. 


Scopes of Work 


Upon review of various CEQA approaches, Stantec believes preparation of an SCEA is the appropriate 


CEQA approach and documentation for the Project We recommend an SCEA be prepared for the Project 


as this allows a streamlined review process for residential infill development projects and projects 


within 0.5-mile of a major transit stop. The SCEA will provide greater flexibility related to mitigation as 


Project-specific mitigation measures may be included. 


A standalone SCEA Scope of Work reflecting the Draft Scope of Services outlined in the RFP is included as 


Attachment B to this proposal. 


A detailed cost tables and schedule are included in Attachment A. A summary of costs and schedules are 


also summarized in Section F. Cost Estimate and Timeline, of this proposal. 


Quality Management and Consistency  


Stantec has experience preparing multiple projects within geographic proximity to one another and we have 


learned through that experience that quality management and consistency is key to project document 


defensibility. To that end, Stantec has a formal quality management system in use across the organization 


that is registered to the ISO 9001:2008 Quality management standard. This internationally recognized 


standard for quality management reduces project risk, while providing support for regulatory compliance, 


promoting reliability, improving productivity and the efficiency of our services, and increasing client 


confidence. Our Quality Assurance/Quality Control (QA/QC) Plan will be built into the CEQA document’s 


technical, schedule, and budget needs to ensure that quality is built in at the beginning and verified as the 


Project progresses. What this means for the City is that when you receive a submittal from Stantec, City staff 


will be able to focus on content and context versus quality issues (typos, grammar, etc.) requiring re-work and 


revisions. 


E.  Staffing 


Approach to Project Management  


Our management approach is informed by many factors, including our experienced-based understanding of 


the City’s organizational structure, policies, and procedures for implementing CEQA and expectations 


regarding internal and external communications and overall performance. Our approach: 


1. Supports the role of the City as the CEQA lead agency. 


2. Clearly assigns overall project leadership responsibilities to the respective project manager. 


3. Facilitates frequent and orderly communication between the City, the Stantec project team, the 


public, and trustee and responsible agencies. 


4. Commits key personnel and senior staff to specific tasks for the duration of the performance 


period. 


5. Coordinates the multi-disciplinary resources of the Stantec team to deliver high-quality work 


products that anticipate and respond to the City’s needs. 
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6. Implements quality control measures before work products are submitted to the City. 


7. Tracks and reports project cost and completion status to the City and to project personnel. 


Responsible Personnel 


For the South Oxbow Mixed-Use Project, Stantec offers a team that provides expertise across the complete 


suite of disciplines required to address the full range of environmental concerns that are likely to arise. The 


selection of our in-house team members was based on four key factors: 


1. Technical expertise in issue areas of concern to the City; 


2. Prior experience with similar projects with similar scope, locale, and issues; 


3. Availability during the performance period and ability to anticipate and accommodate changes in 


schedules for delivering milestone work products; and 


4. A demonstrated ability to effectively communicate and present technical information to the public 


and to assist the City in coordinating with other participating agencies. 


Organization Chart  


Our organization chart on the next page shows how we approach client communication and project 


management, and the value we place on internal quality control. Our team is organized around our Principal 


in Charge, who is supported by our Project Manager and a technical team consisting of a cadre of technical 


specialists. Beyond these key team members, we have more than 1,400 professionals in California. Under 


the direction of Trevor Macenski, there are a total of 300 environmental and planning staff supporting the 


western region. Stantec offers locally experienced resource leaders and a mix of junior, mid-level, and 


senior-level staff to maximize cost efficiencies, while providing necessary senior oversight to support 


successful Project completion. 
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Project Team Profiles 


We have assembled a team of key professionals, all with experience working on waterfront, mixed-use, and 


infill development projects in the Bay Area. Assigned staff will be committed to the Project through its 


completion. Brief descriptions of the Project management team and technical resources leads and their roles 


are provided in the following paragraphs. Resumes are provided in Attachment C and additional resumes 


can be provided upon request.  
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TREVOR MACENSKI 


Principal-in-Charge 


Trevor is Stantec’s 


Environmental and Planning 


Practice leader in the western 


united states. He has more 


than 18 years of experience as an 


environmental scientist with an advanced 


understanding of land-use planning. As part of 


our national impact assessment practice, he and 


brings a creative, problem- solving approach to 


his role as a liaison between the various 


participants in the planning, permitting, and 


project development process, including project 


sponsors, engineers, attorneys, lead and 


responsible agencies, and concerned 


community groups. He is an experienced 


environmental impact assessment practitioner, a 


skilled public presenter, and an educator in the 


environmental field. Trevor has worked on over 


125 CEQA documents, including more than 30 


EIRs that have been litigated, and has two 


published CEQA court cases to his name 


without a single document having been 


overturned. Trevor is a City Council Member for 


the City of Benicia and was previously on the 


Planning Commission, and Historic Preservation 


and Design Review Commission for the City of 


Benicia. He understands the municipal planning 


process and is sensitive to community concerns. 


 


ANNA RADONICH 


Project Manager 


Anna manages Stantec project 


teams, and she contributes 


analytical work products 


documenting CEQA compliance for agency 


decisions related to urban development, 


redevelopment, and infill projects. As an 


experienced urban and environmental planner 


with more than 20 years of professional 


experience, she synthesizes, reformats, and 


adapts knowledge generated by Stantec 


investigations for the specific needs of cities’ 


planning and CEQA compliance efforts in 


processing planning applications for mixed-use 


developments, in-fill projects, and commercial 


projects within the community. Anna has 


experience in environmental compliance 


strategies for land use and local development 


projects in both the public and private sectors. 


She has experience coordinating regulatory 


review and compliance, including facilitating 


public engagement, participating in regulator 


proceedings, and tracking compliance 


requirements. Anna is also a Planning 


Commissioner for the City of Lafayette. 


 


CHRISTINE ABRAHAM 


ESQ. 


QA/QC Manager 


As an environmental 


consultant with more than 18 


years of experience in environmental review and 


CEQA compliance documentation, Christine has 


prepared and managed all levels of CEQA 


documentation, from EIRs to EISs. In addition to 


document preparation, Christine draws from her 


legal background to provide a thorough peer 


review of environmental documents to verify 


defensibility, as well as engaging in litigation 


support when needed. 


 


KAITYN HECK 


Air Quality, GHG, and Toxics 


Kaitlyn has eight years of 


experience as an Air Quality 


and Greenhouse Gas 


Technical Specialist. She has 


worked on CEQA/NEPA project technical 


reports for a variety of development and 


infrastructure projects including residential and 


commercial developments, utility projects, 
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transportation projects, and long-term planning 


projects. Kaitlyn has been the lead technical 


expert for projects in air districts across the state 


including the South Coast Air Quality 


Management District (SCAQMD), Bay Area Air 


Quality Management District (BAAQMD), San 


Joaquin Valley Air Pollution Control District 


(SJVAPCD), Ventura County Air Pollution 


Control District (VCAPCD), and Monterey Bay 


Air Resources Board (MBARB). She is 


experienced with the California Emissions 


Estimator Model (CalEEMod), AERMOD 


dispersion modeling, EMFAC, and OFFROAD 


programs. 


 


MICHELLE TOVAR 


Biological Resources & 


Regulatory Compliance 


Michelle is a principal 


biologist with 20 years of 


experience in permitting, regional conservation 


planning, environmental compliance, sensitive 


species and their habitats, and mitigation. She 


has extensive experience in working with clients 


and regulatory agencies on environmental 


compliance documents and related permits. She 


is a project manager and permit specialist that 


assists clients with the state and federal 


Environmental Species Acts, NEPA, and Clean 


Water Act; she is also highly experienced in 


negotiating avoidance, mitigation/ 


compensation, and enhancement agreements 


with other agencies including USACE, FHWA, 


Caltrans, RWQCB, and private developers. As a 


former USFWS employee, she has developed 


many working relationships with biologists, 


technical leaders and regional chiefs throughout 


the western regions. 


 


ALISA REYNOLDS, RPA 


Cultural Resources 


Management 


Alisa manages cultural 


resources compliance 


processes for local agencies, 


development, and transportation projects. She 


specializes in NEPA, National Register of 


Historic Places (NRHP) and Section 106 


compliance, mitigation implementation 


procedures, Section 4(f), and project 


management. Alisa meets the Secretary of the 


Interior’s standards and guidelines for a 


professional archaeologist, and her focus is on 


strategizing best approaches to work with a 


diverse range of clients, stakeholders, and tribes 


to move the cultural resources process forward. 


Alisa has more than 20 years’ experience as an 


archaeological principal investigator for complex 


archaeological projects, including managing field 


crews, coordinating with construction managers, 


and building consensus with Native American 


tribes and individuals. 


 


REBECCA RIGGS 


Historic Resources 


Rebecca leads Stantec 


architectural history projects, 


including managing and 


participating in surveys of 


historic resources and authoring technical 


documents and reports for Section 106 of the 


National Historic Preservation Act, NEPA, and 


CEQA compliance for a variety of cultural 


resources projects. With six years of 


professional experience as an architectural 


historian, she has in-depth knowledge for 


researching and evaluating historic buildings, 


structures, and landscapes, as well as providing 


guidance to clients and agencies on required 


compliance for existing historic districts and 


buildings. She has experience authoring and 


coordinating with local, state, and federal 


agencies for regulatory review and compliance, 


as well as public outreach and working with 


agencies and interested parties to complete 


historic preservation measures. She has served 


as lead architectural historian on several 


complex projects that involve close consultation 


with multiple agencies and involve the 


development of not only technical reports, but 


programmatic agreements and memorandums 


of agreement and mitigation development and 


implementation. 
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NEIL DORAN 


Hazardous Materials & 


Remediation 


Neil has 23 years of 


experience as an 


environmental professional. 


His expertise includes environmental site 


assessment, site investigation design and 


implementation, geologic and hydrogeologic 


characterization, remediation planning and 


implementation, vapor intrusion evaluation, 


human health risk assessment and 


management, environmental compliance 


monitoring for remediation projects, and 


development and implementation of in-situ 


bioremediation programs. He has extensive 


experience with regulatory agencies at the local, 


state, and federal level facilitating voluntary 


investigation and remediation programs at urban 


infill and brownfield projects in the San 


Francisco Bay Area and across California, 


including regionally significant and 


transformative projects such as the Sacramento 


Railyards.  


 


KRISTIN POLLOT, AICP 


Planning 


Kristin is an urban planner with 


extensive experience in 


entitlements, planning policy 


and a wide range of 


environmental compliance work. She has spent 


the bulk of her career (16+ years) working as a 


city planner for local government (City of 


Pittsburg), where as a division manager, she 


oversaw the processing of hundreds of 


discretionary entitlement applications and 


dozens of CEQA documents for a wide variety of 


projects. Kristin has direct experience managing 


entitlements for large scale residential 


subdivisions, new and expanded commercial 


and industrial sites, green infrastructure projects, 


urban infill, waterfront development and multi-


family projects. She also has directly managed 


the preparation of multiple highly controversial 


EIRs and NEPA documents.  


 


TRACIE FERGUSON 


Noise Analyses 


Tracie has over 20 years of 


experience as an acoustical 


consultant on a wide range of 


project types, including environmental noise 


studies, government buildings, educational 


facilities, commercial spaces, mixed-use 


developments, and tenant improvements. She 


brings expertise in environmental noise control, 


CEQA documentation, mechanical noise and 


vibration control, and architectural acoustics. 


Tracie is skilled at providing design 


recommendations and mitigation measures to 


meet the requirements of applicable codes and 


ordinances. Her deep technical knowledge, 


experience with complex facilities, ability to 


integrate with multiple team members and agility 


in implementing innovative design solutions set 


her apart. 


 


DARYL ZERFASS, TE, PTP 


Traffic & Transportation 


Daryl has more than 28 years 


of experience in multiple 


aspects of traffic engineering 


and transportation planning. He has a proven 


record of managing large-scale traffic studies 


efficiently and effectively. His projects include 


freeway facility and interchange studies for 


PSRs and PRs, traffic impact studies for large-


scale development projects, transportation 


studies for Specific Plans and General Plan 


updates, large-area transportation studies, 


corridor studies, transportation nexus fee 


studies, traffic model development, and land-use 


related circulation studies. Daryl views every 


project as an opportunity to develop innovative 


transportation solutions and is committed to 


expanding accessibility for all members of the 


community. 


 


JOSH HOHN, AICP 


Visual Simulations & 


Aesthetics 


Josh is a visual resources 


expert with experience in 


environmental planning and 
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permitting. With close to 20 years of experience 


as a visual analyst, Josh has produced technical 


reports and CEQA/NEPA documents, or their 


equivalent, for dozens of infill residential and 


mixed-use development projects, as well as 


proposed power generation and transmission 


projects. support of his work, he has testified 


before the California Energy Commission and 


West Virginia Public Service Commission. He 


has also conducted visual assessments for a 


variety of infrastructure projects, including roads, 


water treatment plants, communications 


facilities, and California High-Speed Rail. As 


Stantec’s Visual Resources Practice Lead, Josh 


has written or overseen visual impact analyses 


for projects throughout California and across the 


country. 


 


F.  Cost Estimate and Timeline 


The standalone SCEA Scopes of Work reflecting the Draft Scope of Services outlined in the RFP is included as 


Attachment B to this proposal. 


We have provided a time and materials cost estimate to prepare the SCEA Scope of Work attached to this 


proposal (Attachment B). The detailed cost estimate indicating expenditures for personnel resources and 


materials for each task identified in the scope of work is provided therein. The cost estimate has all tasks and sub-


tasks listed, with billing rates, and total costs per task and sub-task. The cost summary is provided below and a 


detailed cost spreadsheet (including all tasks and sub-tasks listed, with billing rates, and total costs per task and 


sub-task) is provided as Attachment 2 to Attachment B. Additionally, Attachment B includes a preliminary work 


schedule for the South Oxbow Mixed-Use Project, as duplicated below. 
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SCEA 


Cost Estimate 


We have provided a time and materials cost estimate to prepare the SCEA for the South Oxbow Mixed-Use 


Project.  


Task Budget 


Task 1: Project Management, Kick-off & Regular Update Meetings $11,248 


Task 2: Project Consistency Review and Mitigation Evaluation $8,522 


Task 3: Project Description $10,910 


Task 4: Technical Studies  


     Task 4-1: Air Quality and GHG Emissions Analysis $14,220 


     Task 4-2:  Biological Resources Assessment $6,498 


     Task 4-3: Cultural Resources Assessment $14,368 


     Task 4-4: Noise Impact Assessment $5,256 


     Task 4-5: Transportation $7,302 


Task 5: Administrative Draft SCEA $64,900 


Task 6: Screencheck Draft SCEA and Public SCEA $21,304 


Task 7: Response to Comments and MMRP $15,008 


Task 8: Public Hearings $11,616 


Labor Total $191,152 


5% Contingency Budget $9,558 


Direct Costs $2,658 


Total Budget $203,368 
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Schedule 


The following is the preliminary work schedule for preparation of an SCEA for the South Oxbow Mixed-Use 


Project, assuming authorization is received by December 1, 2023. Stantec will work with the City on finalizing this 


schedule during the initial Project kick-off meeting.  


Work Product / Milestone 
Estimate 


Completion 
(Weeks) 


Contract Awarded Week 1 


Project Initiation Meeting; Receipt of Approved Project Plans, and all Technical Studies 


Prepared by the City’s/Applicant’s consultants 
Week 1 


Stantec Submits Draft Project Description for City Review Week 2 


City Review Draft Project Description Week 3 


Stantec Prepares Administrative Draft SCEA and Technical Studies Week 4-8 


City Reviews Administrative Draft SCEA and Technical Studies Weeks 9-11 


Stantec Revises and Submits Screencheck Draft SCEA to City Week 12-13 


City Reviews Screencheck Draft SCEA Week 14-15 


Stantec Revises and Prepares Public SCEA for Submittal to City and State Clearinghouse Week 16 


SCEA Distributed for Public Review Week 17 


State Clearinghouse 30-Day Public Review Period Weeks 18-22 


Stantec Prepares Responses to Comments and MMRP Weeks 23-24 


Hearings TBD 
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G.  Exceptions to Agreement 


Stantec has reviewed your proposed Services Agreement and, should we be selected for this assignment, we will 


be able to conclude a mutually satisfactory contract with you. Stantec recently completed a project with the City 


utilizing the same Agreement and successfully came to a mutually satisfactory contract with the City, on that 


project. 
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DEMONSTRATED PROJECT EXPERIENCE + TEAM’S COLLABORATIVE EXPERIENCE   - Denotes AEP Award Winning Project  
 
 


PROJECTS  
 


Bay Area 
Project 


 
Waterfront 
Projects 


 
Downtown 
Mixed-Use 


Redevelopment 


 
Historic 
District 


Evaluations 


 
Hotel/  


Destination  
Uses 


 
Sea Level 


Rise 
Adaptation 


 
Adjacent 


Sensitive Uses 


 
Alterations of 


Visual 
Character 


 
Transition 


of Uses Trevor M Anna R Christine A AQ/GHG BIO CUL/HST HAZ NOI TRANS VIS 


2344 Old Sonoma Road, Napa, 15183 Peer-Review •  • •   • • • •  • • • • • • • • 
Northern Waterfront Mixed-Use, Vallejo, Entitlements, CEQA  • •  • •     • • • • • • • • • • • • • • • 
Sacramento Waterfront, Sacramento, Addendum and EA  •  • •     • • • • • • • • • • • • • • • 
Seaport Village, San Diego, EIR  •  • •      • • • • • • • • • • • • • • • 
MFA Hangar 3 Demolition, NEPA • •  •  • • •  • • • • • • • • • • 
MFA Eastside Airfield Improvement Project, NEPA • •  • •  • • • • • • • • • • • • • • 
Former Mare Island Naval Base Environmental & Planning 
Services  • •  • •     • • • • • • • • • • • • • • • 
Mare Island Connolly Corridor Mixed Use Project, CEQA • •  • •     • • • • • • • • • • • • • • • 
Caritas Village, Affordable Housing  & Social Services 
Rehab, Santa Rosa, EIR and EA  •   • •   • • • • • • • • • • • • • 
3575 Mendocino Avenue, Affordable  
Housing, Santa Rosa, SCEA and EA  • •  • •   • • • • • • • • • • • • • 
Midway Village, Affordable Housing, Daly City,  
SCEA and EA  •   • •   • • • • • • • • • • • • • 
Aspire ERES, Charter School, Oakland, Exemption  •   • •   • • • • • • • • • • • • • 
Vallejo Transit Center and Housing Complex Project, 
Vallejo, ISMND • •  • •     • • • • • • • • • • • • • • • 
Mowry Village Residential, Newark, EIR • •    • • • • • • • • • • • • • • 
1180 Main Street Office, Redwood 
City, ISMND • •  • •   • • • • • • • • • • • • • 
East Main Street Redevelopment Project, Vacaville, ISMND • •  • •     •  • • • • • • • • • • • • • 
Six Flags Theme Park Expansion Project, Vallejo, ISMND • •       •  • • • • • • • • • • • • • 
469 Stevenson Street, San Francisco,  EIR and Recirculated EIR •   • •       • • • • • • • • • • • • • 
Brunswick, Senior Housing, Daly City, SCEA •   • •       • • • • • • • • • • • • • 
1125 Arguello, Mixed-Use Office Affordable Housing, 
Redwood City, EIR •   • •       • • • • • • • • • • • • • 
El Camino Real Mixed-Use Hotel and Residential, 
Millbrae, SCEA •   • •     •  • • • • • • • • • • • • • 
La Quinta Hotel Project, Vallejo, 15183 Package •   •      •  • • • • • • • • • • • • • 
Home 2 Suites Hotel Project, Vacaville, ISMND •        •  • • • • • • • • • • • • • 
Home 2 Suites Hotel Project, Antioch, ISMND •   •       •  • • • • • • • • • • • • • 
Quintal Road Residential Development Project, Manteca, 
EIR    •      •  • • • • • • • • • • • • • 
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A.  Scope of Work – SCEA 


In order for a Transit Priority Project (TPP) or a Residential Project to be eligible for any of the California 


Senate Bill (SB) 375 California Environmental Quality Act (CEQA) provisions, it must be consistent with 


the general use designation, density, building intensity, and applicable policies specified for the Project 


area in either a sustainable communities strategy or an alternative planning strategy (Public Resources 


Code [PRC] Section 21155(a) and 21159.28). The Project site is located in a Priority Development Area 


as identified by Association of Bay Area Governments (ABAG) (Downtown Napa and Soscol Gateway 


Corridor]) within 0.2-mile of the Soscol Gateway Transit Center, a major transit stop. The Soscol Gateway 


Transit Center is a major transit stop that contains “the intersection of two or more major bus routes with a 


frequency of service interval of 15 minutes or less during peak commute periods.” Additionally, the 


density of the Project qualifies it as a TPP as defined by PRC Section 21155(b)―the South Oxbow 


Mixed-Use Project proposes a density of 26 units per acre, while the minimum density required to qualify 


for a TPP project is 20 units per acre. 


As such, the Project qualifies for a Sustainable Communities Environmental Assessment (SCEA) under 


SB 375. An SCEA may be used for analysis of TPPs that have incorporated all feasible mitigation 


measures, performance standards, or criteria set forth in prior applicable environmental impact reports 


(EIRs) (in this case, Plan Bay Area 2050 EIR, the Napa 2040 General Plan EIR, and the Downtown Napa 


Specific Plan EIR( (PRC Section 21155.2). 


In accordance with the statue, residential projects with a total square footage of at least 50 percent 


residential uses (the Project site plans indicate that over 50 percent of the proposed uses would be 


residential) and TPPs can use the provisions in PRC Section 21159.28. Documents developed pursuant 


to PRC Section 21159.28 are NOT required to reference, describe, or discuss the following: 


• Growth inducing impacts,  


• Project specific or cumulative impacts from cars and light trucks on Global Warming or the 


Regional Transportation Network, and  


• Cumulative effects identified and mitigated for in previous applicable EIR's shall NOT be treated 


as cumulatively considerable for the project.  


As such Stantec will evaluate whether the Project is “qualified” as a TPP consistent with SCEA Criteria 


under PRC Section 21155 and 21155.2; including: Metropolitan Transportation Plan/Sustainable 


Communities Strategy Consistency, Land Use, Density, Proximity to Transit, and Mitigation Incorporation. 


The SCEA will evaluate the potential Project impacts on the resource areas covered under CEQA 


following the Environmental Checklist, Appendix G of the 2022 CEQA Guidelines.  


If a significant impact could occur, specific mitigation measures would be required to bring any potential 


significant impact to a level that is less than significant. If a potential significant impact cannot be 


mitigated to a level of less than significant, preparation of an EIR should be considered. It is assumed that 


potential impacts can be reduced to a less-than-significant level, and the development of an EIR would 


not necessary; preparation of an EIR is therefore not included in this scope to prepare an SCEA. 


Task 1: Project Management, Kick-off & Regular Update Meetings 


Upon the City’s review of our scope of work, Stantec’s Principal-in-Charge, Trevor Macenski, and Project 


Manager, Anna Radonich, will attend one 1-hour virtual meeting with City staff and the Applicant to 


explain the process, methodology, and approach to preparing an SCEA document. 


Trevor and Anna will coordinate and attend one 2-hour kick-off in-person or virtual meeting with City staff 


and the Applicant to initiate the Project and review Stantec's scope of work and a description of the 


Project to be evaluated in the SCEA, including maps and graphics. To maximize efficiency, Stantec also 


proposes that the kick-off meeting agenda include, but not be limited to, the following action items: 
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• Introduce and establish lines of communication among project team members and identify roles 


and responsibilities. 


• Identify, discuss, and revise, as necessary, the scope, methodology, content, approach, and 


schedule for completion. 


• Review/refine the project objectives (CEQA). 


• Discuss the schedule for providing information to Stantec for documents required for preparation 


of the SCEA. 


Additionally, during the kick-off meeting, the Applicant team, City, and Stantec will discuss “baseline” and 


agree on the definition of baseline, for the Project CEQA analysis. 


Within a week of the kick-off meeting, Stantec shall prepare and submit any revisions to the statement of 


work based on feedback from the City.  


Once environmental review is underway, a bi-weekly Project check-in virtual meeting of up to one-hour 


would be scheduled with the City staff, Applicant, and the Project team to provide updates on the Project 


progress. Prior to each bi-weekly meeting, Stantec will provide an updated Microsoft Project schedule, 


agenda, and action items tracker. Stantec will prepare and distribute meeting minutes following all Project 


meetings Stantec prepares agendas for. In total, we have accounted for fourteen one-hour bi-weekly 


virtual meetings. 


In addition, this scope includes one 2-hour virtual meeting for review of City comments to the 


Administrative Draft SCEA document.  


This task also includes development and maintenance of the project schedule, and the internal 


coordination required to publish the necessary CEQA documentation and to prepare the “final” SCEA for 


adoption by the City. This task consists of those management activities that ensure Stantec’s ability to 


keep the Project running smoothly. As the liaison between Stantec staff, City staff, and Applicant, 


Stantec’s Principal-in-Charge, Trevor, will ensure that information is distributed appropriately, and that 


comments regarding Project-related issues are communicated effectively and efficiently.  


Stantec will take notes during each meeting attended and distribute the draft notes to the meeting 


distribution list within three business days of each meeting.  


Trevor and Anna will attend the following Project meetings: 


• One 1-hour virtual meeting with City staff and the Applicant to explain the process, methodology, 


and approach to preparing an SCEA document. 


• One 2-hour in-person or virtual kick-off meeting to initiate the Project. 


• Up to fourteen one-hour bi-weekly Project check-in virtual meetings. 


• One 2-hour virtual meeting for review of City comments to the Administrative Draft SCEA 


document. 


• Trevor and Anna’s attendance at up to three public hearings is captured in Task 8, Public 


Hearings. 


Deliverable 


• Draft Meeting Notes for all meetings attended by Stantec (with exception of City Council Hearings 


as outlined in Task 8, Public Hearings): one electronic copy (MS Word or email and PDF as 


needed) 


• Bi-weekly Updated Schedule using Microsoft Project: one electronic copy (PDF) 


• Meeting Agenda for all Project meetings attended by Stantec: one electronic copy (MS Word or 


email and PDF as needed) 
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• Bi-weekly Updated Action Items Tracker: one electronic copy (MS Word or email and PDF as 


needed) 


Task 2: Project Consistency Review and Mitigation Evaluation 


Under this task, Stantec will gather existing background data on the Project site using available sources 


such as information from the State Historic Preservation Office, Plan Bay Area 2050, Bay Area Air Quality 


Management District, and any information generated by the Applicant such as Phase I Environmental Site 


Assessment (ESA), Preliminary Geotechnical Report, Arborist’s Report and Tree Survey, etc. 


Stantec will develop the summary findings for the Plan Bay Area 2050 and conduct the mitigation 


applicability, identifying any mitigation measures that would apply to the Project. 


Deliverable 


• Draft Mitigation Evaluation: one electronic copy (MS Word and PDF as needed) 


Task 3: Project Description 


Concurrent with Task 2, Project Consistency Review and Mitigation Evaluation, Stantec will initiate 


Project activities, working closely with City staff to ensure the development of a detailed Project 


Description in compliance with the City’s expectations. The Project description will include regional and 


local setting; the Project goals and objectives; and Project characteristics and important features and 


allow the public to provide input at public meetings and provide meaningful comments on the 


environmental consequences of the Project.  


Deliverable 


• Draft Project Description: one electronic copy (MS Word and PDF as needed) 


Task 4: Technical Studies 


Stantec will prepare the below technical assessments in-house to support the SCEA analysis. The 


standalone Air Quality, Greenhouse Gas (GHG), and Energy Technical Study, Biological Resources 


Technical Memorandum, and Cultural Resources Technical Summary Report will each be included as 


appendices to the SCEA document, while the noise and transportation assessments will be wholly 


contained within the respective resource section with supporting documentation and modeling included as 


an appendix to the SCEA document. With exception to the in-house technical assessments listed below 


in Task 4, it is assumed that all other technical studies, site plans, and data, including, but not limited to 


the Preliminary Geotechnical Report, Phase I ESA, and water/sewer demand calculations, will be 


provided by the City and/or Applicant during the Project kick-off meeting. This scope of work does not 


include a Water Supply Assessment and assumes the Applicant will prepare one, if determined 


necessary, by the City. Additionally, Stantec’s scope does not include agency consultation or 


permits/permit fees obtained from the U.S. Army Corps of Engineers (USACE), California Department of 


Fish and Wildlife (CDFW), or the U.S. Fish and Wildlife Service (USFWS). Should permitting be required 


and not performed by the Applicant, Stantec can provide a supplemental scope of work and fee, upon 


request.  


Task 4-1: Air Quality and Greenhouse Gas Emissions Analysis  


Stantec staff will prepare a standalone Air Quality, Greenhouse Gas, and Energy Technical Study in 


accordance with the provisions outlined in CEQA, and consistent with the requirements and 


methodologies recommended by the Bay Area Air Quality Management District (BAAQMD), the Napa 


2040 General Plan, and SB 32 greenhouse gas (GHG) reduction targets. 
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Affected Environment, Regulatory Setting, and Background Information:  This will include a 


discussion of the Project location and regional setting, summary of pertinent and general air quality 


requirements, GHG statutes and regulations, including the federal and California Clean Air Acts, 


California and National Ambient Air Quality Standards and applicable regional air quality and GHG plans 


and programs. This tasks also includes listing of the Project area attainment status with the ambient air 


quality standards and summarizing local air quality data (as available). All sensitive receptor sites in 


proximity to the Project will be identified. The background information will also include a discussion of the 


Project’s electricity provider and pertinent energy regulations. 


Criteria Pollutant Estimation. The air quality analysis will include a discussion and evaluation of regional 


construction emissions and long-term operational emissions. Emissions associated with Project 


construction and net operation (proposed project emissions minus existing site emissions) will be 


evaluated using the current version of the California Emissions Estimator Model (CalEEMod). Pollutants 


to be assessed include the following: reactive organic gases (ROG), oxides of nitrogen (NOx), carbon 


monoxide (CO), sulfur dioxide (SO2), and particulate matter (PM10 and PM2.5). The construction and net 


operational emissions will be compared to BAAQMD project-level thresholds disclosed within the 


BAAQMD’s 2017 CEQA Guidelines to determine project significance. 


Carbon Monoxide Hotspot Analysis. A qualitative assessment of CO hotspots will be provided 


consistent with BAAQMD CO screening analysis. If it is later determined that a quantitative assessment of 


CO is necessary, a budget augment will be requested.  


Greenhouse Gas Analysis. The air quality modeling prepared for the criteria air pollutants will be used 


to generate emission estimates of GHGs in metric tons of carbon dioxide equivalent (MT CO2e). 


Consistent with BAAQMD recommendations, construction and operational emissions will be disclosed 


within the analysis. In April 2022, the BAAQMD approved updated, qualitative GHG thresholds. These 


thresholds allow a project to determine significance based on an approved Climate Action Plan (CAP) or 


meet specific energy and transportation requirements. The City of Napa prepared a draft 2040 General 


Plan that was published in October 2022 and includes a Climate and Sustainability Element which states 


that the City is working with the County on a combined CAP. In the event that this CAP is prepared and 


approved prior to the time of analysis, then the CAP will be used to determine significance. However, if 


the CAP has not been finalized by the time of analysis, GHG significance will be determined based on the 


Project’s consistency with BAAQMD’s 2022 qualitative thresholds that would require vehicle miles 


traveled (VMT) reductions and all electric facilities. In addition, the Project will be compared to other 


applicable GHG reduction plans such as the California Air Resources Board’s (CARB) Scoping Plan. 


Construction Health Risk Assessment. The Project site lies in an existing commercial area. Based on a 


review of Google Earth, there are single family residents located approximately 300 feet to the east and 


south of the project site boundary. To assess the impacts of construction-related diesel particulate matter 


(DPM) to nearby receptors, Stantec will prepare a quantitative health risk assessment (HRA) and will be 


included as an appendix to the Air Quality and GHG Technical Report. The HRA will be conducted in 


accordance with the Office of Environmental Health Hazard Assessment (OEHHA) and the BAAQMD 


guidance to assess these impacts. The construction HRA will include the following: 


• Estimation of TAC Emissions. The main source of TACs would be DPM emissions from 


construction equipment. DPM emissions will be obtained from the CalEEMod modeling. 


• Air Dispersion Modeling. Dispersion modeling will be prepared using the current version of 


AERMOD, a dispersion model approved by the USEPA and BAAQMD to calculate the 


concentration of DPM at nearby sensitive receptors. 


• Risk Characterization. The inhalation risk will be estimated as the main exposure pathway from 


Project emissions is inhalation. The HRA will be calculated following the latest OEHHA and 


BAAQMD guidance. 


• Findings and Discussions: The findings for cancer and non-cancer risks will be disclosed and 


compared to BAAQMD thresholds. 
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Note: Due to the proximity of nearby receptors, it is assumed that construction emissions will need to 


be mitigated with Tier 4 off-road construction to reduce the health risk during construction. 


Operational Health Risk Assessment. Based on the preliminary project description, the Project is not a 


source of substantial toxic air contaminants such as those associated with distribution and large 


warehouse centers that would result in a health risk impact to nearby sensitive receptors. A qualitative 


discussion of the health risk impacts posed to existing, off-site sensitive receptors will be sufficient. 


However, the Project would place new residents that could be impacted by existing stationary and mobile 


sources of TACs. The analysis will include a review of BAAQMD health risk screening tools to evaluate 


the single stationary and cumulative risk posed to new receptors from stationary and mobile sources 


within 1,000 feet. 


Energy Analysis. Project energy demands from petroleum fuel (gasoline and diesel), natural gas, and 


electricity during both construction and operation will be calculated based on the air quality modeling 


output files, CARB’s EMFAC2021, and EMFAC OFFROAD. The analysis will also include a discussion of 


the project’s consistency with energy reduction plans include California Green Building Standards and the 


City’s 2040 General Plan. 


Emissions Reductions and Significance Findings. If deemed necessary, mitigation measures will be 


identified to reduce significant impacts related to air constituents and GHG emissions. Emissions 


reductions from these measures will be quantified. Sources of measures include, but are not limited to, 


the Office of the California Attorney General and the California Air Pollution Control Officers Association’s 


Quantifying Greenhouse Gas Mitigation Measures report. Significance findings will be provided for both 


pre- and post-mitigation conditions. 


Assumptions 


• Stantec will provide the City and Applicant with the modeling assumptions for review and 


comment prior to initiating the comprehensive modeling. The schedule clock will be paused 


during the review period and will begin upon receipt of acceptance. 


• CalEEMod will be used to estimate criteria air pollutant and GHG emissions. 


• If CalEEMod is updated and the update precipitates revised modeling a budget augment will be 


warranted. 


• The criteria air pollutant/GHG modeling includes one round of comprehensive modeling and 


assumes modeling will be prepared for the existing site (to calculate the emissions that will be 


displaces) and the proposed Project. Based on the preliminary description of the project, this 


scope includes 12 hours of modeling. The scope assumes a single phase of construction. If the 


level of effort exceeds the estimated number of hours a budget augment may be requested.  


• A qualitative assessment of CO hotspots will be provided. If it is later determined that a 


quantitative assessment of CO is necessary, a budget augment will be requested. 


• The HRA assumes that construction will take place over a single phase. If construction is 


prepared in phases, a budget augment may be requested. If the construction phasing would 


place residents on the project site prior to completion of construction, an operational HRA to 


evaluate the risk posed to on-site receptors during remaining construction would be required and 


a budget augment may be requested. 


• Major changes to the Project features, design, schedule or other parameters that precipitate 


revisions to the emissions modeling may also warrant a budget augment.  


• Changes to the Project that occur after completing the analysis that require re-modeling will be 


considered additional work that is not covered by this scope of work.  


• The Project is not considered a source of substantial odors. A qualitative assessment of odors will 


be provided, which documents the distance to any odor sources relative to the BAAQMD’s 


guidance. 
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• Stantec will prepare Administrative Draft, Screencheck Draft, and Final/Public Draft of all 


technical studies/assessments. 


Data Needs 


The following data would assist in preparation of the analyses. If data is not available, Stantec will use 


default modeling assumptions and may propose timing and phasing assumptions for approval.  


• The timing of construction, the type and number of construction equipment anticipated, and the 


amount of import or export of soil during construction. 


• Sustainability project design features that would reduce GHG emissions (i.e., energy efficiency 


features beyond what is required by law, use of drought tolerant plants, water reduction features, 


waste reduction features, etc.). 


Schedule 


Stantec will provide the methodology and modeling assumptions to the City for review within two weeks of 


receipt of all information needed to complete the analysis. Upon approval of the methodology and 


assumptions, the air quality/greenhouse gas emissions assessment will be provided to the City within four 


weeks.  


Deliverable  


• Standalone Air Quality, GHG, and Energy Technical Study with modeling output files included as 


appendices, included as an appendix to the SCEA document. The results will be reflected in the 


Air Quality, Greenhouse Gas Emissions, and Energy sections of the SCEA. The Study will be 


submitted to the City in PDF as needed. 


Task 4-2: Biological Resources Assessment 


The Project site is substantially developed; however, sensitive habitats or special-status species may still 


be present. Based on desktop review, existing General Plan information, and the 1999 Floodwall EIS/EIR, 


Stantec will characterize habitat types present in the Project area and the potential for special-status plant 


or wildlife species to occur. Stantec will also refer to the City’s tree ordinance and Municipal Code, 


Chapter 12.44. Based on the results of the desktop review, Stantec will identify standard measures from 


the General Plan EIR as they apply to the Project. Stantec will document the desktop review in a 


Biological Resources Technical Memorandum.  


Assumptions 


• Stantec will prepare Administrative Draft, Screencheck Draft, and Final/Public Draft of all 


technical studies/assessments. 


Deliverable 


• The standalone Biological Resources Technical Memorandum will be provided as an appendix to 


the SCEA document. The results will be reflected in the Biological Resources section of the 


SCEA document. The Memorandum will be submitted to the City in PDF as needed. 


Task 4-3: Cultural Resources Assessment 


Stantec will prepare a standalone Cultural Resources Technical Summary Report that will evaluate the 


Project’s impacts to Cultural Resources. As part of this effort, Stantec, will conduct the following: 1) 


Review of background information and conduct desktop review of built resources over 50 years in age, 2) 


conduct pedestrian survey for archaeology and built resources 3) summarize results into an appropriate 


short technical document format, including historic context, eligibility recommendations and potential 


impacts on built environment resources. This will include completion of DPR-523 forms for state-level 


documentation of all surveyed resources.  
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Review of Background Information and Desktop Review. Stantec will review background information 


regarding archaeological resources for the area, including relevant project files; National Register of 


Historic Places (NRHP) listings; state and local landmark listings; and known previously recorded 


archaeological sites within 0.25-mile of the Project area.  


Stantec will also review relevant background information for the area and the built environment, including 


relevant project files; National Register of Historic Places (NRHP) listings; state and local landmark 


listings; and known previously recorded resources in the Built Environment Resources Directory (BERD). 


In-person research may also be completed at the Napa County Library and the Napa County Clerk-


Recorder or Assessor. 


Pedestrian Survey. Stantec will conduct a pedestrian survey of the proposed Project area. 


Archaeological survey will be conducted by walking systematic transects spaced no greater than 15 


meters apart over the entire area of potential effect (APE). Stantec will also complete a built environment 


pedestrian survey of the built environment in the proposed Project area. This survey will be conducted by 


driving or walking down Vernon Street and Water Street to document present built environment 


conditions. 


Summary Technical Report. Stantec will summarize the results of the desktop review, built resources 


evaluation, pedestrian surveys, and tribal outreach in a summary technical memo. 


Tribal Cultural Resources Review. As now required by AB 52, The tribal cultural resources section of 


the SCEA will analyze direct and indirect impacts to tribal cultural resources as a result of the Project. 


Stantec staff will analyze impacts by utilizing the information gathered through the cultural and historical 


resources section desktop review and survey as well as the results of AB 52 consultations with local 


Tribes to assess impacts to tribal cultural resources. We assume that tribal cultural resources, if impacted, 


will be mitigated to a less than significant level. This scope of work assumes Stantec will work with the 


City to prepare and conduct all AB 52 outreach and consultation. Stantec will engage Native American 


tribes based on the City’s lists to ensure that they are invited to consultation regarding the Project.  


Assumptions 


AB 52:  


• This scope of work assumes Stantec will work with the City will prepare and conduct all AB 52 


outreach and consultation. Stantec will engage Native American tribes based on the City’s lists to 


ensure that they are invited to consultation regarding the Project.  


• Within 14 days of a decision to undertake the Project, Napa shall provide written notification to 


the tribes that requested placement on notice list. 


• Notice to Tribes shall include brief Project Description, location, and Napa contact information. 


• Tribes have 30 days to request consultation. 


• Napa shall begin the consultation process within 30 days of receiving a Tribe’s request for 


consultation. 


Archaeological and Built Resources Pedestrian Survey:  


• One archaeologist will survey in one 10-hour day.  


• A 0.25-mile radius around the will be considered for the desktop review. 


• Assumes there are built environment resources within the Project area. Desktop review will 


consider built environment resources. 


Built Environment Pedestrian Survey 


• One architectural historian will survey and complete off-site research in one 10-hour day. 


• All potential built environment resources within a 0.25-mile radius will be considered for the 


desktop review and survey in areas directly adjacent as needed. 


• Assumes there will be 5 to 6 built environment resources surveyed and documented. 
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Other 


• Stantec will prepare Administrative Draft, Screencheck Draft, and Final/Public Draft of all 


technical studies/assessments. 


Deliverable 


• The standalone Cultural Resources Technical Summary Report, which will include built 


environment findings, will be provided as a confidential appendix to the SCEA document and will 


include completed California Department of Parks and Recreation DPR-523 Forms. The results 


will be reflected in the Cultural Resources and Tribal Cultural Resources sections of the SCEA. 


The Report will be submitted to the City in PDF as needed. 


Task 4-4: Noise Impact Assessment 


Stantec will develop a noise study within the SCEA document that will evaluate the Project’s impacts from 


noise. Major noise sources in the Project area are related to roadways, such as First Street and Soscol 


Avenue, existing retail buildings, single family homes, and activities associated with these uses. Noise 


increases associated with traffic as well as construction, stationary sources such as HVAC equipment, 


general operational activities, and functions at the event barn associated with the Project, need to be 


evaluated. The Noise section of the SCEA document will be developed using the following steps:   


• Stantec will assess the current ambient noise levels at the Project site using the noise contours 


contained in Figure 3.11-2 and Table 3.11-11 in the Napa 2040 General Plan EIR. 


• Using the published ambient noise levels, initial project information, and general site and exterior 


façade assumptions, establish initial recommendations to mitigate exterior noise to meet the 


standards for Land/Use Noise Compatibility in the Napa 2040 General Plan, California Building 


Code, and the California Green Buildings Standards Code (CalGreen).   


• Using the Project specific traffic count data provided by the traffic assessment and general 


industry standard practice, determine the potential effect the Project will have on local traffic 


counts and determine the impact to the neighboring community. Data will be evaluated for 


anticipated traffic noise during the construction of the Project and from operational traffic noise 


after the Project is functional. 


• Quantify the fixed-source operational noise and event barn noise generated by the Project to 


determine potential noise impacts associated with the Project and will identify potential measures 


to address these impacts in accordance with Chapter 8.08 “Noise Control Regulations” in the City 


of Napa Municipal Code and the requirements in the City’s 2040 General Plan.   


• Stantec will use the Federal Highway Administration Roadway Construction Noise Model (RCNM) 


to determine potential impacts to surrounding sensitive receptors from short term construction 


noise. Stantec will provide an assessment regarding project-related construction and its impact 


on existing noise sensitive receivers. 


• Using the information contained in the Federal Transit Administration, Transit Noise and Vibration 


Impact Assessment Guidelines document, determine the potential groundborne vibration impact 


of the Project construction to nearby sensitive receivers.   


Assumptions 


• The noise analysis will be wholly contained within the Noise section of the SCEA. As such, 


Stantec will prepare Administrative Draft, Screencheck Draft, and Final/Public Draft of all 


technical studies/assessments. 


Deliverable  


• The noise impact assessment will be included within the Noise section of the SCEA, and all 


modeling results will be included an appendix to the SCEA document in PDF.   
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Task 4-5: Transportation 


Stantec will evaluate the Project’s impact on transportation, including an analysis of VMT. The analysis 


will address CEQA Guidelines regarding the analysis of transportation impacts where VMT is recognized 


as the most appropriate metric to evaluate a project’s transportation impact. The Governor’s Office of 


Planning and Research (OPR) has provided a Technical Advisory (December 2018) that recommends 


specific VMT significance thresholds that may constitute a significant transportation impact and lead 


agencies have the discretion to set or apply their own thresholds of significance. OPR recommends use 


of a per-capita measurement of VMT for CEQA analysis based on average VMT per resident for 


evaluation of residential development. The City of Napa has similarly adopted thresholds of significance 


consistent with the OPR recommendation. Certain types of development, such as development within a 


0.5-mile of an existing major transit stop can generally be presumed to have a less than significant impact 


on VMT.  


The proposed Project would add new development that is less than a 0.5 mile walk from the Soscol 


Gateway Transit Center located on Burnell Street. The Project site is also located with a Priority 


Development Area as designated by the Napa County Transportation Authority, as well as within a 


Transit Priority Area as documented by the Metropolitan Transportation Commission. The Soscol 


Gateway Transit Center is a hub for Vine Transit with bus arrivals every few minutes. Since the Soscol 


Gateway Transit Center qualifies as a major transit stop, the Project is expected to have a less than 


significant impact on VMT. 


The transportation assessment will also address potential conflicts with current transportation planning 


programs (plans, ordinances, and policies), increased hazards due to the project geometric design 


features if applicable, and emergency access.  


Exclusions 


• Intersection level of service (LOS) analysis. Per the request of the City, Stantec has developed a 


preliminary scope of work to evaluate LOS as a separate and standalone scope of work. We 


anticipate working with the City to finalize the desired intersections and modeling 


scenarios. Stantec’s LOS scope of work/fee is included as Attachment 1 to this SCEA proposal. 


• Site circulation and access analysis 


• We anticipate a parking evaluation will be prepared by the Applicant in working with the City 


Assumptions 


• The VMT analysis will be wholly contained within the Transportation section of the SCEA. As 


such, Stantec will prepare Administrative Draft, Screencheck Draft, and Final/Public Draft of all 


technical studies/assessments. 


Deliverable 


• The transportation assessment will be wholly contained within the Transportation section of the 


SCEA, and all relevant data and calculations will be an appendix to the SCEA document in PDF. 


Task 5: Administrative Draft SCEA 


Stantec will prepare the Administrative Draft SCEA under this task, which will include a description of the 


Project, supporting map(s) showing the Project site, a list of Project objectives, the probable 


environmental effects of the Project based on criteria contained in the Plan Bay Area 2050 EIR and the 


2022 CEQA guidelines. Stantec will develop a SCEA that incorporates all feasible mitigation measures, 


performance standards, or criteria set forth in the Plan Bay Area 2050 EIR, the Napa 2040 General Plan 


EIR, and the Downtown Napa Specific Plan EIR) (PRC Section 21155.2) Stantec will also rely on 


information in the the 1997 American Center for the Wine, Food, and Arts Project EIR, and 1999 Napa 


River/Napa Creek Flood Reduction Project Final Supplemental Environmental Impact Statement[EIS]/EIR 


[1998 Floodwall EIS/EIR]) to supplement the analysis as needed. 
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The SCEA will evaluate the potential Project impacts on the resource areas covered under CEQA 


following the Environmental Checklist, Appendix G of the 2022 CEQA Guidelines.  


If a significant impact could occur, specific mitigation measures would be required to bring any potential 


significant impact to a level that is less than significant. If a potential significant impact cannot be 


mitigated to a level of less than significant, preparation of an EIR should be considered. It is assumed that 


potential impacts can be reduced to a less-than-significant level and the development of an EIR would not 


be necessary; preparation of an EIR is therefore not included in this scope to prepare an SCEA.  


All text and graphics to be used in the SCEA will be included, in proposed final form, in the Administrative 


Draft SCEA document.  


In addition to all legal requirements, the Administrative Draft SCEA will also include the following: 


• A summary table that clearly describes all potential impacts, states whether or not the impact is 


significant, identifies potential mitigation measures, and indicates whether or not the impact 


remains significant upon implementation of the mitigation measures. 


• Maps, graphics, tables, and charts necessary to clearly depict the location and nature of any 


environmental constraints and potentially significant impacts identified in the SCEA, and present 


relevant information. 


• An impact discussion that numerically identifies each impact, with each significant impact 


followed by appropriate mitigation measures. Whenever possible, equally effective alternative 


mitigation measures should be proposed. This will allow the City to select the mitigation measure 


determined to be most feasible and desirable at the time of Project approval. 


Furthermore, the Administrative Draft SCEA document will also include a robust, separate, and specific 


section documenting and establishing the baseline conditions for the Project. The Project site is currently 


developed. 


The SCEA will include the following sections: 


• Introduction. This section will provide introductory information about the Project and the 


document organization. This section will also include the required findings indicating that the 


Project complies with the requirements of CEQA for using a SCEA pursuant to PRC Section 


21155.2(b). 


• Project Description. This section will include the Project Description. 


• Transit Priority Projects and the Sustainable Communities Environmental Assessment. 


This section will include a background discussion on SB 375 and an analysis of the Project’s 


consistency with the TPP Criteria and Plan Bay Area 2050. 


• Initial Study Checklist. This section will include the completed Initial Study Checklist showing 


the significance level under each environmental impact category. 


• Environmental Impact Analysis. This section will include an assessment and discussion of 


impacts associated with each subject area in the Initial Study Checklist. In making an impact 


determination, the analysis will assume implementation of applicable Project design features. 


Where potentially significant effects are identified, mitigation measures will be provided to reduce 


such impacts to a less-than-significant level. Each checklist discussion will list applicable Project-


level mitigation measures from the Plan Bay Area 2050 Mitigation Monitoring and Reporting 


Program (MMRP) and demonstrate Project compliance. 


• List of Preparers. This section will provide a list of City personnel, other governmental agency 


personnel, and consultant team members who participated in the preparation of the SCEA. 


• References, Acronyms, and Abbreviations. This section will provide a list of references, 


acronyms, and abbreviations used in the SCEA. 
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• Appendices. The various technical reports and other documents used to support the SCEA will 


be provided on a file sharing site (FTP). 


Our team will compile all sections of the SCEA document and will conduct thorough internal senior review 


by the Project Manager, QA/QC review, and editorial review to ensure an appropriate level of technical 


content, readability, and consistency prior to submittal to the City for review.  


The Administrative Draft SCEA will be prepared for the City. Stantec will then use City comments on the 


Administrative Draft SCEA to develop the Screencheck Draft SCEA. While all resources will be analyzed 


in the SCEA, per CEQA Guidelines, the following discussions highlight the resource considerations that 


we anticipate being critical to the Project:  


Aesthetics 


This section of the SCEA will address the visual resources in the Project vicinity and the potential for 


visual impacts to occur as a result of implementing the Project. The Napa 2040 General Plan will be used 


to determine the local significance of the area’s visual character. While the Project site is formerly a 


developed project in an urban area, the Project will constitute a denser land use on the Project site, and 


thus could potentially affect the aesthetic character or quality of the existing visual environment. Stantec 


will use the Applicant’s elevations to evaluate the potential visual and aesthetic impacts from the Project. 


While a formal aesthetics analysis is not required for an SCEA document, Stantec will include the section 


in the SCEA document for informational purposes.  


Air Quality and Greenhouse Gas Emissions 


Stantec will prepare the Air Quality and Greenhouse Gas Emissions sections of the SCEA using the Air 


Quality, Greenhouse Gas, and Energy Technical Study outlined in Task 4-1, Air Quality and Greenhouse 


Gas Emissions.  


Biological Resources 


Stantec will prepare the Biological Resources section of the SCEA using the Biological Resources 


Technical Memorandum as outlined in Task 4-2, Biological Resources Assessment, and the 1999 


Floodwall EIS/EIR.  


Cultural Resources and Tribal Cultural Resources 


Stantec will prepare the Cultural Resources and Tribal Cultural Resources sections of the SCEA using 


the Cultural Resources Technical Summary Report as outlined in Task 4-3 Cultural Resources 


Assessment. This scope of work assumes Stantec will work with the City to prepare and conduct all AB 


52 outreach and consultation. Stantec will engage Native American tribes based on the City’s lists to 


ensure that they are invited to consultation regarding the Project.  


Energy 


Stantec will prepare the Energy section of the SCEA using the Air Quality, Greenhouse Gas, and Energy 


Technical Study outlined in Task 4-1, Air Quality and Greenhouse Gas Emissions. 


Hazards and Hazardous Materials  


Stantec will prepare the Hazards and Hazardous Materials section of the SCEA using the Phase I ESA 


and any other information prepared by the Applicant’s consultant. Stantec will use the Phase I ESA to 


describe the known and potential sources of hazardous wastes in the Project vicinity (i.e., with 0.25-mile 


of the Project site). Additionally, Stantec will review online databases from the Department of Toxic 


Substances Control, Regional Water Quality Control Board, and other regulatory agencies to determine 


the potential for encountering hazardous wastes within the Project area.  


Hydrology and Water Quality 


Stantec will analyze potential impacts on hydrology and water quality, including analysis of the 


stormwater system, potential flooding impacts, and potential impacts on the Napa River, when preparing 
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the Hydrology and Water Quality section of the SCEA. Stantec will reference the 1999 Floodwall EIS/EIR 


as needed. 


Land Use and Planning / Population and Housing 


Existing conditions will be reviewed by Stantec through resource-specific site visits, by determining site 


zoning, and examining local land use plans and policies to determine Project consistency. Existing 


surrounding land uses will be identified and described to determine land use compatibility and to identify 


potential conflicts that could occur during Project construction or operation. In evaluating land use issues, 


Stantec will consider the consistency/compliance of the Project with federal, state, regional, and local land 


use plans and regulations, as well as the Project’s compatibility with the existing and planned land uses in 


the vicinity.  


Stantec will compare the Project’s impacts in population with the Napa 2040 General Plan and General 


Plan Housing Element to confirm that the Project’s impacts to population have been accounted for both at 


regional and local levels, and to determine if an appropriate jobs/housing balance will be maintained. 


Noise 


Stantec will prepare the Noise section of the SCEA as outlined in Task 4-4, Noise Impact Assessment.  


Public Services 


Stantec will use the most recent data available and contact relevant service providers to provide a 


description of existing Napa community services, including police and fire protection and schools. We will 


provide a description of potential impacts to existing conditions and services resulting from the 


construction and operation of the Project.   


Transportation 


Stantec will prepare the Transportation section of the SCEA as outlined in Task 4-5, Transportation. We 


will evaluate both onsite and adjacent circulation routes for both automobile, pedestrian, and bicyclists to 


make the requisite significance determinations in accordance with the CEQA guidelines. Stantec will 


assess the transportation impacts (i.e., traffic, transit, pedestrian, bicycle, and parking) associated with 


construction and operation of the Project. The Project site is located within 0.2-mile of the Soscol 


Gateway Transit Center, a major transit stop. Generally, projects within 0.5-mile of a major transit stop 


should be presumed to cause a less than significant transportation impact.  


Utilities and Service Systems 


This section of the SCEA will address potential effects related to the availability and capacity of utilities 


and services. Utilities and services that will be addressed include sewer service, water service, and solid 


waste collection and disposal. This section will discuss whether any of these services or facilities is below 


adopted standards, or near or beyond their capacity to adequately serve the Project. Stantec will rely on 


stormwater, sewer, and water supply/capacity calculations provided by the Applicant. Particular attention 


will be given to water demands that will result from long-term operation of the Project.  


Wildfire 


The SCEA document will analyze the potential for wildfire inducement. Stantec will utilize any existing fire 


behavior modeling and City and County wide efforts but will make current references to existing fuel loads 


and wind behaviors. Additionally, Stantec will reference any State Wildfire Hazard Severity Zone 


designations. 


 


A detailed analysis of impacts that could occur as a result of implementation of the Project will be 


conducted and presented for each element of the natural and built environment. Baseline conditions will 


be qualitatively and quantitatively described. The boundaries of the affected environment will be 


established by definable geographic units such as airshed, watershed, viewshed, and socio-political 
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boundaries. Impacts will be qualitatively and quantitatively assessed and described. Significance of 


impacts will be measured against criteria that have been established by regulation, accepted standards, 


or other definable criteria. Information sources will be cited.   


Stantec will prepare and submit one electronic copy (MS Word) of the Administrative Draft SCEA 


(including appendices) to the City for review. It is assumed the City will provide one consolidated, 


reconciled set of comments on the Administrative Draft SCEA.  


Deliverable 


• Administrative Draft SCEA: one electronic copy (MS Word and PDF as needed). 


Task 6: Screencheck Draft and Public SCEA 


Screencheck Draft SCEA 


Upon receipt of the City’s comments on the Administrative Draft SCEA, Stantec will make necessary 


revisions and prepare and submit one electronic copy (MS Word and built PDF) of the Screencheck Draft 


SCEA (including appendices) to the City for review. It is assumed the City’s comments on the 


Administrative Draft SCEA will be minimal and will not require new analysis or modeling.  


Public SCEA 


Stantec will prepare the Public SCEA by implementing the City’s comments on the Screencheck Draft 


SCEA. It is assumed that the City will provide a consolidated, reconciled set of comments on the 


Screencheck Draft SCEA (including appendices). It is assumed the City’s comments on the Screencheck 


Draft SCEA will be minimal and will not require new analysis or modeling. The Public SCEA is the version 


of the document which will circulate around to the public, be posted on the City’s website, and sent to the 


State Clearinghouse.  


Stantec understands that the City will be responsible for on-site notices and legal notices in the 


newspaper. Stantec will prepare the notices (including the Notice of Intent to Adopt [NOA] and Notice of 


Completion [NOC]) and the City will prepare the notice list and prepare and mail the citizen mailings. This 


task includes preparation of the associated mailings and newspaper notices electronic files for City 


printing, envelope stuffing, and distribution. Stantec will prepare the SCEA in a manner that is ready to be 


published for public review. Once the SCEA is deemed acceptable for public distribution, Stantec will 


upload the electronic copies to the State Clearinghouse CEQA portal in coordination with the City. 


Stantec will provide an electronic copy to the City for distribution and web posting. Upon request, Stantec 


will provide the City with up to three bound hard copies (with appendices on thumb drive) of the SCEA 


document. 


Administrative Record 


Stantec will maintain the administrative record throughout preparation of the SCEA document. Stantec 


will submit an electronic copy of the administrative record, via file sharing site (FTP), to the City prior to 


publication (30-day public circulation) of the SCEA document. 


Deliverable 


• Screencheck Draft SCEA for City review: one electronic copy (MS Word and PDF). 


• Public SCEA for public circulation, posting to City’s website, and SCH: one electronic copy (MS 


Word and PDF) 


• One electronic copy of the NOA (PDF) 


• One electronic copy of the NOC (PDF) 
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• State Clearinghouse Electronic Submittal (including SCEA, NOC, and SCH Project Summary 


Form) 


• Upon request, Stantec will provide the City with up to three bound hard copies (with appendices 


on thumb drive) of the SCEA document.  


• Administrative Record: one electronic copy (MS Word and PDF) 


• Assumes all black and white printing (except colored graphics) and that each deliverable is no 


more than 500 printed pages. 


Task 7: Response to Comments and Mitigation Monitoring and Reporting Program 


Response to Comments 


Under this task, Stantec will work with the City to respond to all comments related to the environmental 


analysis and provide the City with responses for their Staff Report, if requested by the City, for up to 50 


individual comments (not individual comment letters) received during public review of the SCEA. This task 


does not include the formal preparation of a response to comments document. To this end, Stantec will 


prepare written responses to comments received during the public review period and submit them for City 


staff review within 15 days of receipt of comments from the City. The responses to comments will be 


prepared based on the requirements of the State CEQA Statutes and Guidelines. We assume the City will 


receive all public comments and compile them for Stantec. Responses that are within this proposal’s 


scope of work and budget consist of explanation, elaboration, or clarification of the data contained in the 


publicly circulated SCEA, with a budgeted effort for technical staff to respond up to 50 individual 


comments.  


Mitigation Monitoring and Reporting Program (MMRP) 


Stantec will prepare an MMRP for the Project, meeting the requirements of PRC Section 21081.6. We will 


prepare an Administrative Draft MMRP for City review. Upon receipt of a single consolidated, reconciled 


set of comments on the Administrative Draft MMRP, Stantec will prepare the “final” MMRP, reflecting all 


City comments. The MMRP will include revising mitigation measures included in the Response to 


Comments. 


Deliverable 


• Responses to Comments for City Staff Report: one electronic copy (MS Word and PDF as 


needed) 


• Administrative Draft MMRP: one electronic copy (MS Word and PDF as needed) 


• “final” MMRP: one electronic copy (MS Word and PDF) 


Task 8. Public Hearings 


Stantec Principal-in-Charge, Trevor, and Project Manager, Anna, will both attend up to four 2-hour public 


hearings (in-person or virtual) for the Project. It is assumed that Stantec will prepare a slide-deck 


presentation and/or graphics of the Project to accompany the City’s Staff Report presentation. When 


meetings take place as a formal public hearing before the Planning Commission or City Council, the City 


will be responsible for the preparation of minutes and the keeping of records. Additional public 


hearings/meetings will be reimbursed at a cost of $2,500 per meeting for both Trevor and Anna to attend, 


with prior authorization by the City. 
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B.  Schedule 


The following is the preliminary work schedule for the South Oxbow Mixed-Use Project, assuming 


authorization is received by December 1, 2023. Stantec will work with the City on finalizing this schedule 


during the initial project kick-off meeting.  


Work Product / Milestone 
Estimate 


Completion 
(Weeks) 


Contract Awarded Week 1 


Project Initiation Meeting; Receipt of Approved Project Plans, and all Technical 


Studies Prepared by the City’s/Applicant’s consultants 
Week 1 


Stantec Submits Draft Project Description for City Review Week 2 


City Review Draft Project Description Week 3 


Stantec Prepares Administrative Draft SCEA and Technical Studies Week 4-8 


City Reviews Administrative Draft SCEA and Technical Studies Weeks 9-11 


Stantec Revises and Submits Screencheck Draft SCEA to City Week 12-13 


City Reviews Screencheck Draft SCEA Week 14-15 


Stantec Revises and Prepares Public SCEA for Submittal to City and State 


Clearinghouse 
Week 16 


SCEA Distributed for Public Review Week 17 


State Clearinghouse 30-Day Public Review Period Weeks 18-22 


Stantec Prepares Responses to Comments and MMRP Weeks 23-24 


Hearings TBD 
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C.  Cost Schedule 


We have provided a time and materials cost estimate to prepare the SCEA for the South Oxbow Mixed-


Use Project. The detailed cost estimate indicating expenditures for personnel resources and materials for 


each task identified in the scope of work is provided herein. The cost estimate has all tasks and sub-tasks 


listed, with billing rates, and total costs per task and sub-task. Cost summaries are provided below and a 


detailed cost spreadsheet (including all tasks and sub-tasks listed, with billing rates, and total costs per 


task and sub-task) is provided as Attachment 2. 


Task Budget 


Task 1: Project Management, Kick-off & Regular Update Meetings $11,248 


Task 2: Project Consistency Review and Mitigation Evaluation $8,522 


Task 3: Project Description $10,910 


Task 4: Technical Studies  


     Task 4-1: Air Quality and GHG Emissions Analysis $14,220 


     Task 4-2:  Biological Resources Assessment $6,498 


     Task 4-3: Cultural Resources Assessment $14,368 


     Task 4-4: Noise Impact Assessment $5,256 


     Task 4-5: Transportation $7,302 


Task 5: Administrative Draft SCEA $64,900 


Task 6: Screencheck Draft SCEA and Public SCEA $21,304 


Task 7: Response to Comments and MMRP $15,008 


Task 8: Public Hearings $11,616 


Labor Total $191,152 


5% Contingency Budget $9,558 


Direct Costs $2,658 


Total Budget $203,368 


D.  Proposal Assumptions and Terms & Conditions 


The assumptions used in determining the above Project schedule and cost estimate are provided below:  


Scope Assumptions 


• This scope of work is considered preliminary and interim in nature. More specifically, it may be 


subject to revisions based upon feedback from Napa’s review of our proposal.  


• This proposal is a firm offer of services for a period of 60 days. All work will be performed on a 


time and materials price basis. 


• With exception to the in-house technical assessments listed in Task 4, it is assumed that all other 


technical studies, site plans, and data, including, but not limited to the Preliminary Geotechnical 


Report, Phase I ESA, and water/sewer demand calculations, will be provided by the City and/or 


Applicant during the Project kick-off meeting. 


• This scope of work does not include a Water Supply Assessment and assumes the Applicant will 


prepare one, if determined necessary, by the City. 
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• Stantec’s scope does not include agency consultation or permits/permit fees obtained from the 


U.S. Army Corps of Engineers (USACE), California Department of Fish and Wildlife (CDFW), or 


the U.S. Fish and Wildlife Service (USFWS). Should permitting be required and not performed by 


the Applicant, Stantec can provide a supplemental scope of work and fee, upon request.  


• It is assumed that potential impacts can be reduced to a less-than-significant level and the 


development of an EIR will not be necessary; preparation of an EIR is therefore not included in 


this SCEA scope or work. 


Review Assumptions 


The cost estimate is based on the assumption the City will conduct a three-week review of the 


Administrative Draft SCEA document and a two-week review of the Screencheck Draft SCEA document, 


resulting in schedule presented in Section B, Schedule, above. Should the City determine they require 


additional time for their review or additional rounds of revisions, the schedule will change, and additional 


budget may be required. 


General Assumptions 


• It is assumed the City will provide one consolidated, reconciled set of comments on each 


deliverable. 


• There will no more than 50 individual comments on the publicly circulated SCEA requiring 


preparation of responses for the City’s Staff Report. 


• Should comments on the Administrative Draft and Screencheck Draft SCEA require new analysis, 


a revised scope of services and fee would be provided. 


• Stantec will submit the SCEA document to State Clearinghouse per State Clearinghouse 


electronic upload requirements; it is assumed that the City will be responsible for further 


distribution of the SCEA as required by law.   


• We assume the City will receive all public comments on the SCEA document and compile them 


for Stantec. 


• It is assumed Stantec will need to prepare a slide-deck presentation and/or graphics of the 


Project to accompany the City’s Staff Report presentation at public hearings. 


• When meetings take place as a formal public hearing before the Planning Commission or City 


Council, the City will be responsible for the preparation of minutes and the keeping of records. 


Air Quality Assumptions 


Assumptions 


• Stantec will provide the City and Applicant with the modeling assumptions for review and 


comment prior to initiating the comprehensive modeling. The schedule clock will be paused 


during the review period and will begin upon receipt of acceptance. 


• CalEEMod will be used to estimate criteria air pollutant and GHG emissions. 


• If CalEEMod is updated and the update precipitates revised modeling a budget augment will be 


warranted. 


• The criteria air pollutant/GHG modeling includes one round of comprehensive modeling and 


assumes modeling will be prepared for the existing site (to calculate the emissions that will be 


displaces) and the proposed Project. Based on the preliminary description of the project, this 


scope includes 12 hours of modeling. The scope assumes a single phase of construction. If the 


level of effort exceeds the estimated number of hours a budget augment may be requested.  


• A qualitative assessment of CO hotspots will be provided. If it is later determined that a 


quantitative assessment of CO is necessary, a budget augment will be requested. 
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• The HRA assumes that construction will take place over a single phase. If construction is 


prepared in phases, a budget augment may be requested. If the construction phasing would 


place residents on the project site prior to completion of construction, an operational HRA to 


evaluate the risk posed to on-site receptors during remaining construction would be required and 


a budget augment may be requested. 


• Major changes to the Project features, design, schedule or other parameters that precipitate 


revisions to the emissions modeling may also warrant a budget augment.  


• Changes to the Project that occur after completing the analysis that require re-modeling will be 


considered additional work that is not covered by this scope of work.  


• The Project is not considered a source of substantial odors. A qualitative assessment of odors will 


be provided, which documents the distance to any odor sources relative to the BAAQMD’s 


guidance. 


• Stantec will prepare Administrative Draft, Screencheck Draft, and Final/Public Draft of all 


technical studies/assessments. 


Data Needs 


The following data would assist in preparation of the analyses. If data is not available, Stantec will use 


default modeling assumptions and may propose timing and phasing assumptions for approval.  


• The timing of construction, the type and number of construction equipment anticipated, and the 


amount of import or export of soil during construction. 


• Sustainability project design features that would reduce GHG emissions (i.e., energy efficiency 


features beyond what is required by law, use of drought tolerant plants, water reduction features, 


waste reduction features, etc.). 


Schedule 


Stantec will provide the methodology and modeling assumptions to the City for review within two weeks of 


receipt of all information needed to complete the analysis. Upon approval of the methodology and 


assumptions, the air quality/greenhouse gas emissions assessment will be provided to the City within four 


weeks.  


Deliverable  


• Standalone Air Quality, GHG, and Energy Technical Study with modeling output files included as 


appendices, included as an appendix to the SCEA document. The results will be reflected in the 


Air Quality, Greenhouse Gas Emissions, and Energy sections of the SCEA. Stantec will prepare 


Administrative Draft, Screencheck Draft, and Final/Public Draft of all technical 


studies/assessments. 


Cultural Resources Assumptions 


AB 52:  


• This scope of work assumes Stantec will work with the City will prepare and conduct all AB 52 


outreach and consultation. Stantec will engage Native American tribes based on the City’s lists to 


ensure that they are invited to consultation regarding the Project.  


• Within 14 days of a decision to undertake the Project, Napa shall provide written notification to 


the tribes that requested placement on notice list. 


• Notice to Tribes shall include brief Project Description, location, and Napa contact information. 


• Tribes have 30 days to request consultation. 


• Napa shall begin the consultation process within 30 days of receiving a Tribe’s request for 


consultation. 
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Archaeological and Built Resources Pedestrian Survey:  


• One archaeologist will survey in one 10-hour day.  


• A 0.25-mile radius around the will be considered for the desktop review. 


• Assumes there are built environment resources within the Project area. Desktop review will 


consider built environment resources. 


Built Environment Pedestrian Survey 


• One architectural historian will survey and complete off-site research in one 10-hour day. 


• All potential built environment resources within a 0.25-mile radius will be considered for the 


desktop review and survey in areas directly adjacent as needed. 


• Assumes there will be 5 to 6 built environment resources surveyed and documented. 


Other 


• Stantec will prepare Administrative Draft, Screencheck Draft, and Final/Public Draft of all 


technical studies/assessments. 


Deliverable 


• The standalone Cultural Resources Technical Summary Report, which will include built 


environment findings, will be provided as a confidential appendix to the SCEA document and will 


include completed California Department of Parks and Recreation DPR-523 Forms. The results 


will be reflected in the Cultural Resources and Tribal Cultural Resources sections of the SCEA. 


Stantec will prepare Administrative Draft, Screencheck Draft, and Final/Public Draft of all 


technical studies/assessments. 


Noise Assumptions 


• The noise impact assessment will be included within the Noise section of the SCEA, and all 


modeling results will be included an appendix to the SCEA document in PDF.   


Transportation Assumptions 


• The transportation assessment will be wholly contained within the Transportation section of the 


SCEA, and all relevant data and calculations will be an appendix to the SCEA document in PDF. 


Exclusions 


• Intersection level of service (LOS) analysis. Per the request of the City, Stantec has developed a 


preliminary scope of work to evaluate LOS as a separate and standalone scope of work. We 


anticipate working with the City to finalize the desired intersections and modeling 


scenarios. Stantec’s LOS scope of work/fee is included as Attachment 1 to this SCEA proposal. 


• Site circulation and access analysis 


• We anticipate a parking evaluation will be prepared by the Applicant in working with the City 


Schedule Assumptions 


• Stantec will receive approved Project Description and construction plans, Project-related 


information, base maps, and any technical reports (for example: the Geotechnical Report, Phase 


I ESA, and water supply/demand calculations) during the kick-off meeting. 


• The periods shown in the schedule assume a set amount of time for the City’s review of each 


submittal. If review schedules change, the elapsed time of other tasks will be maintained. 


• All technical reports will be deemed adequate by the City when provided to Stantec for use in the 


SCEA. 


• All City- and Applicant-provided technical reports will be available for Stantec’s use at the kick-off 


meeting. 
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• Within 14 days of a decision to undertake the Project, Stantec and Napa shall provide written 


notification to the tribes that requested placement on notice list. 


• Notice to Tribes shall include brief Project Description, location, and Napa contact information. 


• Tribes have 30 days to request consultation. 


• Napa shall begin the consultation process within 30 days of receiving a Tribe’s request for 


consultation. 


Deliverable Assumptions 


• Draft Meeting Notes for all meetings attended by Stantec (with exception of Planning Commission 


or City Council Hearings as outlined in Task 8, Public Hearings): one electronic copy (MS Word 


or email and PDF as needed) 


• Bi-weekly Updated Schedule using Microsoft Project: one electronic copy (PDF) 


• Meeting Agenda for all Project meetings attended by Stantec: one electronic copy (MS Word or 


email and PDF as needed) 


• Bi-weekly Updated Action Items Tracker: one electronic copy (MS Word or email and PDF as 


needed) 


• Draft Mitigation Evaluation: one electronic copy (MS Word and PDF as needed) 


• Draft Project Description: one electronic copy (MS Word and PDF as needed) 


• Standalone Air Quality, GHG, and Energy Technical Study with modeling output files included as 


appendices, included as an appendix to the SCEA document. The results will be reflected in the 


Air Quality, Greenhouse Gas Emissions, and Energy sections of the SCEA document. 


• The standalone Biological Resources Technical Memorandum will be provided as an appendix to 


the SCEA document. The results will be reflected in the Biological Resources section of the 


SCEA document. The Memorandum will be submitted to the City in PDF as needed. 


•  


• The standalone Cultural Resources Technical Summary Report, which will include built 


environment findings, will be provided as a confidential appendix to the SCEA document and will 


include completed California Department of Parks and Recreation DPR-523 Forms. The results 


will be reflected in the Cultural Resources and Tribal Cultural Resources sections of the SCEA 


document. 


• The noise impact assessment will be included within the Noise section of the SCEA document, 


and all modeling results will be included an appendix to the SCEA document.   


• The transportation assessment will be wholly contained within the Transportation section of the 


SCEA document, and all relevant data and calculations will be an appendix to the SCEA 


document. 


• Administrative Draft SCEA: one electronic copy (MS Word and PDF as needed) 


• Screencheck Draft SCEA for City review: one electronic copy (MS Word and PDF). 


• Public SCEA for public circulation, posting to City’s website, and SCH: one electronic copy (MS 


Word and PDF) 


• One electronic copy of the NOA (PDF) 


• One electronic copy of the NOC (PDF) 


• State Clearinghouse Electronic Submittal (including SCEA, NOC, and SCH Project Summary 


Form) 


• Upon request, Stantec will provide the City with up to three bound hard copies (with appendices 


on thumb drive) of the SCEA document.  


• Administrative Record: one electronic copy (MS Word and PDF) 
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• Responses to Comments for City Staff Report: one electronic copy (MS Word and PDF as 


needed) 


• Administrative Draft MMRP: one electronic copy (MS Word and PDF as needed) 


• “final” MMRP: one electronic copy (MS Word and PDF) 


• Assumes all black and white printing (except colored graphics) and that each deliverable is no 


more than 500 printed pages. 


Meetings Assumptions 


Trevor and Anna will attend the following Project meetings: 


• One 1-hour virtual meeting with City staff and the Applicant to explain the process, methodology, 


and approach to preparing an SCEA document. 


• One 2-hour in-person or virtual kick-off meeting to initiate the Project. 


• Up to fourteen one-hour bi-weekly Project check-in virtual meetings. 


• One 2-hour virtual meeting for review of City comments to the Administrative Draft SCEA 


document. 


• Up to four 2-hour public hearings (in-person or virtual) for the Project. 


• Additional public hearings/meetings will be reimbursed at a cost of $2,500 per meeting for both 


Trevor and Anna to attend, with prior authorization by the City. 
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Napa Oxbow Project – Traffic Study Scope of Work & Fee Estimate (Updated October 23, 2023) 


The project consists of a proposed hotel and residential development in the City of Napa, generally near the 


intersection of 1st Street and Vernon Street. Primary access to the project site is proposed via Vernon 


Street, Water Street, and a hotel driveway on 1st Street. The project site is currently occupied by a parking 


lot and various low traffic generating uses. Following is a scope of work to prepare a traffic study for the 


proposed project. 


Scope of Work 


1. Trip Generation Analysis  


Estimates of project generated traffic will be prepared using standard Institute of Transportation Engineers 


(ITE) trip generation rates for the proposed uses. The trip generation and the project’s preliminary trip 


distribution estimates will be utilized to derive a recommended study area for analysis. This information will 


be documented in a scoping memorandum and provided to the City for review and approval.  


2. Existing Conditions Setting 


The study area is anticipated to consist of the following seven (7) intersections in the vicinity of the project 


site:  


1) 1st Street & Main Street (signal) 


2) 1st Street &Soscol Avenue (signal) 


3) 1st Street & McKinstry Street (side-street stop) 


4) 1st Street & Vernon Street (side-street stop) 


5) 1st Street & Juarez Street (side-street stop) 


6) 1st Street & Silverado Trail (signal) 


7) Vernon Street & Water Street (uncontrolled) 


AM and PM weekday peak period intersection turning movement counts will be collected at the locations 


listed above using a professional traffic data collection service. The scope of work presented herein 


includes a budget sufficient to acquire new peak hour intersection turning movement counts for the seven 


(7) existing study area intersections noted above and 24-hour mid-block average daily traffic (ADT) counts 


for the study area roadways at three (3) key locations along 1st Street.  


The final study area will be determined by City staff through the scoping process. Should the City require 


expanding the study area beyond what is identified above, an additional fee may apply. Roadways within 


the study area will be reviewed for the presence of facilities for pedestrians and bicyclists. Intersection Level 


of Service (LOS) will be calculated for each intersection with a delay-based methodology using 


Synchro/SimTraffic software.  
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3. Future Traffic Conditions  


Traffic volume forecasts corresponding to a cumulative condition appropriate for the project’s anticipated 


near-term build-out year will be derived. A listing of pending and approved projects in the vicinity of the 


project site is to be provided by the City. Traffic generation estimates for the cumulative projects will be 


used to derive ADT forecasts for the study area mid-block roadway segments and peak hour intersection 


turning movement data for the study area intersections. This will then provide the background traffic data 


conditions for analysis of the project. 


4. Intersection Operational Analysis  


An intersection operational analysis of the following scenarios will be prepared:  


1. Existing Conditions 


2. Existing Conditions plus Project 


3. Near-term Cumulative Conditions without Project 


4. Near-term Cumulative Conditions with Project 


A roadway operational analysis will be prepared for the study area intersections listed above, as well as 


each proposed project access location. Intersection LOS will be calculated and any operational deficiencies 


will be identified, along with potential treatments to address the deficiency if feasible. The site access 


evaluation will include queue length estimates, turn-pocket storage recommendations, and a traffic signal 


warrant analysis where applicable. Evaluation of long-range/General Plan horizon year analysis is 


specifically excluded from this scope of work and, if needed, would be subject to an additional fee. 


5. Reports  


A comprehensive traffic study report will be prepared to document the data and findings of the traffic 


analysis described above. Up to two (2) draft reports will be provided to the City for review and comment 


with revisions limited to the specific scope of work identified above incorporated into a final report. 


6. Project Team Support  


Stantec staff will be available for meetings and conference calls with the project team and City staff when 


requested. A total of 10 hours is budgeted for such meetings, with additional meeting time available at our 


standard hourly rates when authorized.  


Deliverables  


1. 1st Draft traffic study report for City review 
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2. 2nd Draft traffic study report for City review 


3. Final traffic study report  


Fee Estimate 


The fee estimate for the referenced scope of work is $35,788.  


Exclusions 


The above scope of work specifically excludes the following: 


a. Parking studies 


b. Geometric design 


c. Travel demand model runs 


d. Long-range/General Plan horizon year analysis 


e. Response to public comments on circulated environmental documents and appendices 


f. Attendance at public meetings or hearings 


 
 
 


Daryl Zerfass PE, PTP 
Principal, Transportation Planning & Traffic Engineering 
  


Direct: 949 923-6058 
Mobile: 949 302-8995 
Fax: 949 923-6121 
Daryl.Zerfass@stantec.com 
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DETAILED COST - SCEA
SOUTH OXBOW MIXED-USE PROJECT


Rate Table: 2


CLASSIFICATION UNITS RATE Units Dollars Units Dollars Units Dollars Units Dollars Units Dollars Units Dollars Units Dollars Units Dollars Units Dollars Units Dollars Units Dollars Units Dollars Units Dollars
LABOR ALLOCATION


STANTEC LABOR
Level 3 hour $111 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0
Level 4 hour $122 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0
Level 5 hour $139 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0
Level 6 hour $143 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0
Level 7 hour $152 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0
Level 8 hour $162 0 $0 40 $6,480 40 $6,480 0 $0 32 $5,184 0 $0 0 $0 0 $0 200 $32,400 80 $12,960 40 $6,480 0 $0 432 $69,984
Level 9 hour $168 0 $0 0 $0 0 $0 0 $0 0 $0 80 $13,440 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 80 $13,440
Level 10 hour $173 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 24 $4,152 0 $0 0 $0 0 $0 0 $0 24 $4,152
Level 11 hour $189 0 $0 8 $1,512 16 $3,024 70 $13,230 0 $0 0 $0 0 $0 0 $0 80 $15,120 20 $3,780 20 $3,780 0 $0 214 $40,446
Level 12 hour $198 0 $0 0 $0 0 $0 5 $990 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 5 $990
Level 13 hour $209 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 10 $2,090 0 $0 0 $0 0 $0 0 $0 10 $2,090
Level 14 hour $219 32 $7,008 0 $0 4 $876 0 $0 6 $1,314 0 $0 24 $5,256 0 $0 60 $13,140 16 $3,504 12 $2,628 24 $5,256 178 $38,982
Level 15 hour $232 0 $0 0 $0 0 $0 0 $0 0 $0 4 $928 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 4 $928
Level 16 hour $256 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0
Level 17 hour $265 16 $4,240 2 $530 2 $530 0 $0 0 $0 0 $0 0 $0 4 $1,060 16 $4,240 4 $1,060 8 $2,120 24 $6,360 76 $20,140
TOTAL LABOR ALLOCATION $11,248 $8,522 $10,910 $14,220 $6,498 $14,368 $5,256 $7,302 $64,900 $21,304 $15,008 $11,616 1023 $191,152


 5% Contingency Budget $9,558
EXPENSES ALLOCATION


STANTEC EQUIPMENT
Field Vehicle day $100 0 $0 0 $0 0 $0 0 $0 0 $0 2 $200 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 2 $200
Level D Safety Equipment day $40 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0
SUBTOTAL EQUIPMENT COSTS $0 $0 $0 $0 $0 $200 $0 $0 $0 $0 $0 $0 2 $200


REBILLABLES
Shipping/Postage each $25 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 3 $75 0 $0 0 $0 3 $75
Doc print each $250 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 3 $750 0 $0 0 $0 3 $750
records search fee each $1,300 0 $0 0 $0 0 $0 0 $0 0 $0 1 $1,300 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 1 $1,300
Mileage each $0.555 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 0 $0 $0 0 $0 0 $0 600 $333 600 $333
SUBTOTAL REBILLABLES $0 $0 $0 $0 $0 $1,300 $0 $0 $0 $825 $0 $333 0 $2,458
TOTAL EXPENSE ALLOCATION Markup 0% $0 $0 $0 $0 $0 $1,500 $0 $0 $0 $825 $0 $333 607 $2,658


TOTAL COSTS $11,248 $8,522 $10,910 $14,220 $6,498 $15,868 $5,256 $7,302 $64,900 $22,129 $15,008 $11,949 $203,368
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Trevor leads Stantec’s national Environmental Impact Assessment practice 
and brings a creative, problem-solving approach to his role as a liaison 
between the various participants in the planning, permitting, and project 
development process, including project sponsors, engineers, attorneys, lead 
and responsible agencies, and concerned community groups. Trevor has 
consulted various cities in the Bay Area on infill projects implementing the 
current CEQA Streamlining provisions under Senate Bill (SB) 375 and SB 
226. He is an experienced environmental impact assessment practitioner, a
skilled public presenter, and educator in the environmental field. Trevor has
experience coordinating all phases of regulatory review and compliance,
including preparing permit applications, facilitating public engagement,
participating in hearings and regulatory proceedings, and tracking
compliance requirements. He has worked on over 100 CEQA documents,
including more than 25 EIRs that have been litigated and has two published
CEQA court cases to his name without a single document having been
overturned. Trevor brings a creative, problem-solving approach to his role as
a liaison between the various participants in the planning and project
development process, including the project sponsors, engineers, attorneys,
lead and responsible agencies, and concerned community groups. Trevor is
also adjunct faculty at the University of California, Davis where he teaches
Environmental Impact Assessment methodologies and is a City Council
member for the City of Benicia.


RELEVANT EXPERIENCE 


 City of Vacaville On-Call Environmental and Planning Services Contract


 City of Vallejo On-Call Environmental and Planning Services Contract


 City of Redwood City On-Call Environmental and Planning Services
Contract


 City of Antioch On-Call Environmental and Planning Services Contract


 Caritas Village Project EIR, Santa Rosa, California (Infill, High Public
Scrutiny)


 3575 Mendocino Avenue, Affordable Housing, Santa Rosa, SCEA and
EA


 469 Stevenson Street, San Francisco, EIR and Recirculated EIR


 7th and Berry, RDR Facility, San Francisco, EIR


 Midway Village, Affordable Housing, Daly City SCEA and EA


 Brunswick, Senior Housing, Daly City, SCEA


 1180 Main Street Office, Redwood City, ISMND


 1125 Arguello, Mixed-Use Office Affordable Housing, Redwood City, EIR


 El Camino Real Mixed-Use Hotel and Residential, Millbrae, SCEA


 Moffett Federal Airfield, Sunnyvale, EAs


 Mowry Village Residential, Newark, EIR


 San Jose Recycling, San Jose, ISMND


 Caritas Village, Affordable Housing and Social Services Rehab, Santa
Rosa, EIR and EA


 Aspire ERES, Charter School, Oakland, Exemption


 Seaport Village, San Diego, EIR


 Northern Waterfront Mixed-Use, Vallejo, Entitlements, CEQA support


 Mare Island, Vallejo, Addendum


 Ferry Terminal, Parking Garage, Vallejo, ISMND


 Sacramento Waterfront, Sacramento, Addendum and EA


EDUCATION 
MS, Environmental Science and 
Policy, John Hopkins University 


BS, Environmental Policy Analysis 
and Planning, University of California, 
Davis 


CERTIFICATIONS & TRAINING 
Wetland Delineator Certification 
Program, Wetland Training 
Institute 


Watershed Management, US 
Environmental Protection Agency 


Air Pollution Training Institute 
(APTI), US Environmental 
Protection   Agency 


CEQA Advanced Workshop Series, 
Association of Environmental 
Professionals 


Hazardous Waste Operations, 
Network Environmental 


MEMBERSHIPS 
Past Director, Superior and Bay Area 
Chapters, Association of 
Environmental Professionals 


30+ 
Years of relevant experience 


50% 


TREVOR MACENSKI 
Principal-in-Charge 
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Anna manages Stantec project teams, and she contributes analytical work 
products documenting CEQA compliance for agency decisions related to 
urban development, redevelopment, and infill projects. As an experienced 
urban and environmental planner with 20 years of professional experience, 
she synthesizes, reformats, and adapts knowledge generated by Stantec 
investigations for the specific needs of cities’ planning and CEQA compliance 
efforts in processing planning applications for mixed-use developments, in-fill 
projects, and commercial projects within the community. Anna has experience 
in environmental compliance strategies for land use and local development 
projects in both the public and private sectors. She has experience 
coordinating regulatory review and compliance, including facilitating public 
engagement, participating in regulator proceedings, and tracking compliance 
requirements. Anna is also a Planning Commissioner for the City of Lafayette. 


RELEVANT EXPERIENCE 


• City of Vacaville On-Call Environmental and Planning Services Contract


• City of Vallejo On-Call Environmental and Planning Services Contract


• City of Redwood City On-Call Environmental and Planning Services
Contract


• City of Antioch On-Call Environmental and Planning Services Contract


• Caritas Village Project EIR, Santa Rosa, California (Infill, High Public
Scrutiny)


• 3575 Mendocino Avenue, Affordable Housing, Santa Rosa, SCEA and
EA


• 469 Stevenson Street, San Francisco, EIR and Recirculated EIR


• 7th and Berry, RDR Facility, San Francisco, EIR


• Midway Village, Affordable Housing, Daly City SCEA and EA


• Brunswick, Senior Housing, Daly City, SCEA


• 1180 Main Street Office, Redwood City, ISMND


• 1125 Arguello, Mixed-Use Office Affordable Housing, Redwood City, EIR


• El Camino Real Mixed-Use Hotel and Residential, Millbrae, SCEA


• Moffett Federal Airfield, Sunnyvale, EAs


• Mowry Village Residential, Newark, EIR


• Caritas Village, Affordable Housing and Social Services Rehab, Santa
Rosa, EIR and EA


• Aspire ERES, Charter School, Oakland, Exemption


• Northern Waterfront Mixed-Use, Vallejo, Entitlements, CEQA support


• Mare Island, Vallejo, Addendum


• Ferry Terminal, Parking Garage, Vallejo, ISMND


• Home 2 Suites Hotel Infill Project I Vacaville


• International Boulevard Senior Apartments Infill Project| Oakland


• La Quinta Hotel Infill Project, Vallejo, ISMND


• LDK Warehouse Greenfield Project, Vacaville


20+ 
Years of relevant experience 


EDUCATION 
BS, Environmental Economics & 
Policy, University of California, 
Berkeley 


MEMBERSHIPS 
Association of Environmental 
Professionals 


30% 


ANNA RADONICH 
Project Manager
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As an environmental consultant with more than 15 years of experience in 
environmental review and CEQA and National Environmental Policy Act 
compliance documentation, Christine has prepared and managed all levels of 
CEQA documentation, from notices of exemption and initial studies in 
support of MNDs to EIRs. In addition to document preparation, Christine 
draws from her legal background to provide a thorough peer review of 
environmental documents to verify defensibility, as well as engaging in 
litigation support when needed. 


RELEVANT EXPERIENCE 


 City of Vacaville On-Call Environmental and Planning Services Contract


 City of Vallejo On-Call Environmental and Planning Services Contract


 City of Redwood City On-Call Environmental and Planning Services
Contract


 City of Antioch On-Call Environmental and Planning Services Contract


 Caritas Village Project EIR, Santa Rosa, California (Infill, High Public
Scrutiny)


 3575 Mendocino Avenue, Affordable Housing, Santa Rosa, SCEA and
EA


 469 Stevenson Street, San Francisco, EIR and Recirculated EIR


 7th and Berry, RDR Facility, San Francisco, EIR


 Midway Village, Affordable Housing, Daly City SCEA and EA


 Brunswick, Senior Housing, Daly City, SCEA


 1180 Main Street Office, Redwood City, ISMND


 1125 Arguello, Mixed-Use Office Affordable Housing, Redwood City, EIR


 El Camino Real Mixed-Use Hotel and Residential, Millbrae, SCEA


 Moffett Federal Airfield, Sunnyvale, EAs


 Mowry Village Residential, Newark, EIR


 Caritas Village, Affordable Housing and Social Services Rehab, Santa
Rosa, EIR and EA


 Aspire ERES, Charter School, Oakland, Exemption


 Northern Waterfront Mixed-Use, Vallejo, Entitlements, CEQA support


 Mare Island, Vallejo, Addendum


 Ferry Terminal, Parking Garage, Vallejo, ISMND


 Home 2 Suites Hotel Infill Project I Vacaville


 International Boulevard Senior Apartments Infill Project| Oakland


 La Quinta Hotel Infill Project, Vallejo, ISMND


 LDK Warehouse Greenfield Project, Vacaville


15+ 
Years of relevant experience 


EDUCATION 
JD, Certificate in Environmental 
and Natural Resources Law, 
Northwestern School of Law of 
Lewis and Clark College 


BS, Safety and Systems Management 


(Emphasis: Occupational and 


Environmental Health and Safety), 


University of Southern California, Los 


Angeles 


MEMBERSHIPS 
State Bar of California, Member 
No. 210812 


25% 


CHRISTINE ABRAHAM 
ESQ. 


QA/QC Manager 
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There is a need for a comprehensive review of the Oxbow District based on the
potential of 1,100 hotel rooms as was shown to the Planning Commission last
summer. We fully understand that they probably won’t all be built but the Ritz
has been approved and could move forward, the Westin expansion has been
approved and could move forward, the First & Oxbow was approved and the
developers are asking for more rooms. The impacts from all of these need to be
included in the environmental review. 

Although we all know parking is a huge issue, the environmental consultant’s
contract specifically excludes parking: “We anticipate a parking evaluation will
be prepared by the Applicant in working with the City”. How is this going to be
addressed?

We were amazed that the item is on the Consent Calendar. It does not speak
well for open and transparent government, or for the good of the community,
that a project of this magnitude is brought to Council on the "Consent Calendar"
in an afternoon session less than a week before Christmas. What is this about?

It is vitally important that the Council hears from you and it would be terrific if many of
you could attend the Tuesday afternoon meeting. If you don’t want to personally
address the Council, raising a hand in support of us when asked would be wonderful.

NOW is the time for the Council to hear all of our concerns. The longer this project
proceeds without questions being raised, the higher the probability of its being
approved.

We hope to see you Tuesday!! For those of you who cannot join us, you can email your
concerns to the City Council via the City Clerk: clerk@cityofnapa.org

 

Chuck and Felicia Shinnamon     Dorothy and John Salmon           Cass Walker

 
Charles W. Shinnamon, P.E.

 
“If you don’t like the news, go out and make some of your own.” (Wes “Scoop” Nisker)
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From:
To: Scott Sedgley; lallessio@cityofnapa.org; bnarvaez@cityofnapa; Mary Luros
Subject: Oxbow area-south Copia hotel development
Date: Friday, December 15, 2023 2:03:07 PM

[EXTERNAL]
Dear Council Members

The prospect of a 170 room hotel and 130 condominiums is alarming for the south copia area.
The already congested area is not the right place for visitor-serving development with no
requirement for housing for the workforce that will be needed to support this development.
And new development must be evaluated as part of already approved development in the area.
With a potential of 1100 hotel rooms a comprehensive parking plan should be done. Please
don’t approve this proposal before further study is completed. Yes we need more housing but
what is proposed will make our city worse, not better. 
Respectfully,
Grania and Charles Lindberg

Sent from my iPad
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18 December, 2023 

 

 

Mayor Sedgley 

City Hall 

955 School Street 

Napa, California, 94559 

 

 

Dear Mayor Sedgley and Napa City Council Members, 

 

We, at The Culinary Institute of America have been closely watching the progress of the proposed 

development of the South Lot at Copia and the old Napa Corporate Yard site at 933 Water Street. 

From what we have seen, based on the city website and submittals from the developer, the scale 

of the project is massive, and its impacts will almost certainly be detrimental to the neighborhood. 

 

Our concern is that the special place the Oxbow District holds with locals and visitors alike will be 

negatively impacted by the scale of this development. Over the last few years Oxbow District 

businesses have been working together with city staff to identify what makes the district so 

special. There have been several studies done, Urban Land Institute as well as a student project by 

UC Berkeley students. Our intent as “Oxbow Stakeholders” was and is to assist in developing a 

comprehensive plan for the district instead of a piece by piece approach. We believe the 

residents, visitors, and the city deserve that attention to detail in a comprehensive plan. 

 

We also understand that the developer is using new housing laws to circumvent existing height, 

density, and parking limitations historically imposed by the city. 

 

While local housing is certainly welcomed, and we fully support, the possibility of more than 1,100 

hotel rooms in the Oxbow District if this project and others that have been previously approved 

or proposed are built would overwhelm the area. 
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We believe a truly comprehensive environmental study is called for at this time. Although it may 

not be the intent of this current meeting the CIA believes a full Environmental Impact Report (EIR) 

on this project should be considered. The CIA is also concerned that at this early-stage parking 

and traffic is not one of the important topics being studied. This has been an issue the Oxbow 

Stakeholders and city staff have been meeting and discussing for the past three years or more. A 

study of this importance and impact to the district should be incorporated, and not leave this 

critical component to the developer as is currently being suggested in the Stantec proposal. 

 

Sincerely, 

 

Thomas Bensel 

Managing Director 

Culinary Institute of America - California 
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From: Tiffany Carranza
To: Clerk
Subject: FW: Today"s City Council Meeting
Date: Tuesday, December 19, 2023 11:43:17 AM
Attachments: Oxbow Comments.docx

 
 
Tiffany Carranza
City Clerk
Pronouns: She/her
City of Napa – City Hall
955 School Street, Napa, CA 94559
Phone      (707) 257-9661
Email       tcarranza@cityofnapa.org
Website  www.cityofnapa.org
 
 
From: Celeste Mirassou 
Sent: Tuesday, December 19, 2023 11:28 AM
To: Tiffany Carranza <tcarranza@cityofnapa.org>
Subject: Today's City Council Meeting
 

Tiffany,
 
I will read this statement today at the City Council meeting.  Please include my
statement in the record for the meeting. 
 
Happy Holidays!
 
Celeste Mirassou

[EXTERNAL]
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I am concerned about the information and methodology on which future development decisions are being made:  



Information 



The focus on existing dominant industries like the wine and hotel businesses is troublesome as I hear different economic projections: 

	Robert Eyler, Phd who is presenting is economic dashboard indicates that the “wine industry is beginning to come back in full” and the “end of summer surge led to good tourism growth.”

	Christopher Thornberg who spoke at the Chamber’s Economic Conference suggests the “wine economy is shifting” and that “retail sales for beer and wine have flattened.”  He also indicated that Napa Valley lodging revenue is down. 



Despite their differences, both economists point out the lack of housing supply for workers.  



What is needed is a comprehensive plan for our low to moderate housing needs and especially as it relates to significant in-fill opportunities.  

	

New hotel rooms, rooms that currently exist, and rooms that have been previously entitled in the Oxbow area now total 1,100 plus hotel rooms.  

	

Building hotels exacerbates our low to moderate income housing deficiencies as most hotel jobs don’t support living in Napa.  



This project includes $2 – 4 million properties.  These are not the projects that should be pushed forward at this time.    



Methodology

	I say “pushed forward” as I particularly don’t like the timing of this discussion taking place within days of Christmas as an item on the consent calendar.   

	

Everything the city does should be considered through a prism of fighting climate disruption.  



You’ve committed to being climate neutral by 2030.  



With transportation being the largest area of carbon impact, I don’t understand adding a disproportionate # of low income jobs to an area that can’t house these employees.  Jim Wilson says it better, but I would say “When you’re in a hole, stop digging.”



We need a comprehensive plan to manage the development of in-fill projects for land much needed low to moderate income housing in a sustainable way.  

[bookmark: _GoBack] 
Let’s take a pause this development to consider how we can solve some of our housing issues and diversify our economic development instead of steaming ahead blindly.



I am concerned about the information and methodology on which future development decisions 
are being made:   
 
Information  
 
The focus on existing dominant industries like the wine and hotel businesses is troublesome as I 
hear different economic projections:  
 Robert Eyler, Phd who is presenting is economic dashboard indicates that the “wine 
industry is beginning to come back in full” and the “end of summer surge led to good tourism 
growth.” 
 Christopher Thornberg who spoke at the Chamber’s Economic Conference suggests the 
“wine economy is shifting” and that “retail sales for beer and wine have flattened.”  He also 
indicated that Napa Valley lodging revenue is down.  
 
Despite their differences, both economists point out the lack of housing supply for workers.   
 
What is needed is a comprehensive plan for our low to moderate housing needs and especially 
as it relates to significant in-fill opportunities.   
  

New hotel rooms, rooms that currently exist, and rooms that have been previously 
entitled in the Oxbow area now total 1,100 plus hotel rooms.   
  

Building hotels exacerbates our low to moderate income housing deficiencies as most 
hotel jobs don’t support living in Napa.   

 
This project includes $2 – 4 million properties.  These are not the projects that should be 

pushed forward at this time.     
 

Methodology 
 I say “pushed forward” as I particularly don’t like the timing of this discussion taking 
place within days of Christmas as an item on the consent calendar.    
  
Everything the city does should be considered through a prism of fighting climate disruption.   
 
You’ve committed to being climate neutral by 2030.   
 
With transportation being the largest area of carbon impact, I don’t understand adding a 
disproportionate # of low income jobs to an area that can’t house these employees.  Jim Wilson 
says it better, but I would say “When you’re in a hole, stop digging.” 
 
We need a comprehensive plan to manage the development of in-fill projects for land much 
needed low to moderate income housing in a sustainable way.   
  
Let’s take a pause this development to consider how we can solve some of our housing issues 
and diversify our economic development instead of steaming ahead blindly. 
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From: Beth Painter
To: Clerk
Subject: Fwd: South Oxbow Mixed-Use Project
Date: Tuesday, December 19, 2023 12:52:39 PM

Begin forwarded message:

From: Carol Barge 
Subject: South Oxbow Mixed-Use Project
Date: December 19, 2023 at 12:51:45 PM PST
To: Undisclosed recipients:;

[EXTERNAL]
I am writing today to lend support to the letter you received from the Shinnamons,
the Salmons and Cass Walker, dated December 17. Their thoughtful and detailed
letter regarding the Oxbow and surrounding area slated for development by
various developers can really help in your careful consideration going forward. 
As happened with the HHS project, Heritage Housing Partners was able to
incorporate improvements to the project and buy-in by the neighbors based on
their robust outreach to the community and the feedback they received. Ideally an
ongoing and robust outreach to the community at large for input, ideas and
concerns would help Oxbow and surrounding area, as well.

I understand that 4.F. on this afternoon’s agenda will be removed, allowing for
public comment. I am unable to attend the meeting, but wanted to lend my voice
to this very important topic.

Thank you for your time and consideration.
Carol

Carol Barge
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CITY OF NAPA: DASHBOARD
CITY COUNCIL PRESENTATION

NAPA, CA DECEMBER 2023

Robert Eyler, PhD
President, Economic Forensics and Analytics Inc.
Professor, Economics, Sonoma State University
eyler@econforensics.com

1

City Council Regular Meeting
12/19/2023
Supplemental - Item 5.A.
From: Robert Eyler, PhD
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Core PCE Prices, 2007 to 2026: Is the FED’s job done?
2

What to Watch

• Slow fall through forecasted 
inflation to 2026

• Rates likely to fall in 2024: 
how far and when?

FED will not move rates down 
quickly unless:
1. Job losses/slower growth
2. Continued fall toward 

dotted line
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Real GDP (%) Unemployment Rate (%) Core PCE Inflation (%)

Annual data (projections based on annual-average levels):

Previous New Previous New Previous New
2023 2.1 2.4 3.6 3.7 3.7 3.5
2024 1.3 1.7 4.0 4.1 2.4 2.4
2025 2.1 1.8 4.2 4.2 2.1 2.1
2026 1.7 2.1 4.1 4.0 N/A N/A

Federal Reserve Philadelphia 
Forecast, Survey of Professional Forecasters

Source: Federal Reserve Philadelphia Branch

These data are from November 2023

Bottom Line: Economy more resilient than previous forecasts, inflation beginning its 
descent; relatively high interest rates will continue pressure economy to 2025
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Napa at a Glance: end of Q3 2023
4
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Labor Market: Napa Residents, Quarterly
2019 Q1 to 2023 Q3

5
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Occupancy Rates and Average Daily Rates
Napa, April 2019 to Sept 2023, Monthly

6
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Taxable Sales, Growth from Q2 2022 to Q2 2023
Current Dollars, Napa, Napa County and California

7
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City of Napa Napa County California

Fiscal Years 2022 to 2023

Source: California Dept of Tax and Fee Admin (CDTFA)
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Work From Home: % of Working Residents
2019, 2021 and 2022, 5-Year Averages

8
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City of Napa: Economic Development 
• Tourism to remain strong for Napa in 2024

• 2024 likely a mixed year given slower economy and uncertainty
• Global threats may keep people from traveling to Europe and Middle East
• Expect more competition from the core Bay Area in 2024 and 2025

• Wine industry moving toward new “steady state”
• Changes in retail and restaurants continue, with direct-to-consumer 

markets and competition settling into long-term patterns
• Napa to remain global space for food and wine: consumers changing

• Shifting housing markets: the next steps for Napa supporting needs 
for local workers

9
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Community Development Department 
Economic Development Division 
Council Spotlight
12.19.2023

City Council Regular Meeting 
12/19/2023
Supplemental - Item 5.B. 
From:  City Staff
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Share with the Council some of the Community Development 
Department Economic Development Division’s recent activities and 
future projects.

Agenda:
• Introduction / Economic Development Focus Areas
• 2023 Highlights
• 2024 Initiatives for Napa EIFD
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Economic Development Team

Neal Harrison, 
Economic Development 
Manager

Jennifer Owen, 
Economic Development 
Program Coordinator

Brendan Hurley, 
Economic Development 
Program Coordinator
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Source: California Association for Local Economic Development (CALED)

revenue
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2023 Highlights

Business Support

• ~20 Business Concierge 
Direct Support

• Business Concierge 
Roundtable (Broker)

• 3 Napa Makes Events 
(100+ participants)

• New maker spaces (100 
Coombs, Lab Creative, 
etc)

• SBDC – 16 Success 
Accelerator ($40K grants)

• 735 new businesses

Data & Communication

• ED Public Dashboard & 
Internal Indicators

• Quarterly Council w/ Dr. 
Eyler + Guests

• Monthly ED Newsletter 
(4k subscribers; 48% OR)

• 13 Napa Makes 
Newsletters (300 
subscribers; 75% OR)

• Conferences (Chamber 
Summit, WANB Labor 
Report, MMNAC)

• Website refresh & project 
clearinghouse

Tourism Improvement 
District

• 8 Local Governing 
Committee Meetings

• Notice of Grant Funding & 
Application (~30 
applicants)

• $600k in grants (Lighted 
Arts, Vine Trail, etc)

• $800k in DoNapa
marketing contract 
(Augustine)

• Launched TID 5-Year 
Strategic Plan process

Placemaking

• $450k PBID Downtown 
Wayfinding (Phase 1 
complete; Phase 2 2024)

• $25k Downtown Banners 
(TID funded)

• 10 Oxbow Stakeholder 
meetings

• Public Art Collaboration 
w/ Recreation Division 
(Mural First/Main, Fire 
Museum, etc.)

• Supported other 
Downtown/Oxbow Events
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City of Napa 
Enhanced Infrastructure 
Financing District (EIFD)

• Napa EIFD formed in July 2022

• Noncontiguous: 50% of future property tax 
increment; estimated ~$65M in present-value

• Goal = capture value from private 
sector investments to direct funding for 
infrastructure and other public improvements

Page 38 of 53

ATTACHMENT 1

Page 51 of 177



Get the 
“EIFD Wheels Turning”
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Prioritizing 4 Subarea Projects
based on key criteria

Potential Community and Economic Benefits 
(jobs, fiscal revenue, housing, public amenities)

Potential Catalytic Impacts 
(unlock private sector investment & OPM)

Feasibility for Implementation
 (potential to implement in the near term)
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4 EIFD Subareas Selected

Potential Surplus Land / 
Downtown Parking Lots 

& Cinedome

Napa Makes & 
“Maker’s District”

Napa Riverwalk, eg 
“RiverLine”
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City-Owned Land in Downtown

• Potential community and economic 
benefits

• Catalytic for housing + development
• Fill in holes in urban fabric and 

pedestrian experience
• One time funding from sale and 

ongoing source of revenue
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Explore Surplus Land in Downtown

• Council Directed Staff to further explore a 
Surplus Land Act Disposition Plan 
(December 5th Council Meeting)

• Next Steps Include:
• Ensure we understand larger publicly-

owned inventory
• Exemptions in SLA
• Connection to Parking Management & 

impact
• Site constraints and current use 

(farmer’s market, shared trash fencing, 
easements, parking)

• Community & developer outreach
• Valuations
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Napa 
Makes
Napa Makes is the City of 
Napa's initiative to support 
and grow the artisan makers, 
small-scale manufacturers, 
and artist + creatives sectors 
within the City of Napa - 
resulting in a more diversified, 
resilient economy.

2023 efforts + highlights
New creative spaces

Events

Partnerships

Page 44 of 53

ATTACHMENT 1

Page 57 of 177



Napa 
Makes

Laying the foundation for a 
Makers District, providing 
business support and 
resources

2024 efforts
Makers/Artisan Use
In all non-residential zones
Administrative permit
Designed to remove barriers

Makers District
Redevelopment of the Makers District area could 
generate a potential increase of $37.5M in average 
value of parcels, equaling an additional $46K annually 
for the General Fund and $46K annually for the EIFD.

Accelerator Program
Provide support to makers taking the next step
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What is the Napa RiverLine/Riverwalk?

• The Napa RiverLine is a continuation of past projects; it 
implements the General Plan and other transportation/trail 
plans to activate and connect the river.

• An opportunity to create a community-driven, forward-looking 
story of what the River could be for Napa’s long-term future.

• Will expand The Living River concept established in County 
Flood Control Project and tie in recreational opportunities to 
the River.

• Complements the $40 million federal investment for flood 
retaining walls north and south of downtown to address the 
design and economic impact.

The Napa RiverLine/Riverwalk
Project Overview

Napa River 
Corridor
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The Napa RiverLine/Riverwalk
Project Benefits

The project would connect to:

• Major job centers that account for 
15,930 jobs or 56% of citywide jobs.

• 630 acres of river and adjacent land.

• Better connect river access to     
13,000 residents.

• Hundreds of millions of dollars worth 
of private investment across               
11 development sites.

• Connects to 470 acres of parks and 
open space and 900 acres of wetland 
protection.

Potential private sector investment and 
economic benefit from the project:

• New development (housing, hotel, 
commercial)

• $150M + in new assessed value

• $200K+ in annual tax increment to EIFD

• $5M+ in annual hotel transient occupancy 
tax (TOT) to General Fund

• Additional regional “draw” as a diverse 
outdoor destination

• Additional mixed-income housing, 
commercial development, pedestrian 
activity, indirect impactsPage 47 of 53
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• Continue to build a public-private partnership to 
develop and implement a vision and plan.

• City partnership with grant applications to plan for the 
Riverline and fund infrastructure improvements.

• Submitted an Economic Development Administration 
Economic Disaster Resiliency grant, up to $250k for 
planning.

• Other grants include Cal. Dept. of Parks and Recreation 
Trails program, Clean California Local Grant Program, CA 
Parks Program, other EDA, CA, and fed grants.

• Explore district funding mechanisms as an ongoing 
funding stream

The Napa RiverLine/Riverwalk
2024 Work Efforts

www.napariverline.org
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THANK YOU!
QUESTIONS OR COMMENTS?
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City Hall: 955 School Street, Napa CA 94559      Mailing Address: P.O. Box 660, Napa CA 94559      (707) 257-9503      www.cityofnapa.org 

 
 
 
 
 
 
 

M E M O  
 
TO:  Mayor and City Council Members 

FROM:  Tiffany Carranza, City Clerk 

DATE: December 18, 2023 

SUBJECT:  Correction to Agenda Item 5.D. Exhibit A to Attachment 1 - 2024 City 
Council Appointments to Local, Regional, and State Boards, Councils, Committees, and 
Commissions 

 
 
Subsequent to publishing the agenda material for the December 19, 2023, City Council 
meeting, an edit to Agenda Item 5.D., 2024 City Council Appointments to Local, Regional, and 
State Boards, Councils, Committees, and Commissions, was identified. 
 
The below graphic identifies redline changes to Exhibit A of Attachment 1 as follows: 
 

1. There is an appointed alternate to the Napa County Climate Action Committee (CAC) 
 

 
 
 

Attachment 2, as published, correctly identifies the current appointees and alternate 
appointee for the Napa County Climate Action Committee (CAC). 

Item 5.D.
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SUPPLEMENTAL REPORTS & COMMUNICATIONS 
Office of the City Clerk  

 
City Council of the City of Napa 

     Regular Meeting 

December 19, 2023 
 

FOR THE CITY COUNCIL OF THE CITY OF NAPA 
 

AFTERNOON SESSION: 
                                                    

SUBMITTED AFTER  THE CITY COUNCIL MEETING 
 
4. CONSENT CALENDAR: 
 
4.F. Agreement with Stantec Consulting Services Inc. for Environmental Review Services related 
to the South Oxbow Mixed-Use Project (PL23-0082). 

1) Email from Rebecca Webster received December 19,2023. 
2) Letter from Friends of the Napa River received December 19, 2023. 
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From:
To: Clerk
Subject: Oxbow Area Development
Date: Tuesday, December 19, 2023 4:59:12 PM

Dear Council Members,

I was hoping to join the meeting this afternoon in support of the Napa housing coalition as I
echo many of their concerns, but I have to work during this time. This is the case for many
residents, who are impacted by the decisions made at these meetings.

There is a huge need for a comprehensive review of the Oxbow District based on the
potential of 1,100 hotel rooms as was shown to the Planning Commission last summer.
While they probably won’t all be built, the Ritz has been approved and could move forward,
the Westin expansion has been approved and could move forward, the First & Oxbow was
approved and the developers are asking for more rooms. The impacts from all of these need
to be included in a current environmental review.

I am further disappointed that projects of this size are on the Consent Calendar, in an
afternoon session, less than a week before Christmas.

We need more housing all around - not more hotels, and not more second or third homes for visitors. 

Respectfully, 

Rebecca Webster, MPH 

Item 4.F.

[EXTERNAL]

.
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Friends of the

NapaJ^tver

flei^ ^^.
The community's voice for the protection, restoration, responsible development, and

celebration of the Napa River and its watershed through education and advocacy.

^U9CT-
PO Box 537, Napa, CA 94559 info@fonr.org www.fonr.org

^n^e. u^^^^

Board of Directors

Francie Winnen

President

Dennis Rinehart

Secretary

Chuck Shinnamon
Treasurer

Bemhard Krevet
President Emeritus

Phill Blake

Barry Christian

David Graves

Rex Stults

AndySzmidt

Honorary
Advisory Board

Moirajohnston Block
(In Memoriam)

Chip Bouril

David Garden
(In Memoriam)

Shari Gardner

Roger Hartwell

Tracy Krumpen

Tony Norris

Laurie Puzo

Mike Rippey

Kent Ruppert

Ginny Simms
(In Memoriam}

Barbara Stafford
(In Memoriam)

Karen Bower Turjanis

/4 "living" Napa River
conveys equilibrium
and harmony with all
that it touches and

resonates through
the human and

December 18, 2023

Napa City Council
School Street

Napa, CA 94559

Re: South Oxbow Mixed Use EIR

Via Email: clerk@citvofnapa.org

Dear Mayor Sedgely and Councilmembers,

The Friends of the Napa River are deeply concerned about the proposed environmental
review of the South Oxbow Mixed-Use area. This project and the proximate Firstand Oxbow
Hotel front on approximately 1,500 to 2,000 feet of the Napa River. Impacts to the river and
its banks are of key importance to us and to the Napa community.

Several Friends' Board members actively participated as technical members of the Flood
Control District's Technical Advisory Panel (TAP) and are familiar with the riverbanks in the
project area. We want to have assurance that the project will not disturb the riverbank now
or in the future. As part of the overall project, we understand that the developers are required
to construct a public pedestrian trail along the entirety of the project's river frontage. We are
very supportive of the development of this trail while also having concerns about its precise
location. Given the steepness of multiple portions of the riverbank, it will be imperative that
the trail is situated sufficiently far from the top of bank to allow future, natural erosion to
occur with no current or future need for artificially buttressing the bank to prevent such
erosion.

We suggest that the EIR include a detailed analysis of the trail's location with adequate,
surveyed cross sections showing appropriate setbacks and possible access locations. The
environmental document is the proper place for this analysis. It should not be postponed to
some future date when the project is in design.

We fully support a complete and comprehensive environmental document that covers not
only the South Oxbow Mixed-Use project but also the river frontage of the proposed First and
Soscol Hotel project. They are clearly being processed by the City in a concurrent fashion.

Friends are also very concerned about the lack of community outreach and education
regarding this large project. Example- the lack of notice and subsequent lack of attendance at
the Planning Commission's Oxbow South study session this summer. Oxbow South as
proposed will have a tremendous impact on the Oxbow District and the Napa River. You, our
City Council Members, will determine if it is positive or negative for us locals. A full EIR could
help you.

Thank you for your consideration.

Francie Winnen, President Dennis Rinehart, P.E., Vice-President
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ATTACHMENT 2 

SUPPLEMENTAL REPORTS & COMMUNICATIONS 
Office of the City Clerk  

City Council of the City of Napa 
     Regular Meeting 
December 19, 2023 

FOR THE CITY COUNCIL OF THE CITY OF NAPA 

EVENING SESSION: 

SUBMITTED PRIOR TO THE CITY COUNCIL MEETING 

12. ADMINISTRATIVE REPORTS:

12.A. Fuller Park Playable Art Project
• PowerPoint Presentation from Staff.
1) Email from Gordon Huether received December 4, 2023.
2) Email from Cindy Worthington received December 4, 2023.
3) Email from Dona Bonick received December 4, 2023.
4) Email from Diane Curry received December 13, 2023.
5) Email from Tica Lubin received December 13, 2023.
6) Email from Andrea Saenz received December 15, 2023.
7) Email from Nadia Kinkade received December 16, 2023.
8) Email from Amy Deck received December 16, 2023.
9) Email from Matt Eisenberg received December 18, 2023.
10) Email from Marlena Garcia received December 18, 2023.
11) Email from Julie Eppich received December 19, 2023.
12) Email from Lara Young received December 19, 2023.
13) Email from Hanh Randall received December 19, 2023.
14) Email from Courtney Cayford received December 19, 2023.
15) Email from Erin Rosen received December 19, 2023.
16) Email from Terra Albee and Mike Mathews received December 19, 2023.
17) Email from John Hannaford received December 19, 2023.

12.B. Homeless Services
• PowerPoint Presentation from Staff.
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Fuller Park
Playable Art 
Project
City Council Meeting
December 19, 2023
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Agenda
▪ Project Description 

▪ Public Art Master Plan & Ordinance 

▪ Public Art Fund Historic Use 

▪ Background on Applied Art & Playable Art

▪ Project Planning & Process

▪ Project Location

▪ Project Implementation Team: Artist + Fabricator & 

Installer

▪ Community Engagement Plan 

▪ Next Steps

▪ Financial Impact

▪ Recommended Action 

Sarasota, FL

Paris, France
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Project Scope

Replace existing 
playground 
equipment and 
poured-in-place 
surfacing within 
the existing 
footprint of the 
play area with 
Playable Art

2-5 Play Area

5-12 Play Area

5-12 Play Area ​installed in 2002

2-5 Play Area ​installed in 2017
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Project Goals

• Create the first playable public art
project designed specifically for
Napa’s Youth and Families

• Advance Public Art as a critical
contributor to community and
social development

• Diversify Public Art portfolio and
project location outside of
Downtown in a diverse area of
Napa (Fuller Park)

• Ensure inclusive play opportunities
for children with different abilities
and interests

Rome, Italy
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Public Art Master Plan (PAMP)

"In addition to encouraging the familiar forms of 
sculptures, mosaics and murals, public art can be 
expressed a variety of artistic media and approaches. 
Public art can include artist-designed play equipment, 
street furniture, bridges, gates, paving patterns, lighting, 
landscape treatments and water features."

"Public art in parks and plazas should engage users of the site. It should 
enhance gathering spaces, create focal points, enrich park and plaza 
amenities, respond to the site’s natural elements and landscape features, 
share the history of the site, and offer surprises that activate the site and 
create a sense of discovery. It may be interactive, tactile or otherwise 
engaging to the public. The scale of artwork at these locations may range 
from intimate to monumental, reflecting the integration of the artwork 
into the space."

"As provided in the Public Art 
Ordinance, the Public Art Fund is 
established and maintained by the 
City for the purpose of funding 
public art and cultural 
programming consistent with the 
Public Art Master Plan."

Napa Municipal Code 15.108
"Artist means a person who has 
a reputation among peers as a 
person of artistic excellence, 
through a record of exhibitions, 
public commissions, sale of 
works, or educational 
attainment as judged by the 
reviewing body with final design 
review authority for the 
development project."Page 6 of 111
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Public Art Forms & Locations (PAMP)
Forms:

• Sculptures
• Mosaics
• Murals
• Street furniture
• Play Equipment
• Bridges
• Gates
• Paving patterns
• Lighting
• Landscape treatments
• Water features

Locations:
• Gateways/Major Intersections
• Parks and plazas
• Pedestrian paths and bikeways
• Public buildings and facilities
• Bridges
• Roadways
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Public Art in Napa
• Sculptures 
• Mosaics
• Murals
• Street furniture
• Play Equipment
• Bridges
• Gates
• Paving patterns
• Lighting
• Landscape treatments
• Water features 0 5 10 15 20 25

Sculptures

Mosaics

Murals

Street furniture

Public Art by Type

Current City-Owned Public Registry

80%
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Public Art Fund 

CIP Transfers 
for 5 Public Art 
Projects

 $-

 $500,000.00

 $1,000,000.00

 $1,500,000.00

 $2,000,000.00

 $2,500,000.00

FY11 FY12 FY13 FY14 FY15 FY16 FY17 FY18 FY19 FY20 FY21 FY22 FY23 FY24 (YTD) FY25 (Est) FY26 (Est)

FY11-FY23 Public Art Fund

FY Ending Fund Balance Revenue Equity Transfers (CIP)

Avg Annual Revenue for Public Art Fund: $190K
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PUBLIC ART FUND PROJECTS APPROVED 
BUDGET

Gateway Roundabout Public Art (PK22PA01) $375,000

Soscol Medians Public Art (PK22PA04) $250,000

29 Undercrossing Mural (PK23PA02) $75,000

Fuller Park Playable Art (PK22PA03) $750,000

2nd & Main Street Pedestrian Scramble 
Pavement Artwork (PK23PA03)

$200,000

Public Art Fund – Multi-year CIP Projects
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Applied Art 
Applied Arts are art forms that 
have a practical application and 
functional purpose  

Bike racks

Benches

Page 11 of 111

ATTACHMENT 1

Page 77 of 177



Applied Art 
Lighting

Fences

Bridges

Gates 
& Doors
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New York City, NY

Toledo, OH
Spain

Youth-Centric
Public Art
Inspiration

Applied Art 
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One-of-a-kind, artistic playground for kids and 
families, that is designed to be a community

landmark and inclusive space, supporting and 
promoting social interaction and movement.

Playable Art
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Copenhagen
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France
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Australia
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Abernathy Greenway Park

…”Introducing children to fine art through active 
outdoor play, promoting the concept of art in 
public open and green space, as well as 
encouraging community health and well-being.”

Sandy Springs, GAPage 20 of 111
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Kenilworth Playground
Public Art

City of Petaluma sought artist to 
design public artwork-playground 
structure at Kenilworth Park 
(2023)

Project Funding Source:
• Public Art Fund
• Bond Measure Funding
• State Grant

Petaluma, CAPage 21 of 111
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Project Planning Process (2021-2023)

Project 
Research (2021)

Project Initiation 
(2021)

Project Approval 
(2022)

Project 
Implementation 

(2023)

Page 22 of 111

ATTACHMENT 1

Page 88 of 177



Public Discussion

Public Art 
Steering 
Committee

• Project Concept 
and Direction

City Council

• Project Budget

Parks, 
Recreation 
and Trees 
Advisory 
Commission

• Project Goals

16 Public 
Meetings
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Selection & Significance 
of Project Location

• Focus on ‘Community Park’ to reach and
connect broader Napa community

• Focus on park with diverse cross-section
of Napa community within 10-min walk

• Identify monumental opportunity in area
of need (~10,000 square feet)

• Commemorate historical and significant
area of Napa through Public Art

• Identified as ‘Severely Disadvantaged
Community’ by State Grant Funding
Opportunity

Top Priority for Social Equity & Condition Investment
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Condition of 
Fuller Park 
Playground

• 5-12 Play Area installed in 2002 
(21+ years old)

• "Poured-in-place" 
Rubber installed in 2002 
and "topped off" in 2008

• Inoperable swing set and play 
areas due to failed parts

• 2-5 Play Area replaced in 2017
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Project 
Implementation

Artist

Fabricator & Installer

Thematic Committee
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Dan Wodarcyk
Artist
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• Lead designer and content developer 
for children's area of Cayton Children’s 
Museum, Santa Monica

• Lead designer and content developer, 
“Voyage to Vietnam,” San Jose 
Children’s Discovery Museum

• Lead designer, Tot Spot, Bay Area 
Discovery Museum

• Lead designer, Young Learner Gallery, 
Liberty Science Center

• Lead designer and project manager, 
Nevada Discovery Museum

• Lead designer and project manager, 
The Lab

• Lead designer and project manager, 
North Country Children’s Museum

Dan Wodarcyk

"Artist means a person who:
• Has a reputation among peers as a 

person of artistic excellence, through a 
record of exhibitions, public 
commissions, sale of works,

• OR educational attainment: Bachelor 
of Fine Arts Degree from Columbus 
College of Art and Design in Columbus, 
Ohio

...as judged by City Council."

}
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Selection Process: Invitational

Public Art Master Plan: 
“Invitational artists can be located 
through a variety of means including 
review of current public works, 
contacting specific local arts 
organizations, speaking with local arts 
professionals, and/or contacting 
national organizations. Invitational 
projects may include artists with 
established careers or those with whom 
the City has worked with previously.”

Desired artist qualifications:
• Combined education and portfolio in the 

arts that is applied to environments for 
youth and families

• Ability to create 'open-ended' and 
meaningful youth exploration

• Capacity to work hand-in-hand with 
fabricators and installers to bring ideas 
come to life on a large-scale

• Ability to work with the community to 
integrate feedback and interests
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Bay Area Discovery Museum: Sausalito, CA

The Tot Spot Page 30 of 111
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Nevada Discovery Museum: Reno, NV

The Cloud Climber Page 31 of 111
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Cayton Children's Museum: Santa Monica, CA

The Courage Climber Page 32 of 111
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Cayton Children's Museum – Sketch
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Cayton Children's Museum – Conceptual
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Cayton Children's Museum – Conceptual

Page 35 of 111

ATTACHMENT 1

Page 101 of 177



Cayton Children's Museum – Rendering
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Cayton Children's Museum – Now Open!
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SPEC
Fabricator & Installer
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SPEC
• Based out of Belmont, CA

• Designs and constructs 
award winning play spaces 
for all ages and abilities to 
experience risk, failure, 
and mastery

• Team of structural 
engineers, project 
managers, product 
specialists, designers, and 
community outreach 
coordinators.
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Selection Process: RFQ

Desired fabricator and installer qualifications:
• Firm profile
• Portfolio of past projects
• Experience in community engagement
• Certified playground inspection abilities
• Maintenance and warranty
• Fee structure
• Referrals

Recommended to staff by a 
four-person Art Selection 
Panel based on their relevant 
portfolio, creative talents, 
capacity to work with a variety 
of materials, and track record 
with providing community 
engagement support.
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Design Process

Schematic 
Design

Design 
Development

Construction 
Documentation
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Dallas, TexasPage 42 of 111
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Sketch Conceptual v.1

Conceptual v.2 Rendering
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Now Open!
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Theming & History

Materiality

InclusivityPage 45 of 111
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Thematic Committee

• Develops recommendations for 
the project theme that will 
advise the conceptual design 
direction of the project

• New ~16-person, limited-term 
City legislative body that is 
subject to the Brown Act

Preliminary Community Engagement Community Expertise: 
Art + Childhood Development + Inclusivity
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Design Coordination

Thematic Design Schematic Design
Design 
Development

Construction 
Documentation

Thematic 
Committee

Dan Wodarcyk

SPEC

Broad Community Feedback

City Council Design 
Approval
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Agreement Negotiation & Execution

Thematic Development

Establish the project theme and play types

Draft Conceptual Development

Develop conceptual plans for the playground design with feedback from 
broader community outreach

Final Conceptual Development

Seek approval from Council on proposed conceptual design

Fabrication and Installation

Next Steps
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Financial Impact
• Resolution to accept State of California 

grant with grant match waived
• No additional funding requested 
• Prior Budget Approval for PAF & CIP 

funding:
• April 5, 2022 City Council CIP Budget 

Workshop
• June 7, 2022 City Council Budget Public 

Hearing
• June 21, 2022 City Council Budget 

Adoption

• Execution of agreements with existing 
project budget

Project Funding

$750,000
Public Art Fund (PK22PA03)

$350,000 
Playground Projects Equipment 
Replacements/Retrofits (PK18PR07)

$177,952
State of California Grant

Total:  $1,277,952
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Estimated Overall Project Budget

Item Estimate

Playable Art Equipment $500,000

Playground Surfacing ($25-$30/sf) $250,000-$300,000

Tax & Freight (20% Equipment Costs) $100,000

Certified Installation (35% Equipment Costs) $175,000

Construction Bonding (3% of Total Project) $32,250

Certified Playground Inspection $6,000

2-5 Play Area Transfer (TBD) $30,000

Contingency (15% of Non-Equipment Costs) $45,000

Design Fees for Artist and Fabricator & Installer $90,000

Public Art Fund:
• Playable Art Equipment
• Artist Fees
• Tax & Freight (portion)
• Certified Installation (portion)

CIP Playground Equipment Fund
• Playground Surface (portion)
• Tax & Freight (portion)
• Certified Installation (portion)
• Construction Bonding
• Certified Playground Inspection
• 2-5 Play Area Transfer
• Contingency
• Design Fees for Fabricator 

& Installer

State of CA Grant
• Playground Surface (portion)Page 50 of 111
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Public Health & 
Social Equity

Community 
Development

Placemaking

Benefits of the 
Reimagined Fuller Park 

with Playable Art

São Paulo, Brazil Page 51 of 111
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Recommended Action
Adopt a resolution: (1) authorizing the Parks and Recreation
Services Director on behalf of the City to accept a grant from the
State of California in the amount of $177,952 and to execute any
and all agreements and other documents required for acceptance
of the grant; (2) amending the City Capital improvement Project
Plan and approving revenue and expenditure budget updates to the
FY2022/23 Adopted Budget, as documented in Council Budget
Amendment #8P6; (3) authorizing the Parks & Recreation Services
Director to negotiate and execute agreements with S2 Associates,
Inc. and Specified Play Equipment Co. for the design, fabrication,
delivery and installation of the Fuller Park Playable Art Public Art
Project for a total amount not-to-exceed $1,277,952; and (4)
determining that the actions authorized by this resolution are
exempt from CEQA.

Page 52 of 111

ATTACHMENT 1

Page 118 of 177



Feedback & Questions

Pacific Park, Brooklyn, NY
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Park Development Impact Fees

Park Acquisition
as of December 18, 2023

Quad 1
$4,297,725

Quad 2
$1,852,354

Quad 3
$1,975,676

Quad 4
$2,531,213

Total $10,656,968

Park Development
as of December 18, 2023

Quad 1
$470,712

Quad 2
$101,225

Quad 3
$319,285

Quad 4
$(138,693)

Total $752,529

Existing Projects:
• Kennedy 

Park  Improvements 
Phase I
• $10MM - $12MM

• Las Flores Community 
Center Renovation
• $2MM
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05 November 2023  
 
Re: Fuller Park Playground Equipment  
 
Dear Mr. Mayor and Councilmembers,  
 
I love Parks and Recs idea of partnering an Industrial 
Designer with a creative playground equipment manufacture.  
 
Having said that and having said it before, funds to finance 
this kind of project should not come out of our public art 
fund. Public art requires that an artist take the lead and this 
project has no artist. An industrial designer is not an artist 
and the one being proposed by Parks and Rec has no 
resume that includes any experience in art and public art in 
particular. He simply does not meet the definition of an artist.  
 
And here are the most recent numbers from Parks and Rec 
as I understand them:  
 
There is currently $2,300,000 in our public art fund with 
$1,600,000 earmarked for specific projects leaving $700,000 
which at best will get us couple, maybe 3 sculpture projects 
in the future. The fund will be decimated if this playground 
happens as planned.  
 
Total cost is of the playground is $1,250,000. $300,000 from 
the general fund, a grant for $175,000 and an eye popping, 
whopping $750,000 from the public art fund.  
 
Most of this money will go to a playground manufacture, 
totally inappropriate for a public art fund especially with no 
artist involved.  
 

Item 12.A.
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$750,000 is the single largest spend out of the public art 
fund since its inception 13 years ago and for playground 
equipment that’s not even needed? It’s outrageous.  
 
To add insult to injury the playground equipment currently at 
Fuller Park is in excellent condition. I personally visited the 
playground and have attached a couple images.  
 
Art in playgrounds is awesome. Playground Fantastico is a 
wonderful example. It was built as a public private 
partnership and was done primarily with donations and 
volunteers. I personally donated a major gateway sculpture. 
An image is attached.  
 
Parks and Rec will tell you that this has been a public 
process going on since 2021. I wonder how many people 
from the public are aware of what’s going on here. I have 
been ringing this bell for at least 18 months and it feels as if 
no one is listening.  
 
One alternative would be to direct Parks and Rec to issue a 
national Request for Qualifications ( RFQ) or a Request for 
Proposals (RFP) and find an artist who would be interested 
in this kind of project.  
 
Another alternative is to get this project funded similar to 
Playground Fantastico or our 911 Memorial which were 
public private partnerships and built by volunteers and 
donations and not by raiding the public art fund.  
 
We got the 911 Memorial sculpture and gardens built for 
several hundred thousand dollars and we got a value of 
easily over a million dollars. Both Playground Fantastico and 
our 911 Memorial are wonderful examples of a community 
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coming together and making something big and beautiful 
happen.   
 
I hope Council will reject this kind of funding for this kind of 
project. I hope we can work together to find a different path 
to getting playground equipment at Fuller Park, playground 
equipment which is not even needed.   
 
 
Gordon Huether  
 
PS: Chris Craiker’s column on Fuller Park: 
 
https://napavalleyregister.com/eedition/page-
a9/page_913b7ff2-6420-5227-aad1-0017d45ad25a.html 
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From: Mary Luros
To: Clerk
Subject: Fwd: Parks and Rec- playground funds
Date: Monday, December 4, 2023 12:15:32 PM

Begin forwarded message:

From: Cindy Worthington
Subject: Parks and Rec- playground funds
Date: December 4, 2023 at 11:05:56 AM PST
To: "lalessio@cityofnapa.org" <lalessio@cityofnapa.org>, Beth Painter
<bpainter@cityofnapa.org>, "mluros@cityofnapa.org"
<mluros@cityofnapa.org>, "bnarvaez@cityofnapa.org"
<bnarvaez@cityofnapa.org>, "ssedgley@cityofnapa.org"
<ssedgley@cityofnapa.org>

[EXTERNAL]

Good Morning,
 
I am unable to attend tomorrows meeting but wanted to comment
on the playground funds agenda item. 
 
I recently read in the Register, that monies from the public art fund
are being requested by Parks and Rec to fund a playground art
installation at Fuller Park.  I am obviously unsure of exactly what this
proposal is, and I was hoping to get more information at the council
meeting.  If it is being used entirely for an art installation at the park,
I could support that.  But, if the money is being diverted from the Art
Fund to replace (fairly new) playground equipment, I must object.  I
am a local artist here, and I have been proud to see how much public
art is viewable in Napa.  As we’ve become a destination spot, it has
been wonderful to see the support of the arts as well.  I want to see
that fund kept to fund the arts, not replace equipment.  There
should be a clear division of these two items. 
 
As I recall, the playground at Fuller Park was replaced not too long
ago.  I can’t imagine that it is no longer functioning.  There are many
needed upgrades and maintenance  at our parks, such as bathrooms
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and better vegetation management at Westwood Hills Park.  If the
playground at Fuller Park is truly in decline, then by all means use
Parks funds for that, but I object to any proposal to use the Public Art
Fund for this purpose.  This should be used solely  for art, not
replacing capital funds items.  
 
Respectfully
 
Cindy Worthington
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From: dona 
To: Clerk
Subject: Art Funds for Playground Improvement
Date: Tuesday, November 28, 2023 8:45:07 PM

 
 

[EXTERNAL]

Hello Clerk of City of Napa,

As a Napa Resident, Artist and grandmother of a two year old, I totally support the ArtsFunds going for playground 
improvement or expansion. It’s a much better use of funds than going into the pocket of Gordon Huether.

Thank you,

Dona Bonick
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From: Diane Curry
To: Clerk
Subject: Fuller Park Playable Art
Date: Wednesday, December 13, 2023 9:49:30 AM

You don't often get email from diane@haywardareahistory.org. Learn why this is important

[EXTERNAL]
Hello,

I'm writing today to recommend S2 Associates for this project. Dan Wodarcyk and his team
have worked on several projects here at the Hayward Area Historical Society, including
temporary and permanent exhibit spaces and common areas. One of our most impactful
projects was our Children's Gallery, a fully interactive, history-based exhibit. It was a huge hit
with school groups, mom's groups, toddlers, and even adults. For several years, it was the
main draw to our museum and vastly contributed to our increase in attendance. 

 Dan's creativity, design and project management skills make S2 my go to design firm. He
listens to his clients, pays attention to community input, and is very conscious of budget. They
are just great to work with. I would highly recommend them!

If you have further questions, please do not hesitate to contact me.

Sincerely,
Diane Curry

-- 
Diane Curry
Executive Director/ Curator 
Hayward Area Historical Society
22380 Foothill Blvd.
Hayward, CA  94541
510.581.0223 x141  (office)
510.331.9022 (cell)
www.haywardareahistory.org
Follow HAHS: Facebook | Twitter | Instagram

Please consider making making a donation to HAHS!
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From: Tica Lubin
To: Clerk
Subject: Fuller Park Playable Art
Date: Wednesday, December 13, 2023 6:45:34 PM

To Whom it May Concern,

I had the privilege of working with S2 on a ground up 4 year long  project at the Nevada
Discord Museum in Reno from 2007 to 2011.  I was exhibits director and hired Dan/S2 as
exhibit designer and project manager.  The job entailed 15,000 sq ft of exhibit space
development including of the content design, fabrication, and graphics.  The project timelines
had to be adhered to strictly as the building was going through a complete renovation and so
exhibit installs had to dovetail with that building schedule.  

Each and every exhibit was designed to be reflecting the voices of all the local stakeholders
and various community members as well as the rich and varied historical perspectives of
Northern Nevada.  To ensure this happened S2 took the time to run in depth focus groups and
work with 100’s of local volunteers, artisans and educators to fold their voices into the exhibit
designs and graphic panels.

S2 did an amazing job - we never had any issues with timing or budget and they were a delight
to work with throughout the 4 years of the project.  I could not have asked for a better
partnership - their sincere interest and dedication in developing unique and quality exhibits
shone through in every way.

I am happy to answer any questions you may have.

Best,

Tica Lubin

 

T I C A  L U B I N

7 7 5 8 3 0 7 0 6 3

My Website
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5200 Sonoma Highway                   TEL:  707-226-5991 
Napa, CA 94559  FAX: 707-255-8934 
dirosaart.org 

 
 
 
 
 
 
 
 
 
 
 

December 15, 2024 
 
RE: Fuller Park Playable Art Project 
 
Dear Honorable Mayor and Members of City Council: 
 
This letter is in support of the Fuller Park Playable Art Project proposed by the City of Napa Parks and 
Recreation Department. From Pablo Picasso to Orly Genger, artists have long designed sculptures that occupy 
the dualistic space of public art and playscape. These invaluable artworks lift communities and create safe 
spaces where children can expand their physical, social, emotional, and imaginative skills. A playable artscape 
would enhance and elevate the diverse local experience in Fuller Park and could become a destination for 
tourists.  
 
The Fuller Playable Art Project proposes to: 

• Create the first-ever playable public artwork designed specifically for Napa’s youth and families 
• Advance the City’s Public Art Program as a critical contributor to community and social development 
• Diversify Napa’s public art portfolio and expand project locations outside of Downtown in a diverse 

area of Napa (i.e. Fuller Park) 
• Provide inclusive play opportunities for children with different abilities and interests. 

 
I am in full alignment with the above project goals, as a resident of the City of Napa, and in my position at di 
Rosa. I further support the project as a member of the Arts Council Napa Valley Board of Directors and 
member of the Na pa County Arts & Culture Advisory Committee. Please don’t hesitate to reach out if I can be 
of help in this decision. I may be reached at 707.226.5991 x22 or by email at andrea.saenz@dirosaart.org. 
 
Thank you for your time and consideration of my opinion. 
 
Yours sincerely, 
 
 
 
Andrea Saenz 
Deputy Director  
Director of Education & Civic Engagement 
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From:
To: Clerk
Subject: Fuller Park Playable Art
Date: Saturday, December 16, 2023 10:57:57 PM

[You don't often get email from  Learn why this is important at
https://aka.ms/LearnAboutSenderIdentification ]

[EXTERNAL]

Hi,

I can’t make the meeting to protect the Playable Art playground project to replace the existing structures at Fuller
Park. As a community we could use more usable, vibrant play structures for our children.

Thank you,

Nadia Kinkade
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From: Beth Painter
To: Clerk
Subject: Fwd: Support for Fuller Park Playable Art Project
Date: Sunday, December 17, 2023 1:30:55 PM

Begin forwarded message:

From: Amy Deck < >
Subject: Support for Fuller Park Playable Art Project
Date: December 16, 2023 at 3:23:43 PM PST
To: "bpainter@cityofnapa.org" <bpainter@cityofnapa.org>

You don't often get email from amy_deck@yahoo.com. Learn why this is important

[EXTERNAL]

Dear Councilmember Painter,

I am writing to request your support for the Fuller Park Playable Art Project. I have been a
Park, Recreation and Trees Advisory Commissioner for the City of Napa since 2019, served
as the Vice Chair since 2023, and am a representative on the committee for the Fuller Park
Playable Art Project. I have been identified as the “Person with demonstrated experience in
an identified field” on the Commission, with nearly 20 years of experience working in urban
national park management. I have also spent a significant amount of time playing at Napa
parks as the mother to a 7-year-old boy.

I am asking for you to support the Fuller Park Playable Art Project for the following reasons:

Playable Art is Important for Napa Youth and Families – I’m thrilled to see a plan
for art in Napa that is not a mural or a sculpture that is often more appealing to
adults and Napa visitors. We should all be proud to be able to introduce art in a
medium that is most accessible to youth and families – art that youth are invited to
physically interact with and experience first-hand. There have been numerous
studies documenting the value of getting youth outdoors, incorporating art into
outdoor play will be a wonderful asset Napa and support a healthier and happier
community. Additionally, art has proven to be an important tool for community
engagement in parks as it brings unique perspectives to foster conversations about
place and creates an inclusive environment for all.

Aligning with the Public Art Master Plan – The City of Napa Park and Recreation
staff have worked hard to ensure that this project achieves the Public Art Master
Plan vision of providing diverse public art in Napa. This includes meeting the
definition of what public art can include (play equipment) and meeting the definition
of an Artist for the project.

Fiscal Responsibility – As I’ve learned as a Park, Recreation, and Trees
Commissioner, a significant amount of work has already been dedicated to this
project. It would be wasteful to not proceed with a project that aligns with previously
approved plans and is this far along in the planning process.
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In closing, I strongly support the Fuller Park Playable Art Project and know that it could
benefit our community and become a model for playable art projects throughout California
and the nation.

Thank you,

Amy Deck

Napa, CA

Amy Deck Short Bio

Amy has worked in urban national park management since joining the Presidio Trust in San
Francisco, CA in 2004. In her current role as a Senior Community Partnerships Specialist,
Amy focuses on welcoming the public to the Presidio and forming and maintaining
community partnerships. Amy manages community outreach and engagement projects
focused on increasing access to the Presidio, including managing several public outdoor art
installations.

In Amy’s previous role at the Presidio Trust, she managed large-scale open space projects
that focused on watershed restoration and improving and building the Presidio’s trail and
bikeway network.

She received her B.S. in Biological Sciences from the University of the Pacific and M.S. in
Environmental Management from the University of San Francisco. As a Returned Peace
Corps Volunteer (Jamaica 01-03) and LEED Accredited Professional, Amy brings her
experience in partnership building, community outreach, green building design and
sustainability to her work.
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From: Matt Eisenberg
To: Clerk
Subject: Fuller Park Playable Art
Date: Monday, December 18, 2023 11:23:16 AM

You don't often get email from matt@matteisenberg.com. Learn why this is important

[EXTERNAL]
Please consider this a public comment to the Fuller Park Playable Art agenda item on the
December 19, 2023 meeting of the Napa City Council at 6:30 pm:

I first met Dan Wodarcyk back in 2000 when I was the General Coordinator for the
Playground Fantastico project.  I was amazed that we had in our community someone of Dan's
caliber, who had designed and fabricated countless children's museum exhibits and
recreational spaces for both regional and national projects.  Dan volunteered his time for
Playground Fantastico and took a lead role on the Design Committee and was integral to
maintaining a very high creative bar for the wooden components, the public art/play pieces,
even the landscaping.  Dan is both a serious artist and designer who works very well on a
team, which was important to me given the community-designed and community-built nature
of the project.  Dan also contributed to our fundraising/grant efforts allowing the project to
obtain the first-ever Napa County grant from the National Endowment for the Arts, not to
mention significant support from the City of Napa and countless community members,
foundations, businesses and service clubs.

I worked again with Dan on the renovation and reimagining of Playground Fantastico in 2018
in which Dan was again a key volunteer participant and vital team member of the
Design/Community Committee.  He again brought focus and discipline and creative to the job
and was highly valued.

Under the City of Napa Municipal Code Section 15.108.020, “Artist" means a person who has
a reputation among peers as a person of artistic excellence, through a record of exhibitions,
public commissions, sale of works, or educational attainment as judged by the reviewing body
with final design review authority for the development project."  

Dan satisfies all elements of this definition.  He has a twenty+ year record of exhibits, public
commissions, sales and also has the educational attainment requirement through the Columbus
College of Art & Design.  Plus he is a longtime Napa local and committed community
member and parent.  I couldn't recommend Dan more highly and hope that he is decisively
approved.
 

M A T T   E I S E N B E R G
Attorney at Law
 
429 Montecito Blvd.
Napa, California 94559
matt@matteisenberg.com
he/him/his

O. 707.224.1074 
C. 707.481.3119
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F.  707.676.9194

www.matteisenberg.com

This email is intended only for the use of the addressee and may contain legally privileged and confidential information. If you are not the
intended recipient, you are notified that any dissemination, distribution or copying of this email is strictly prohibited. If you have received
this email in error, please notify me immediately by telephone or reply email and permanently delete it from your system. To comply with
IRS regulations, you are advised that any discussion of Federal tax issues in this e-mail was not intended or written to be used, and
cannot be used by you, (i) to avoid any penalties imposed under the Internal Revenue Code or (ii) to promote, market or recommend to
another party any transaction or matter addressed herein.
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From: Marlena Garcia
To: Clerk
Subject: Public Comment-Fuller Park Playable Art
Date: Monday, December 18, 2023 5:05:06 PM
Attachments: Outlook-1nqx2lv2.png
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You don't often get email from marlenag@parentscan.org. Learn why this is important

[EXTERNAL]

Please find my public comment for tomorrow night's city council meeting, regarding the 
Fuller Park Playable Art agenda item.

Thank you

Marlena 

Public Comment

Re: Fuller Park Playable Art

December 18, 2023

Honorable Mayor and Members of City Council:

This email is to show support of the proposed resolutions by the Napa Parks and Recreation
Department to be authorized by the City Council for Napa’s first-ever public art project for youth and
families, known as the Playable Public Art Project at Fuller Park.

Since 2005, ParentsCAN has provided services to Napa County children with disabilities and their
families. We have had the opportunity to work in collaboration with the Napa Parks and Recreational
Department for the past 5 years on working towards making local playgrounds accessible to all
children.  ParentsCAN was most recently involved in the park improvement project of Playground
Fantastico.

We believe that every child’s journey is different and unique and we fully support any opportunity to
create spaces where all children, regardless of ability, can come together and play side by side. 

We look forward to being members of the thematic committee to establish the parks design to
provide inclusive play opportunities for children with different abilities and interests. 

Thank you for your support of this project.

Marlena Garcia

Executive Director

ParentsCAN

Marlena Garcia

Marlena G. Garcia
Executive Director 
ParentsCAN 
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Make a difference

in the life of a child today!
cLick HERE >>

et of Fiien













1909 Jefferson Street - Napa, CA 94559 
(707) 253-7444 x102
www.parentscan.org
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December 18, 2023 

 

Dear City Council Members, 

I am writing today in absolute support of the Playable Art Project at Fuller Park.  I’m excited to see the 

public debate that is surrounding this project.  This public discussion and debate only furthers the idea 

that art, and the conversation and impact it brings, thankfully, cannot be contained – nor should it be, as 

art and conversation are part of the backbone of what defines a community.  

For public record, I want to be clear to the public that the use of these funds comes from the Public Art 

Fund, and not citizens taxes.  The Public Art fund is named just that – PUBLIC ART.  If the structure were 

to stand alone, and be titled with a name & artist, and NOT be categorized as Playable Art – and the 

recommendation was made here today - “let’s put a sculpture in the public park for all our community to 

enjoy” – I don’t think we would be having this same conversation.  Just because kids can play on it, 

doesn’t mean it isn’t art. Just because we have artists in our community that think a designer, architect, or 

furniture fabricator isn’t a type of artist as they define it, doesn’t mean the broader international art 

community doesn’t view them as such.   

According to Architectural Digest in March 2022 – “A new wave of international makers is creating 

highly functional furniture that carries out its specific purpose while adding an undeniable artistic 

element to a room.”  To City Council, in our case here today – the proposed structure will add an 

undeniable artistic element to our PUBLIC park, therefore, this incredible art structure, CANNOT 

and SHOULD NOT be denied what it is…. Art.   

I must ask each of you, to ask yourselves the following questions: 

• Do the children, who will likely be captivated by the sculpture they are looking at, think it’s a 

misuse of funds?  

• Do the children benefit from such a creative & age-approachable form of art when they get to play 

on it, feel it, touch it, be inspired by it, or become a part of it?  

Children’s Museums from all over the world would likely agree that a creative, publicly installed, 

community accessible structure, designed to appeal to ALL AGES, whether they are playing on it or not, is 

a form of art.  The public art being installed all over our city is checking many public art boxes – murals, 

sculptures, fence wraps & paintings – so I must ask the question - WHY can’t our children, and the many, 

many communities of people that use Fuller Park also benefit from the use of these funds? Even 

Porchfest uses Fuller Park as its hub!  The Public Art Master plan calls for the use of funds for playground 

equipment – and this project, and the artist (designer) who is creating it, goes above and beyond to 

satisfy all the necessary definitions of “art” and “artist” as carefully laid out in the Master Plan. 

On a final, and equally important note to the above, developers have asked “that they contribute to things 

that will be in the public environment that enhance the community from an art point of view” – developers 

have asked, and with this project, they shall receive. And they shall receive in ways from our children and 

community that cannot and should not be denied.  Dan Wodercyk’s sculpture adds to the world-class, art 

& community-driven town we all live in and share – and sets the example that ALL should benefit from the 

Public Art Fund. 

With Thanks for your Consideration, 

Julie Eppich 
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From:
To: Clerk
Subject: Fuller park- support for artistic refresh
Date: Tuesday, December 19, 2023 6:52:01 AM

[You don't often get email from  Learn why this is important at
https://aka.ms/LearnAboutSenderIdentification ]

[EXTERNAL]

Good morning,
I’m writing in support a playable artistic space at Fuller Park. As a mom of two Napa natives under 3, we regularly
go to Fuller Park and have noted it is increasingly in need of repair to be safe and usable. What better way to
incorporate art into our children’s lives on a daily basis? Surely those with concerns about the use of funds can
appreciate that art is not only for distant observation - not only for round abouts and behind glass in a museum.
I appreciate your time and consideration - although I am unavailable to attend the meeting, I’d be happy to speak
over the phone with you or any council member.

Best,
Lara Young, Mom of Joey (1) and Clyde (2.5)

Napa 94558

Page 78 of 111

ATTACHMENT 1

Page 144 of 177

https://aka.ms/LearnAboutSenderIdentification


From:
To: Clerk
Subject: Fuller Park Playable Art
Date: Tuesday, December 19, 2023 11:56:44 AM

[You don't often get email from  Learn why this is important at
https://aka.ms/LearnAboutSenderIdentification ]

[EXTERNAL]

Dear City of Napa,

I am a relatively new resident to Napa as we only moved here at the end of 2016. I was apprehensive about moving
here because we came from a suburban community outside of Boston which had so much to offer families.  We had
easy access to Boston via the commuter rail or driving into the city if we wanted more activities.

I was sad to see there is no community pool here or splash pad which was an affordable and easy activity we
enjoyed previously.  In hearing about the possible upgrade to Fuller Park, I was excited that there might be an
update to this worn out playground (I do appreciate the improvement made to the toddler part of this park).  I was
very happy with the improvements to Park Fantastico and I am hoping the city will also extend this upgrade to a
park so centrally located in our city.

I love the idea that this park would have playable art.  Everyone should have access to art that speaks to them.  The
idea that we can encourage this love at
an early age makes me so happy. We were able to take our kids to many art museums in Boston from the Isabella
Stuart Gardner to the Boston Fine Art museum. I know parents are hesitant to do this with young children as
children can’t be expected to quietly enjoy a museum.  I believe by providing the art in a setting such as a public
park playground is an innovative way to spark that joy or curiosity.

I would hope that you would consider moving forward with this project to provide something for the local residents
and the visitors to Napa.  Let’s make something that will draw families to Napa whether they are here to live or just
visiting.

We are so happy that we found a community in Napa. We hope that this community will grow into a place where
families want to stay and raise their children.  We can start by providing a free space for the children that they will
love.

Sincerely,

Hanh Randall
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From:
To: Clerk
Subject: Fuller Park Playable Art
Date: Tuesday, December 19, 2023 12:16:43 PM

You don't often get email from . Learn why this is important

[EXTERNAL]
Dear City Clerk,

I am unable to attend tonight's city council meeting, so instead I wanted
to write to you to share my full support of the Playable Art playground
project at Fuller Park.

We bring our two young children to Fuller Park regularly and have enjoyed
it over the last few years, but definitely agree that it needs updating. I
believe that functional, hands-on art has wonderful benefits for children
and this type of structure will not only bring such a unique new park to our
community, but it will be aesthetically pleasing as well.

I hope that the city will move forward with this playable art structure
project at Fuller Park and I know it will be enjoyed by so many families for
years to come.

Thank you,
Courtney Cayford, Napa Resident

-- 
Courtney Cayford
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From:
To: Clerk
Subject: Public Comment - Fuller Park Playable Art Project
Date: Tuesday, December 19, 2023 1:08:59 PM

You don't often get email from . Learn why this is important

[EXTERNAL]
Hello, 

I am a resident of 1559 Laurel Street and live two blocks from Fuller Park. I also have a 20
month old daughter who plays at Fuller Park as often as she can. 

We understand there is opposition to using money earmarked for public art in a playground
setting, and I am writing in support of using the funding to create Napa's first ever playable art
project in Fuller Park. 

The children of the City of Napa have as much right to experience art in their communities as
adults, and by supporting projects like this we are creating spaces that will inspire the next
generation of artists.

I believe in and support functional, hands-on art that families can enjoy year round. 

Regards, 
Erin Rosen
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From:
To: Clerk
Subject: Fulller Park Playable Art
Date: Tuesday, December 19, 2023 3:24:31 PM

You don't often get email from i . Learn why this is important

[EXTERNAL]
Hi, 

I won't be able to make it to the meeting tonight, but I want to express my support for Parks
and Recs being able to access the grant that would update the playground and add playable art
to Fuller Park. 

Not only do I think that art absolutely can be played on, should be played on and with, and
having kids playing with art fosters a deeper connection with art, I strongly oppose Gordan
Huether being able to vote on and bid on himself getting yet another commission in town. This
feels like double dipping / nepotism. 

I trust Parks and Rec to come up with something great. 

Thank you, 

Terra Albee & Mike Mathews
 Napa, CA 94558
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From:
To: Clerk
Cc: Sedgley, Scott (External); Liz Alessio; Beth Painter; Mary Luros; Bernie Narvaez; 
Subject: Playable Art Structure
Date: Tuesday, December 19, 2023 3:38:46 PM

You don't often get email from  Learn why this is important

[EXTERNAL]
To all concerned
 

I wanted to speak in enthusiastic support of the Playable Art Project currently
under review by the Napa City Council. My name is John Hannaford, an
exhibiting Artist with a Masters degree in Fine Arts; as well I am speaking as just
one of the Public Art Steering Committee members, not on behalf of PASC. I
would like to address some of the premises proffered here.

When the Napa Valley Register First ran an article on the Playable Art
Structure, it presented erroneously to the public as if the project was to tear
out the children’s playground, and put up an Artwork in its place. Now an
article appears, made largely from the opinion of two parties, and asserts the
opposite, that it isn’t Art at all, that it’s just a playground being labeled as Art,
and therefore a misuse of Public Art Funding.

Both positions rise out of a misunderstanding.  The whole issue rests on the
premise that you think of this project as just a playground being labeled as Art,
or understanding that the Playable Art Structure is not just a playground, but
rather an aesthetic experiential work of Art, engaged in by is users in a ways
that go way beyond a simple one dimensional playground experience, and
engage in the Full Aesthetic experience Kinetically, Visually, Cognitively, and
Affectively, as it is a Work of Art.

I want to interject here that when the Playable Art Structure first came before
PASC, I too as one of those proposing Fuller Park as the site of an Artwork, and
myself being an exhibiting Artist with a Master’s Degree in Fine Arts; I too was
opposed to this project, I too thought a playground couldn’t be Art.

But as I delved into this, and researched, I found that Playable Art structures
weren’t creative or custom playgrounds (such as Playground Fantastico) being
labeled as Art, they were in fact works of Art, that went far beyond the one
dimensional playgrounds we encounter.

They are amazing works of Art, as this one will be a wonderful work of Art. Mr.
Huether, a wonderful Artist and personal friend of mine for decades, himself
states “that within the Public Art Master Plan, it does include playground
equipment.” In fact, nationally and internationally there is a large movement of
“Playable Art”, being created in municipalities. Again, these are not just visually
creative or custom playgrounds; they are interactive constructions in which
children engage in aesthetic experiences as they interact with the structures
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beyond the one-dimensional play of traditional playgrounds. ie… kinetic
movement, color, sound shape and form. In a Playable Art Structure all of the
children’s senses are engaged and stimulated through their “play”. These are
not simply playgrounds; they engage children on many levels Physically,
Visually, Cognitively, and Affectively.  These are in Fact works of Art, and is an
absolutely legitimate use of the Public Art Fund.  Yes, in fact Art can meet the
aesthetic qualities of Fine Art, and as well be utilitarian. The fact that children
will interact with it doesn’t diminish its aesthetic value, or demean it as not
being Art; it is in every sense, a work of Art.  The Playable Art Structure will be
an asset for the Children of this community., as well as the entire community.

Mr. Zapolski’s assertion that the use of the Public Art Fund for a playground is
misleading, is based on his opinion that it’s a playground and not Art, with all
due respect that is his opinion, not a fact. It is a Playable Art Structure. It is a
misunderstanding of this project to assert that this is a playground being
labeled as Art. Playable Art is a fully accepted form of Art being installed all
over the World. The Art community Nationally and Internationally does see
interactive Art Structures, Playable Art, as Art.  As stated earlier, I too shared
that misconception before I researched the genre of Art, Playable Art
Structures.

Because in Mr. Zapolski’s opinion, which he certainly is entitled to, he doesn’t
see this as an Art project, and as such he states that approving the project
could cause developers to question the use of fees going toward public Art.
Again However, the Playable Art Project is an Artwork meeting all of the criteria
of the City of Napa’s Arts Master Plan, as it was adopted with the participation
of Napa’s developers, and is in alignment and consensus of the Art community
Nationally/Internationally. As well, Mr. Zapolski, who is a respected developer,
who within his developments has included many works of Art, has always opted
out of, and already has not participated in the City of Napa’s Public Art Process.
 

Throughout its history the City of Napa’s Public Art Steering Committee has
followed a strict adherence to the City of Napa’s Arts Master Plan, focusing on
bringing the highest quality Public Art to the Community of Napa, presenting a
range of stylistic forms and mediums throughout the community of Napa. Each
and every project received, reviewed, and brought to fruition has gone through
multi dozens of stakeholders: inclusive of City Staff; the Public Art Steering
Committee; open public meetings, attended by, and input received from
community members; input from jury pools made up of business
leaders/interests, experts from various fields (depending on the project),
members of the public, and Consultants sought for their particular expertise.
Outside agencies such as CalTrans, Department of Fish and Game as well make
up the large number of individuals to arrive at a meaningful consensus.

After any initial decisions are made at open public meetings, the process moves
forward to a final decision by The individual council members of the Napa City
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Council. When a developer elects to bypass that Public Arts Process, those
decisions are made solely by them, or assigned colleagues.

Each and every project, including the Playable Art Project, has followed all
guidelines set out by the City’s Arts Master plan, as well as all protocols set
forth by Napa City Council. Within the range of public Art installed throughout
the City of Napa, there has been a conscious practice of presenting the highest
quality of Art, but as well include a wide range of media, stylistic genre, and
communities represented.

The committee members, jury panels, and consultants all held that this project
must meet the merit and excellence of Fine Art.

I hope that the Napa City Council will support the findings and considerable of
the City’s Staff, and the Public Art Steering Committee and fully endorse this
Playable Art Structure, as a work of Art, for the city of Napa’s children. 

Thank you, John Hannaford
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December 19, 2023

Homeless 
Services 

Report

City Council Regular Meeting
12/19/2023
Supplemental - Item 12.B.
From: City Staff

Page 86 of 111

ATTACHMENT 1

Page 152 of 177



Purpose of this Discussion

• Brief Updates
– General Information
– Mini PIT Count
– Shelter Status
– Kennedy Park
– Valley Lodge 
– North Napa Center
– On The Horizon

• No recommended action
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Homeless Services Definitions

• Point In Time Count- A count of sheltered and 
unsheltered individuals on a single night in January. Data 
is used to determine funding sources and standard 
metrics.  

• Continuum of Care (CoC)-A regional or local body that 
coordinates housing and funding services for homeless 
individuals and families. CoC is responsible for PIT count.

• HMIS-A Homeless Management Information System is a 
local information technology system used to collect client 
level data and data on the provision of housing and other 
services.  Data is entered by all CoC providers. 
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Homeless Services Definitions

• VI-SPDAT- The Vulnerability Index-Service Prioritization 
Decision Assistance Tool is a survey administered to 
determine risks and needs of individuals that are homeless 
or at risk of homelessness.

• Coordinated Entry System-Facilitates the 
coordination and management of resources to ensure that 
those experiencing a housing crisis are effectively and 
efficiently connected to the intervention that best meets 
their needs.  Prioritizes highest needs and most vulnerable 
clients in a fair and equitable way.
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Homeless Services Definitions
• Emergency Shelter- A temporary place for families and 

individuals experiencing homelessness to live for generally 
180 days or less.

• Transitional Housing-A short-term place for families and 
individuals exiting homelessness to live and prepare for 
next step. Usually 24 months or less.

• Permanent Supportive Housing- An intervention that 
combines affordable housing assistance with voluntary 
support services to address the needs of chronically 
homeless individuals/families. The services are designed 
to build independent living and tenancy skills, and connect 
clients with community-based health care, treatment, and 
employment services.
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Homeless Services Definitions

• Rapid Re-Housing- An intervention designed to help 
individuals and families that don't need intensive and 
ongoing supports to quickly exit homelessness and return 
to permanent housing.  Assistance generally lasts less 
than 24 months. 

• Diversion- A strategy that prevents homelessness for 
people seeking shelter by helping them identify immediate 
alternate housing arrangements and, if necessary, 
connecting them with services and financial assistance to 
help them return to permanent housing. 
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Continuum of Care
• Required under McKinney-Vento Homeless Assistance 

Program

• Conduit to Federal and State Funds

• Oversight of PIT Count and Coordinated Entry 

• Housing First Model Requirement

• 13 current members

• Napa County is Fiscal and Administrative Agent
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Challenges of Encampments
• City must manage competing legal obligations:

– Respect individual rights of people experiencing homelessness
• Provide notice and due process for encampment cleanups
• Provide access to shelter and services
• Limited ability to mandate mental health treatment
• Do not criminalize homelessness

– Protect the public health and safety from adverse impacts of 
encampments

• Further complicated by ongoing changes of law and 
criminal justice system

• Limited resources to navigate complex and competing 
obligations
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City-County System Workflow 
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Shelter Capacity

• South Napa Shelter
– 102 Beds 

• North Napa Center
– 56 units, maximum of 65 people

• Rainbow House Family Shelter
– 7 Units or 27 Beds

• Nightingale Facility
– 11 Beds
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Mini PIT Count
January 2023 October 2023 Difference

Overall Count 506 422 -17%

Sheltered 157 201 +28%

Unsheltered 349 216 -38%
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Kennedy Park

• Voluntary Relocations
– Embankment Stability- Complete
– Areas Leased To BMX- Complete
– Flood Prone Area- Incomplete

• Fire and Safety Hazard Removal
– Firewood
– Lumber
– Propane Tanks
– Live Wires
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Valley Lodge

• Fully Operational
– Phase 1: April 2023
– Phase 2: August 2023

• Updates
– Four units turned over; no evictions
– Neighborhood Concerns
– Ongoing agency collaboration
– Look at outcomes at one year mark

 

Page 98 of 111  

ATTACHMENT 1

Page 164 of 177



North Napa Center

• Opened August 21, 2023
– Current occupancy: 62
– # of Exits to Date: 9

• 1 to Permanent Housing
• 1 Diversion to Family
• 2 to Shelter/Unsheltered Homelessness
• 3 to Institutional Setting
• 2 Unknown Destination

-Total Served: 71
- 12 pending housing opportunities
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NNC Demographics
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NNC Demographics
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Other Demographics

• Race:
– 84% White
– 6% American Indian, Alaska Native, or 

Indigenous
– 2% Black, African American, or African
– 3% Multiple Races
– 5% No Answer

• Hispanic Ethnicity:
– 69% Non Hispanic/Non-Latin (a)(o)(x)
– 27% Hispanic/Latin (a)(o)(x)
– 4% No Answer
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Other Demographics

• Disabled/Health:
– 74% Report a Disability
– 66% Report a Chronic Medical Condition

• Other:
– 73% Homeless One Year or Longer
– 8% Veteran Status
– 74% Report No Income
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North Napa Center

• Updates
– Programmatic Adjustments Made
– Security Protocols
– Emails and Social media monitoring
– Call for Service Data 
– Ongoing agency collaboration
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Calls for Service
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Other City Updates
• Heritage House Move In: Mid-January-Mid 

February

• Valle Verde Move In: Late March/Early April

• Mental Health Program Updates
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