SUPPLEMENTAL REPORTS & COMMUNICATIONS |
Office of the City Clerk

City Council of the City of Napa
Regular Meeting

May 1, 2018
FOR THE CITY COUNCIL OF THE CITY OF NAPA:

AFTERNOON SESSION:

6. ADMINISTRATIVE REPORTS:

Item 6.A. Civic Center Project Management Services.
e PowerPoint presentation by city staff.
e  Written communication from John Salmon dated May 1, 2018.

EVENING SESSION:

14. PUBLIC HEARINGS/APPEALS:

Item 14.A. Cinedome Master Plan.
e PowerPoint presentation by city staff.

e Memo from Bill Vierra, SyWest Development, dated April 30, 2018 with attached letter to the
Planning Commission dated April 18, 2018.

Item 14.B. Ramona West Annexation, an Annexation of Three Properties Totaling 4.2 Acres at 330
to 336 Silverado Trail.

e PowerPoint presentation by city staff.
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Supplemental I - 6.A.
From: City Staff

Consolidated City
Hall and Asset
Analysis Study

Council
Requested
Consolidation
Recommendation
s

City Council
appropriated
initial funds

April 7 - City
Council
Presentation and
preliminary
financial analysis
Aug 18 - City
Council reviewed
draft RFQ

Oct 30 - RFQ
Released

May 10 - City
Council review
RFQ submittals &
approved RFP
issuance

Sept 20 — City
Council received
project update
and reviewed
sites to be
included in the
RFP

Oct 4-
Authorization to
transfer
properties

Nov 7 — RFP
released

2017

May 30 - City
Council Reviewed
RFP submittals
and selected PPN

Sept 5 — Exclusive
Negotiations
Agreement (ENA)

Nov 14 — Joint
Planning
Commission/City
Council Meeting
Dec12 & 13—
Community
Meetings

Jan - Swing Space
Planning

April -
Department
engagement on
design &

April /May -
development
applications

May - Schematic
Design
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QOrion Fulton, CRE, MBA
Associate Principal

FORUM

THE ART & SCIENCE OF BUILDING

Steve Morton, ASLA, MCR, LEED AP Angie Earlywine,
Senior Principal Principal & Director of

Workplace Strategy

Change Management Plan

Example Initiatives:
Records Storage

Change engagement
Development process

Technology

Swing space needs

Pilot new workspace set-ups

Workforce training
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Common Fear-based Reactions to Change
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COMMUNICATE early and often

ADAPT to changing conditions

AUTHENTICITY and TRANSPARENCY win the day

Change Engagement Strategies

* Increased communications
Diversity in communications
In-person engagement
Photos/videos

Change Ambassadors
Training and orientation

NAPA
CIAV|C
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Change Management Process

Schematic Design
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Recommended Action

Approve Amendment No. 2 to Agreement C2017-213
with Arup North America for Change Management Plan
implementation in the increased amount of $429,875 for
a total contract amount not to exceed $2,266,215, and
authorize the Public Works Director to execute the
amendment on behalf of the City.
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City Council Meeting
5/1/18

Supplemental I - 6.A.
From: John Salmon

TO: NAPA CITY COUNCIL
CC: MIKE PARNESS, NAPA CITY MANAGER
PETER PIRNEJAD, ASSISTANT CITY MANAGER
JACK LAROCHELLE, CITY PUBLIC WORKS DIRECTOR
RICK TOOKER, NAPA COMMUNITY DEVELOPMENT DIRECTOR
DOROTHY ROBERTS, NAPA CITY CLERK
FROM: JOHN F. SALMON
SUBJECT:  ITEM 6A - COUNCIL AGENDA FOR MAY 1, 2018
CIVIC CENTER PROJECT MANAGEMENT SERVICES
DATE: MAY 1, 2018

I continue to fully support the development of a new City Hall and new Police
facilities.

However, as I have consistently asserted for months, the strategy currently
proposed and being pursued by City Staff is overly complicated; interdependent on
multiple moving parts; will produce significant redundant and unnecessary costs;
and will lead to at least four years of interim dislocations for City Administrative and
Public Safety functions to the detriment of City operations and to the confusion and
frustration of Napa’s citizens and businesses.

At the City Council Workshop at the Napa Valley College on Friday, March 9, staff
reported to the Council that it planned to follow this sequence of events over the
near term:

A. March 30: HHS offers due to the County

B. End of March: Corp Yard Phase 1 Design Build procurement started
C. End of March: Plenary’s private development partner selected

D. Early April: Schematic Design for City Hall and PD

E. During April: Design presentations to Council, senior staff, labor reps,
and line staff

F. April or early May: Staff to present short term financing plan to Council
G. March through June: Formation of non-profit financing entity

H. End of April/May: Development applications for both projects
submitted

I. April: Draft EIR public review process to begin

J. May: Aiming to Finalize Term Sheet and Project Agreements drafted
based on Term Sheet

To my knowledge, none of the items scheduled to be completed by the end of April
have been completed. If they have, they have not been presented to the public or
approved by Council Action in open session.

Today the Council is being asked to commit another $430,000 to the management of
a project that the Council has yet to approve and may never approve. The Council
should not commit additional funds until it has answers to the following questions:

¢ When will the Council receive a complete project budget including both the
Term Sheet Costs for the work to be done by Plenary Group and a complete
summary of all of the other project costs incurred by the City to date and to
be incurred by staff toward an uncertain goal?

Page | 1



e Has Council already been taken so far down the road by staff that a “Point of
No Return” has already been reached?

o If a “Point of No Return” has been reached, is the Council prepared to support
the project should rising construction costs explode the $110 Million assumed
budget by many, maybe tens, of millions of dollars?

It is the City Council, not the staff, that will be accountable when total project costs
are finalized and many constituencies in Napa challenge and ultimately force the
project to be stopped.

In writing these letters, my hope has been to find a way to proceed with the project
in the best manner possible rather than have it stopped all together. For that
reason, I plan to continue to raise these issues in the community and to advocate
for:

e A pause in the Civic Center process to allow for the creation of a two by two
between the City and the County to take some time to explore how the ideas
I have offered can be implemented, by:

o Inviting a small “blue ribbon” group of citizens to participate in their
non-public meetings, and

o Involve the Plenary Group to participate in order to utilize all of the
good work completed to date.

In the meantime, I request that the Council make public a full and complete
accounting of the funds, staff time and commitments that they have made to date to

advance this project as it is currently constituted.
i A ]
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Master Plan
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May 1, 2018

Project Description

* 5.4 Acres : ﬁ

* Identified in the DTSP as ] é
a Focus Area e

« Development Opportunity - _

« Unique Aggregation of \>i"’"“//)
parcels & owners L"‘_':!'_:;_'_,'._]_'_'_'__'j?-"“’ o —




Preliminary Review

Consultant Presentation

— Goals & Intent

— Context & Constraints

— Vision & Opportunity

— Development Massing & Design
— Identify Areas for Discussion
Public Comment

Feedback from the Council

Next Steps

Cinedome Focus Area

MASTER PLAN

> Napa, California
g N

Qv “"".;'(
w7
City Council Preliminary Review

b

May 1, 2018

City of Napa | FORGE | FirstCarbon Selufions | Smith + Smith | Langan | Wairy Design Group | Laura Grigsby
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1. Activate riveriront green space

3. Provide necessary public parking 4. Promote mixed vse programming

Goals of the Master Plan

5. Connect Oxbow, Main, and First Streets 6. Maintain existing scale

Goals of the Master Plan




Intentions of the Master Plan

* Multi Functional

* Mixed-Use: Office + Residential +
Hospitaity + Refal

* Public spaces cpen to the
riverfront

+ Engage on Cxbow Commaons

* Connected

* Recreational Connectivity
[Ctaow Commons)

* Porosity/Accessibility 1o
Commons & Creek/ Riverfront

* Joine g bke frals and Napa
Vine Trail on Soscol

* Diverse

* Fine-grained buiiding mossing

» Promote existing neighboring
rasidential

* Enrich adjacent Hstoric Bulldings

* Dense

* Infegrated
* Enha
* Mdnigin & Strengthen Urbon
Centar

context + constraints
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CONTEXT | Main Street / Entertainment District

1| THE BARBELL

Prioritize Main Streat
Entertainment Overlay District

Establish incentivizing criteria
for Main/Pear] Intersection
o become northern ‘node”
of Main Street Entertainment
district

Eastern & Northern portions

of Focus Area
programmatically from the
Main Street experience

Provide In-Lieu Parking
Structure at North Node,
similar to Sth Street Garage at
South terminus of Main Street.

CONTEXT | “Barbell” Concept




5TH STREET GARAGE |

+PED, MENS

° CONSTRAINTS | Site Layout




CLINTON
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EMERGENCY VEHICLE ACCESS OPEN SPACE CONNECTIVITY

VEHICULAR ACCESS (Service + Private) PEDESTRIAN ACCESS

o CONSTRAINTS | Qualitative & Experiential
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vision + opportunity

@ o =«

Parking
Residential

Potential Uses EW%]

Retail =8

Hotel

'-‘_
Office |
Public Plaza =
Open Space

° Potential Mix of Uses
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SITE

asemyrm | 1

Opportunity Areas for Development

CLINTON

1.0

w
e =
m | 10'SETBACK (TYP) =]
= =] THROUGH ACCESS 2
| EASEMENT =
] N e e TR
|
|
[ §
[ FLOOD CONTROL
15 DISTRICT
| E FLOODWAY
I[ r
PEARL

OPPORTUNITY SITE INFORMATION:

* 57,696 s.f. GROSS SITE AREA

* 50,688 s.f. NET SITE AREA

* 10" SETBACKS ON WEST, CLINTON, AND YAJOME
* 2 DEVELOPMENT OPPORTUNITY SITES

Opportunity Site 1

OPPORTUNITY SITE 1-1:
RESIDENTIAL DEVELOPMENT

Townhome Development Opportunity,
with minor encumbrance of loodway at
Yajorne Street frontage. A mix of two-
and fhree-story townhomes is envisioned
for this areq, with a suggested constraint
on the northemmost 80 ft. of the site for
two-story (35 ft, tall) structures.

OPFORTUNITY SITE 1-2:
RESIDENTIAL DEVELOPMENT

Townhome/Live-Work Loft/Apartment
Building Development Opportunity, with
encumbrance of floodway at south-east
corner [intersection of Pearl Street and
Yajome Street). Height limit of three ac-
five stories, with potential to extend to
four stories if upper level units are lofted,
and appropriately stepped back from
the mass below.,

12



OPPORTUNITY SITE 1:
RESIDENTIAL DEVELOPMENT

* Located within the Downtown Specifec
Plan ‘Transition' Areq:
* 10-25 unitsfacre density [14-33 units]
= 35 fi. Height Limit
* 5,000 s.f. minimum lot area [12 units]

« Alternate Acc dation:

3STORY/
I5'HT.

N
\ 25TORY! \\\\

: \ ‘_\\\.‘\ 15 HT. \\\M
)

N

+ 35 ft. Average Height Limit
» Density limits, not lot area minimum

Opportunity Site 1

PEARL ST OPPORTUNITY SITE 2:
PUBLIC PARKING DEVELOPMENT

Park-On Romp/Speed Romp Parking
| OPP. SITE 3 Structure Development, by the City, with
a minimum of 350 spaces, with liner retail
ot Pearl Street west of West Street align-
ment, as well as at the Plaza frontage.
Potential land aggregation/joint devel-
opment with Opportunity Site 3 ownership
to allow for both improved urbanistic de-
velopment massing, and service circula-
fion through to Opportunity Site 4.

/% OXBOW

A

‘é COMMONS
-
4

OPPORTUNITY SITE INFORMATION:

* 62,260 s.f. GROSS SITE AREA

» 26,430 s.f. NET SITE AREA

* 45' SETBACK/PASEO AT KYSER-LU| BLDG. PROP. LINE
* PUBLIC PARKING STRUCTURE LOCATION

portunity Site 2 s e




OPP, SITE 2
b= PUBLIC ART
LOCATION

Opportunity Site 2

OPPORTUNITY SITE 2:
PUBLIC PARKING DEVELOPMENT

B
ENISTING RADASS N
REMAIN
A PR PEARL ST
= v Tl
1 FLOCD CONTROL
DISTRICT
I ‘? FLOODIWAY
1
! @) :
i 7
1 2arrar i
1
]
I
OPP.SITE2 | _
! =
i OPP. SITE 4 P
P ok
I -~
] -
>
1 -~
1 o
1 ré
! -
! S OXBOW
! / COMMONS
L -

CPPORTUNITY SITE INFORMATION:

* 28,800 s5.f. GROSS SITE AREA
* 28,800 s.f. NET SITE AREA
* FEMA FLOODWAY AT EAST END OF PROPERTY

Opportunity Site 3

OPPORTUNITY SITE 3:
MIXED-USE DEVELOPMENT

Vertical Mixed-Use Development Oppor-
tunity, with encumbrance of floodway at
Yajome Street frontage, as well as a pos-
sible development partnership/aggre-
gation with the City of Nopao to allow for
with Opportunity Site 2 [give of lond at
west end of property for equivalent land
acquisifion at east end of property).

14



— 10 STEP-BACK ABOVE w QPPORTUNITY SITE 3:
\ IRDFLR ~ MIXED-USE DEVELOPMENT

* Located within the Downtown Specifc
S Plan ‘Downtown II' Area:

P » 20-40 units/acre density

= 40 ft. Height Limit

‘. ORIENT ROOF DECK m}.‘\( |
\  VIEWS TOWARD OPENT y / I

B s ) | CRRRRRRERRRRRGL B

A o~ /
OME- WAY CIRCULATION [/
FOR SERVICE & PARKING —/
ACCESS

TR B

-
|
1
I
I

Opportunity Site 3

OPPORTUNITY SITE 4-1:
PEARL ST. CAFE/RESTAURANT DEVELOPMENT

Cafe/Restaurant development opportu-
nity, within the public plaza. This bulld-
ing will be a sculptural presence within
the ploza spoce, ond will be one-story
in height, with a significant architectural
presence.,

|
I
i
I
| OPP.SITE 3
400" ACCESS

|EASEMENT ot

OPPORTUNITY SITE 4-2:

1

1

1

]

1

1

:

]

| opp.smE2[ ]
1

1

1

i

1

: MIXED-USE DEVELOPMENT
]

WALL ACCESS i i i
EABEMENT Mixed-Use retailfrestaurant + residen-

tial development Opportunity: This pla-

OXBOW za-fronting building should ceontain both
COMMONS

active retailfrestaurant ground floor uses,
and multi-family residentiol above

é OPPORTUNITY SITE 4-3:
1 SVC. RETAIL/OPEN SPACE DEVELOPMENT

OFPORTUNITY SITE INFORMATION:
Service retail development oppartunity,
* 71.880 5.f. GROSS SITE AREA or open space, encumbered by overand
29,400 s.f. NET SITE AREA p
FEMA FLOODWAY AT YAJOME R.o.W. ﬁoo?wcy and future Oxbow Bypass fiood
3 DEVELOPMENT SITES control work,
POTENTIAL FOR AGGREGATION WITH OPP. SITE 3

portunity Site 4
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OPPORTUNITY SITE 4-1:
CAFE/RESTAURANT IN PLAZA

BDG -1 BDG. 41
"Cinedome Ploza™ as prominent public

space fronting on Oxbow Commons, and

o e = A CTIVE LISES AT connected to riverfront poseos and walk-
BUILD-TO LINE WQYS.

= Acfive uses af ground levels of Sites 2-1
and 4-2 required at build-to line

— » Opportunity for sculptural ‘in-the-round’
cofe-type building within the plaza
space
» Public Art opportunity space
« Alternative for lorger scole open space

15, CLEAR

LOOD ;
CONTROL &
ACCESS

Opportunity Site 4 3 e

OPPORTUNITY SITE 4-2:
MIXED-USE DEVELOPMENT

* 50 ft. tall building to align with mass of

parking structure to the west

» Restaurant/Bar uses encouraged at pla-
za level, with active indoor/outdoor con-

nection to the plaza

* Potential for three stories of verti-

cal mixed-use program atop podium,
with parking for upper level uses un-
derground, and in northern portion of

ground floor

portunity Site 4
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OPPORTUNITY SITE 4-3:
SVC. RETAIL/OPEN SPACE DEVELOPMENT

* One-Story retail/service building with as-

sociated outdoor space

» Connection to cycling and Napa Valley

Vine Trail

*» Altemate/interim opfion for Open

Space. similar to China Point Park. one

______ T T T T T T T T T T T T T i, blocksouth
I i [
\ £ i

I \ iy |

OPP_SITE43 § I !, : :

PUBLIC ART =—¢ 1 JJ , *Public Art Opportunity Area
i LOCATION £ i

; 1

Opportunity Site 4

Development Massing

@ o
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Rt

- D
. Mixed Use D Residential . Retail / Restaurants

B

[___ Public Parking

~.
. Mixed Use D Residential . Retail / Restaurants

B

[___ Public Parking

° MASSING | Aggregated Development
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Public Parking

§

Cultural progr,
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Parking Structure Typology

+

South of Pearl Aggregated Development
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o sisTALS o nETALS o T STALLS
F000 5F .00 26600 5F
o GEBTALL 1 SFAATALL 55 BEETALL
GROUMD LEVEL PARNING PLAN ), THIR( & FOUATH LEVE P EWTH LEVEL PURIING PLAN

OPTION 1
- TOTAL 405 STALLS
=% 149,800 SF TOTAL
3 370 SFISTALL

OPTION 2:
MECHANIZED PARKING

0000

5 LEVELS

Nnnaannan

TOTAL HEIGHT = 48°-0"

=& | B0 D60 bob boo too

NARROW FOOTPRINT (82')
MINIMIZES IMPACT ON
COPPORTUNITY SITE 3 AND
WEST STREET

TOTAL 334 SPACES
101,500 5.F, TOTAL
304 SF/STALL

21300 5F 26,300 5F
452 SFAPACE 278 BFEPACE
GATAND LEVEL PARNING PLAN TYPICAL LEVEL PARNING PLAN

PARKING | Mechanized Parking (Opt. 2)
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‘
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OFTION 3:
FLAT SLABS W/ SPEED RAMP

5 LEVELS
TOTAL HEIGHT = 49'-10"

POTENTIAL FOR FUTURE
CONVERSION TO ALTERNATE
PROGRAMMING - SPEED
RAMP DEMOLITION ALLOWS
FOR LIGHT WELL & VERTICAL
CIRCULATION CORE

WIDER FOOTPRINT [148")
IMPACTS OPPORTUNITY SITE
3 MORE SIGNIFICANTLY

TOTAL 415 SPACES
182,780 5.F, TOTAL
440 SF/STALL

PARKING | Speed Ramp w/ Flat Slabs (Opt. 3)

Parking Precedents

PARKING | Precedents

22



NO SMTE AGGREGATION/LAND SWAP REQUIRED FOR

- PARKING STRUCTURE DEVELOPMENT

CPPORTUNITY SITE 3-1 CAN STILL COMBINE WITH SITE
4-2 FOR A SINGLE LARGER DEVELOPMENT

Y

iy

'| PARK-ON RAMP sriucruae

« 5ITE AGGREGATION/LAND SWAP 15 REQUIRED FOR
= PARKING STRUCTURE DEVELOPMENT
+30 FT. WIDE SWATH OF LAND AT WEST END OF OF-

PORTUMITY SITE 3 REQUIRED FOR SITE ACCESS

23
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Cinedome Focus Area
MASTER PLAN

Napa, California

FIRSTST = &

CINEDOME
MASTER PLAN

City of Napa

| FORGE|
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The original setiborent of Mapa in the mid- 19th Cantury wan
Main Stront, L nd Filth
Strwets, abong the werst Bank of the Mg Rrve

its confle
ence with Napa Crock. The Dosmtown Specific Plan mirors
this anea with the establishment of an Erertamment Crarlay
District spanning apprasimately the same longeh of Main

Stivet. The Clmclanve Fecun Area sits adjacont 1o this s, in

an anies bt the urbin condition af Main Streat and the
bucolic S1. Johns single-family noighborhood to1

arth.

The Cinedome Focus Area i comgeised of eight parceds
partially ot in whobe, a
aggregated, as apphcable, inta consalidatod land areas for

davnlopment. The gutpose of this Master Plan & 1o gkl

gy weith ke rights-of way, ta b

i & et that bulds upon, shhancas
anel supparts the Main Strest coridar, and the gests of the
Downtoren Specific Plan by extension, through the provision

ofa al uses

inehaling: ge tailrrstaimants,
flaos mults tamily ressdential and/or affices, and publsc park

) o help activate pubshc sguaces within the Mastar Plan Area

s

The Cimedome Master Plan sets forth guidelines that:

Master Plan Area Extents
Image

+ Tramote strestscape and open space improvements that
enhance and sxtond the exing network of podestr

an-rncly sidowalla, promenadis, plizas, paseos, snd
coartyads.
Encourge active ground oor uses on Pear Street, west

of Wes . s woll s frontineg the plaza space adjscont
1o the Oxbow Commans Flood Bypass Channel (*Ciebow
Fark?)
*  Allow o uppor bevel uses (o, olfics ane residorlal) that
hee e and vitality of the o h

unsdermining the viability of sumounding retail uses, espe

FAGURE 2 | OPPORTUNITY SITES

the full patertial cutlined in the plan, the arsa could ses tha
addition of up

are et of riy res

using units

* 45,000 square feot of office space (o sdditionsl 80 how-

* 500 naw olf-street packing spaces (350 spaces

parking structurs)

* Maintuin aed ont ol o Mg s iy th Main Stroet and First Stroot corridars.
local and regional destination. *  Provide for the expansion of the downtown's reserve of off
*  Shape the physical farm and scale of potential f stret park kineg parking reascnably y and
divelopment of the Stady Are itk shliey 1o i modestly burdden-
ith the le andd character of the ol ing development with on-site parking.
+ Pramsto prosaration of historie o koeally imgorant stiue-
B | RN
PLANNING PROCESS
tuts tha ha iclantity ard chatacte
Tha Masber Plan was daveloped by Cay st
- e oA i with the participation of Tier 1 {land owners|
e et lan
ke arergy and watsr slicisncy, resou s o g
o auto deperdancy, and climate p Pt
Thie Mastar Plan has baan i wholdar and putiic
inpaut, as woll as by analyses of the physical characteristics and
rmarket potential of shemathve devel neapts. As
sueh, the City and pregsnty cwnors » itasagu
s accoptably. The Massar Flar o
| §ome
5 lonal Ciy
I abctivas far the
concapts for devalopmant of the oppartunity sites.

Praparaticn of tha Master Plan began with an ider:

Fh c: abjactives f

Uity v thas stucly aies and

tiars arvd challanges {acing the ares. The consultants pragared
shstchss of al

emative development scenarios a5 well as

wiban design ro

miand

s, Aespanding to comments

from City staf], aa wedl a3

akaheldars ane tha pubibe, the

consullants raviewad and rafined the developman
Tha Mastor Plan provides llustraticns of potertial devalop
maent scenarios that maet the objectives of this plan.




= o City C: i and
pravided comment on the draft Master Plan on the fallowing
dates; Flanning Cammission (XXUAOUKXKXL and City Council
o sdded, draft

Master Plan was prepared as well s & drakt amendment 12 the
5 Py

EIR). The pubiic review process culminated with additional
public mastings held by the Planning Commission on X400
X000 and the City Counil adepted the Cinedoms Master
Flar and Cinsdzma Master Plan E1R on XX000XX0C

(U .

GOALS AND OBJECTIVES

U el of the Masser Pl

hance N & PARY
carvdor . a5.a vty and walkabie ped

district. This goal is consistant with those expressad in the
Dewntaven Spacific Plan, which designates tha Cinsdams
Focus Area as connected bath 1o the pedestran downtawn
and the Oxbow Commons Bypass Channel through plazas
and paseos.

The Master Flan seeks 1o madiate betwesn the historic char-
acter and pedestrisn-oriented Main Street scale, and the
I o rosiclential e has ronth, wehibe

pocting th {Eoeb the
imeadiate south. The cbjsctives of the Master Plan are as.
follows:

LAND USE

Objective LU-1 - Infill Dwvelopment Opportanitien; Provide
opportunities for infill development that are both financislly
foasile and respectful of the scale and character of the sur-
rounding context.

Objective LU-2 - Pubic Parking 16 Suppart the Downtown:
Pranvice an cppanunity site far the comtruction of  public
parking which i ¥ 350
cars. Ideally, this parking structure can be developed in such

a manner 010 alaw doe futues re-purpeting, based on sssim.
ilation of technclogins that obviste the need for lasge parking
structures ar self.parking of vehicles.

Objective LU-3 - Promate Mized-Use Davelapment: Priarhise
the of Mised-Use Oie 1
ects with active ground floos uses in prefered sies.

Oisjwctive LU-4 - Public Space: Create a plazs within Oppes-
tunity Site 4 facing the Oxbew Commans as pan of adjacent
davelepment project. Frovide ssating and gathering faciisies
in the plazs that P ¥ 8 th i
opponunites in the Oxbow Commons

Objecti LU-5 - Pedestrian and Bicycle Prioritization: Encour-
age pedestrian and bicycle pramenades which connect mith
public spaces and rights-cf.way within, and adjscent 1o the
Master Plan area.

Objsctive L4 - Minimi o Neighboring
less Dvelrp fthe Naga 5 i

tunity Site {CGpportunity Site 1) should respect th scale and
charactar of the ad

1 th narth of Clinton Strest.

CRDOME WSTER AN | 13
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Obfective LU-7 - Respect Adjacant Histaric Bulkings: New
o on Opportunty Ste 2 should resp

ic charactar of the KysesLui Block to the west thraugh sympa-
thatic massing snd setbatks

Cjectie LU-B - Sidewslis. Crosswalis. Pasec, and Setbacks.
Enhancs pedastrian accessibility thiough complaticn of new
walkways, anhanced satbacks far views from Fear Streat to
Cmbow Commana, and connection to Main Street sidewatks
and Opera Houss Plaza bridge to the south of the Kyser-Lul
Block

CRCULATION

Otbjective Cirg- 1 - Pedestrian Network: Expand and reinfarce
a podestrisn-scalud natwork of plazes and passocs within the
Master Plan arsa that connect 1o the sureunding comtaxt

Olbjectia Cire-2 - Public Parking: Augmart the supply of of.
sreat gamge parking at the north end of the Main Street cor-
ridar to improve eae of public parking, to encourage visors
to ‘park once and walk’ to suppant ealsting and future retail
nes in the downtown area, to intercept tratfic entering the
downtown, and to allow opportunity sraas within the Master
Flan rea 1o medivelop madistly.

]

Objoctive Cre-3 - Flood Cantral Access: Proveds sarvcs truck
293 15 the entira langth of the Chbew Commen Bypass
Channsl fiood wall along the south edge of the Master Plan
area for maintenance purpates

Objective Cre-4 - Service Access: Provide sccess o existing
sl naw uses bar loading and survice whils minimising inter.
uptions to the pedestrian notwork.

DESIGN & MASSING

Objectave DM-1 - Build-to Line at South Edge of Opponuni-
1y Sites 2 and 4: The massing of davelopment projacts ca
Cppartunity Sites 2 and 4 sheuld algn slang an sastwast

tha plaza space sdjacent to the Cxbow Commans, as wall
n f % of the histaric Kyses fram the
Soscol Avenue toffrom the scutheast

Obyectiv: M2 - Stesp-Back Massing Above Second Floar: To
makntain a podestrian scibe in the public and st

Oibgoctive DM - Sot back and/or Step back at west edge

in thar plan srea, structures should step back & mminum of 10
oot above this second oceupied Boor at publc fights ol woy,

el e puslic plara frongs.

Obpecthve DM.3 - Redhucs Scali and Massing at North End
ol Opp Siter 1 Dk Opporiunity Site 1
shod steps down in hesght 10 tvn-storkes or 35 0. mapimim
esght fr e first B0 f. of puarcad dispth from Cheton Sueet
10 prcrvices an appropriate transition 1o the kewer-scale sin
AT ————

afC Site 21 In dek the b KyserLu
Bllack b thee st o Oppcartursty St 7, 45 It rriniirsim set-
bk cla i el ¢ aul fia i prcspeety

[ T e P pe——

Oobjctive DW-5 - Architectianl Contexi: New deelapement
within the Cined: # b aedh .
aachitoctusal tencts outhred in Chaptas 5 of the Downtown
Spmcstic Flan, and sumemariand within this plan, starting «
g 33

Cofgoctiver D6 - Pl Actvtion: A iy goal of this Mastor
Plan is the croation of a public plara space overlooking the
Cnbow Commons. Active pedestrian-orianted retail is nec-
essary along the build 10 bnws of Opporiunity Sites 2 and 410
mectivates this pubilic space 1o inchude restaurnts, afes, bars,
Lol

imnbetainmrd veres, and activ

Tha thacige
FIGURE 5| STUDY AREA ANALYSIS

SCOPE OF THE MASTER PLAN

Thes Cinectorme Master Pan bulds on the pobcics and guide
Torwrn rntliniaed i the Crowritcwn Spocific Man, and the Cay af
Hapa Zaring Ordinance. This mastor plan does nat supplant
rirgplations outlmed in thes docisnents, b instood sesks.
torclarify and 4 o tha fhies contninad

i thr Sparcifie Plan th the d pencise

visian for fuure divelopment.

A o enmmg Pl i 1
anew public parking structure within the block bounded by
i Strent, Pl Strect, [the currartly existing)] West Stront,
anc the © het as & City indtisted project. or
risctod i 0 ik paivte pateorsbis.

bow Cominans,

CHIDON MASTER BN | 1%
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PLANNING POLICY

The Cinedome Massar Plan bullds an existing plans and pol
it that apgly 1o The study srea, including:

Envisian Napa 2020 ity of Napa Ganenal Plar
iy of Napa Zoning Crdiance (Tale 17 of Municipsl
Code)

s Downtown Maps Speciic Plan

of Nigs Hausing Elemant

y of Haga Landscaping Standands for Publis Trees and
Plants {Chapter 12,428}, and Trees oh Private Froparty
{Chapser 12 45)

Downtown Napa Riverfrant Plan & Guidelines

Soscal Carridor Plan

Pmgicentisl Mined-Use Strategy

EXISTING CONDITIONS

LAND USE

The Cinndome Mauter Plan srea sncomgaerses 5.4 acres of
b 1

{naath Clintan Streat [narth), asd the Oxcbaw Comimens
{sauth). The sty snes i diviced into two sib-aoea by Peard
Streat. The sub-area scuth of Pesrd Stest cumently mcludes
wrponry public surface garking uwe on the fomer Cine-
dome Thoster she and City properties sdjacent to tha Chbow
Cammaons and Naps Craek, including » surfsce parkieg lot

EXISTING CONDITIONS

(Lot X) batwamn West Street and the historic Kyzer-Lid Black:
The sub-arws north of Pasrl Strmst (akio known s the Naps
Saniaticn Dinrics block or "NSD Bock®) is curmently eccu-
pied by a defunct pump station building. 8 plyground, snd
5 siatebenrd park schoduls 10 e removed now that 3 naw
skatepark has bean completed at Kannedy Park

STUDH AREA

The Study Ames includes eight (8] kots {in whole, ar in parth,
slorg with public rights-of-way for West Street and Yajome

10 the south of Fe Currertly
usrs par the Downtown Specific Plin (Chapter 4, p 56)in-
chuda: retul, ofce, recroatioral, emartainment, cultursl, hosal,
e, ickerial, 58 et of b mlied-uoe e
These lots, or assemblies of these lota. comprisa the four{d}
‘opportunity shos of this Mastor Plan

1 OPPORTUNITY SITE #1 - Block bounded by West
Stroan, Clinton S1rwec, Yajerme Stmee, snd Fear Sireat (NS0
Biock) A 1,23 acre site owned by the Napa Sanitvion District,
Tha st ty ocoupled by 2 skatepark p o, and
dicomminiienad pump station bullding

2 OFPORTUNITY SITE #2 - Block bounded by West
Street, the nofth side of Naps Cresk. the Kyser-Lui Block, snd
Foari Streat: A 121 acrn {0LE3 scrus nat) use owned by the

DO T | 7

City of Mapa, The site is currently used s & lemporsry public
parking lot with &5 spaces.

3 OPPORTUNITY SITE #3 - Block bourded by West

Strewt, Pearl Street, Yajome Street, and Opportunity Site #4:
ADT70 scre site owned by SyWest Development. Th
the

echarr Theast
i parks

scaticn of 1

aairnontly sl s i tomparry sarle bt

A, OFPORTUNITY SITE £4 - Bal
d reth af the Cirbsorw Common: 203 acre

nem of the Lind south of

o ) cnsistinng of oo City of Mapa cwned par
cels. Inclisdingg the former Parks & Recreation building ane the
reet, ancl s

The Mastes Plan study asea is flankod by o diverse set of
contentual ohermarits, Tothir west s the Main Street pecs
dontown Baps, comprised of tetall shops,

i vetuses. To tha seuth anc
mons and Soscol Avenae.

ificant vews fio

b castor by and south dow
vl s prcsvichs canmmctivity 10 e spaces Wi

i el e Horses Plaza withosn hairg to walk

along o cioss eity stioat.

s ancd 1hr 711 M

froet Pron

abong and ossing pubibc rights-ol-way. To the north s the
Saint John's residential neighborhood, comprised of sma

s, e e twr-stesry o, aed e

nearer to Main Street.

goals of this Master Plan is to mediate be-
4 intenstion of s s
A byl vl g the
icderstifiedd in the Opponnuniy Stes 1o memain mindbal of snd
oot cheekapteit

g thir steicly

seensitive 1o achiacencies, in bl

SITE ELEVATIONS AND FLOOD PLAIN

Th stuschy area sits just nonh of tha tecontly comtictied “Hitts
10 First” fioodbwall and Codsow Commons Bypass Channel,

and ranges in elevation from 16 fi to 20 fi. However, portions
of the site & catiect in FEMA Flood Zones X and AE, which

d tloeling
v of Mags Rurvision {LOMR}and cureent Bosd insur
ance map number (05505168, A swath of land generally
on the aastarn portion of Cpgonunty Sto 1 {the NSO site)
urity Sites 3 aned 4 (sought

ven thr

axtending south through Cppe
of the NS0 ste throusgh 1o the Oschow Commaonts Bypass.
Channed} is located in the regulatory Boodway and cannat be
inpecled with develop | fiosod

et

4, B the tep of the feorwsd an e sl
wdge of Opposunity Site 4 ranges between 24.0-& and 24.5h
i abrvathor, ohevating postions of th Master P g
ataly 1ot tesps o then Nseschall s pemsitsle, Tha FEMA Rood
FIGLIRE 18, FEMA

2onas and flood way cxtents are shows
Fload Exhibit.

weticars for sach ol e ks Oppofturity Stes and

arsfireg FEMA desigrations ans as follows:

Exsting site ehrvutions mrge bom 16
st in 2o AE with BFE at 22-0 anel
s therfors sibjsct 1o flood

1wl thes estarn postion s
Tocatend ifs the ooy where sallly maving floodwatar
could oerur,

*Opyp y Sae 2: F 0 hervan g

17,5010 21.5-8, The norheast partion is in Zors AE with
a BFE at 19k and theselors subject to potertial floading,
arel the st postion i in o X and is rot subject
10 floading.

*Opp y Ste 3 F s ek
17-R10 19.5 i The western portion is in Zon
BFE a1 30 ard thaselon: is subject to Roo

eastorn poition i in the loodway.

*Site 4: Existing st elevations sange from 1558 10 20.5
i, sk ther sosthrwestonn pontion of this site & in Zone
X and doss it flocd, and the easterm portion is in the

Hoodway with a BFE ranging from 1910 21k,
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UTILMES

Al four Oppedtuniny St ave eurorly sorved by an axitting
Brinch wates main in West Street which connects 1o the &-inch

expand the systerm into downtown.at this time.

Thara are existing stam drain hnes in Pearl, West snd Yagma
Streets. Opportunity Sites 2 theough 4 curreraly have twa

main in Pearl Street and in e Main & main
A o acicliticanal lmverad is loeated wost of Oppestunity Sise

2 that sppears 1o sarve the site 10 the west of the study srea;
hawavar, Caty tecords da nat thow the lateral at this time

Cppaorturity Ses 1 though 4 are currently being served by
savwr laterals which connect 10 the 8-inch sawsr in West
Sermet. New Laterals are located west ol Opparunity Site 2 and
appear 1o be serving the site 10 the west however, the Napa
Sanitation Distsict maps do not show those Lserals. Uased on
the 7007 “Hapa Sanfation District Collection Systeen Master
Plan Report” the existing sartary sewor has capacity 1o meet
dry eondition domands, heme, it cdows ot hine capacity
to meet wet weather demands. This report has designated
the existing sanitary sewer in Pearl Stroet a3 a high priority for
uparades

Thare is cne 20-inch sewer m

Pearl Sweet, which chang
410 & £8-ach miin btween West and Yajome Streets. There
san sdefitioral 45 inch main in Yajome Street that passes
thragh Oppantunity Site 1 and connects b the 4-inch man
i Paar] Strst

The Naps Ssnitation Districr's recycled water lines da not
seave this 2e and the Disitrct does not curmently have plans to

st clrainys (24~ and 30-nch ath
from Peard Streat 1o the Roodway and connecting 10 the Ox-
bow Commons Bypass Channel along the south of the site.

The stushy ly b o ebecarical trar
and an underground three phase electrical service east of andl
parallal to West Strwet. PGAE is the current providor of gas
and electricity foe the e, The Downtown Specific Plan did
ot identiy any required upgrades.

Th and lterals site are

shown in FIGURE 19, Exsting Utiity Flan

HISTORY

The land of the “Water- Going-Out Place” of the Mey'ankmah
people. precursar 1o the Mayscama Mountsin, has beon a
Iussh sgricultural valley for thoutands of yesrs. Spanith Co-
lonial sxpansion and rebgicus missonaries beought with
then land ac

of “Ranchor

the Napa River, Coomba’ 1847 plan for the City laid ot a sis
block stretch of Main Street, stretching along the west bank of
thi Napa River 12 its imersection with Napa Creek and what is
row Pearl Street. The Cinedome Master Plan srwa sits acja-
cart to this site, on lands that were cccupled by a lirge Chi

tarn populitio dhinug the:

val forces also played o large part in the history and de-
velopment of downtown Napa. The two maln sntagonists to
growth, eanhauakes and flaads, played equal roles in bath
mhissiting, and shaping growsh within the cty. The Cinedome
Mastr Plan area s immediately adjacert to the Oxbow By
pass Channel, a flood conral meatune snplomented by the

aitian and m\m.mulsmlss a c rmmﬁuu_—\ to allay flooding in the down-
Theee of those Ranchy L
Rodriguez, and Higuora lands, er m rated on Pear Street from 1982-
e ares of the City of Napa. Nichelas Paflta c. s a um-m. 1100 West Street (the far-

Mathan Caombs and Jahe Grigeiny for carpentry BQ
had chane with a land grant for the aes imimeociat 4

located off-site in 2016, and the property was
d P lat. serving the o

of tha City of Napa Paks and Recroation Serdces

MARKET CONDITIONS

Ax & subst of the Downtown Maps Spacific Plan of May 2012,
this Master Plan operates under the auspéces of the Econom.
Ic Analysis ereated by EFS, in conjuncion with the deafing of
the Specific Man. Sea *Appendix E: Ecanamic Analysia,” of the
Daowns:

v Specific Plan for more information.

Sama key companants of that analysis are ousined below for
rafre tive 1 thee kary companents of the Master Flan
wion Tor e study ares

.

Findings

The “net new” developement capacity o
e Pl

# Downtown Specil-
for e

Bjor e wad projected to be as follows:

* Roughly 400 additional residential units, including 50 units

af "live-work” space included in 8 flex-space format

Abaut 87,000 square feet of new retail space, induding &

portion (49,543 s.£) that could be developed as flex space.

* Reughly 426,000 square feat of raw affice space, includ-
ing a portion (31,141 5.£.) that could be developed as flex
space.

* Appeouimataly 253,000 squaee feet of lodging space

Thotel]

| DECTME

Residantial Forseast
Thy of Bay Area G- ) praj

citywicla growth of appecaimately 2,000 units batwasn 2010
Dievalopmant of 500 10 600

8 20-yuar timabarmn woukd peld an sverage of 2

1 downtown cvar
30

and 20

it
This. amount of grawth dawntawn would represent
about 12 ta 15 percent of citywide growth. Gives snticipated
trends in baby-boamet housing prafersnces for
living and tha burgeaning desire for yeung peaphe 1o sesk
ot wban” settings, Downtown Naps sppear
attract 500 ar 600 units of residential development targeted
o these demographic segmants. However, 8conomic recov.
ey framn the Great Recession was indtially skaw between 2008
amd 2015 relative 1o new residential corstruction. Register
Saqusre lacated on the farmer Napa Register proparty is the
first large project cantaining residential developmant,contain:
ing 51 units prajected 1o be completed in 2019,

Retail Foeucast

Tho capacity analysis for ratad developmaent in the Downtown
Specific Plan identibed the potential far an additicnal net new
87,000 squans feat of retail space in Downsewn Napa, incud-
ing about 31,000 square feet in flex space. Recent data indi-
cates downscwn is achieving a taxable sales rate of roughly
$215 par scuare foot; this rate represents a blanded sverage
of restaurants, depantment stores, and vaious spocishy s
eadl g Locking farward, 87,000 square fest of new rets
space would require additional retail generated by a com:

bemation of increased rotsd “captus & ormntown, i
salis from additianyl resdental development, and incraatnd
visiior expendidures. In the City can expect that addis
tional dor 1] lurs, thareby
genetating higher average sales per square foot. As this aver-
age 1ate reaches approximanely $300 per iquare foot, crear-
g new retail space will becore feasible: at this higher sales

% dovelopers can oxpect tenants would be able to pay the
tonte rates required Tor 8 new building o be ¢ e,

croase salus for existing ret

Offce Farecant
Capacity for 426,000 additional square fest of office space
downtown woukd sccommodate roughly 1,400 employees.

dasive from FIRE (

This dienamd mesthy wo

ance, and real o agories but also professional services
and some carporate affices (e.g., wine industry business].
g repousened City and County
paiblie facilities currently in the planning staged, could comss.
tute anather segment of demand, thauwgh this categery it ex-
uded from this analysis. According 1o ABAG, approximately
two-thirds of anticipated job growth in Napa over the mest 20
years is related to financial and professional services, as well
a3 haahh, aducation, and recraatianal serdces. Howar, whil

Institutional space, i

Ledging Forecant

in 2007, the City commissioned a hol arket study which
conciuded Napa's axiating hots! maskst was sxpesisncing
& shartage of hatel racms, as well as hotels with mesting

space, in 310 4- tels. Since this report was
prepared, the Napa Mill was restored and sevecal hotels have
boon bultt or expanded (6., Andaz Hotel, Weste Verasa,

A

et with

. ware complated, adding neatly 550 roams, Con

Daowntown Specific Plan buld-out icensria, an
ol of L 2o 250 roam in the COPLA Sacus area,
in conjunciion with new mid-density resident
o0 quasi-public space, and recreational amanities, was anticl.

uses, public

pted to contribute 1 the brosder re-use and redevelopment
of the COPLA area. This size hotel would yield sbout 200,000
square foat of space, inchuding comman saces sich st the
lobby and standard-size meeting roams.

Hawaver, Copia was scquired by the Culinsry Instinate of
Arnrican s an avent and sducational se, Several other new
hatel projects, nat cor

idered in the Downtomn Specific Plan
during the middle of the Great Recession, are row cancehed
by dowriten property awners, some of which have been
approned and others in design, (epresenting approximately

many of these jobs could be
scme also will b associated with wineries and cther instit
tions and agencies located in other mdustisl and comeaecisl
areas of Napa.

1 in the Dowrntown Napa. This does not in-
clude the 351 reoms approved adjacent to the downtown
o the prapanty commanly referred t a3 the ‘Rite site and
sweeral cther projectod hatels located furthor outside of the
downtown. To address this new demand, the City has com-
missioned another hotel market study to consider fure need
and absorption of hotel uses.

CHDOME WSTER LN | 7T
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LAND USE AND URBAN DESIGN

Thia Mastor isting land use desigr Within the [ N area in genaral the goal i
tiora, a3 12t forth in Chapter 4 of the Davwntown Specific Flan, g e o tes i
acrost the study anea's cppontunity sites, with the exception Ibiank areas along the srest froet and plaza spaces. Based
of ground s 2, 3, and 2 goal, the City aggreg: bl gi
4. While na significant land use ch
posad from the sxisting 2oning parking ined fuarthaer in this Mastar Plan, Gppanuy-
the Mastar Plan pi dditional di ity Site 2 has b kadl a3 the preferred location far

e A T including th e o b e otk ek of e Wiy
arientation and particular d th Street corridar. The canstruction of this structure would be
massing and h of new in funded, in part, by in-lleu parking feas in addition to othar
addition, 1he Master Plan provides developmant guidiece AGURCe.

el 3 poci tam-

plament the City's vision o the Tour opportuniey saes within
the study area

In multi-story Buildings within the study ares, and scuth of
Paarl Street, the ground fleoe level should consist of active
pedustran-onented uses, pamicularly fronting on the south

T ixed- Us: NG tha planning  side of Pear] Strast west of the current Wt Straat intermection
provida for “retall uses; veand  andonthe Uppas lovel hould augmant
e ) Specific Flan

and cultural uses: hotols and conferance facilites; trantports-
tion taciitn; and puble and quati-public uses that strength-
o o aa th ity =

o % Micad: s AR T e
opment, primaily 38 an upper level e, although stand-alane

Area, snd add to the 24.hour nature of the downotown. En-
cowraged vies inchude: mined residental andior office uies.
Hotels are not encouraged in the study sres.

- in and around downtawn
FIGURE & | PREFERRED STUDY AREA MASSING DIAGRAM
2B LAND USE OBJECTIVES AND POLICIES Objective LU-2 - a9 Supp bjective LU-3 - Promate Mixed-Us Priaritize
Proade [ h + niial proy
lared wases el srbaan cdosiggn abjoctives ared golicses that . sction of a pubilic parking hich can ic wsets with setive groured floos s,
fallow pertam 10 ofl propestses within the Mastes Plan ama, mwodlaber a manimem of 350 cars. Ideally, this parking structuns

i P g

bjocti 1 - Infifl Devel Froade

s
opportunities for inlill developert that are bath financially

Saarsibalo ard pspocthsl of the scale and characios of the s

rouncling conte

Fo LU0, Wihir thee Mastor Plan S
guuidalines, apponunities and constraints, and schomes

Arwa - The

that furthers the grain and testure of the ssrcareding
ot aron, Towardah

shopenert of multiphe parcets is discouraged.

PEpe—

scal

Foliey LUY2: Dutsstda ol ard huving on the
Master PMan Stady Aroa - Part of the goal of this Master
Pla is b establish & franework for the study s that
alicws for the construction of facilities intended 1o sup
ot tha acjacont Mai
trian oriented netail uses in general wighin the downtown
area

cottehar,

wel i prcles.

woniled b developed (n such s maneer as 1o allow for hutune
e purpasing based on assirdation of transit technologies

tht olraater thr nesre] for sl gaacking,

Policy LU 2.1: Encourage a *park-once® philssophy, whe
rk i cuy loscatioon and
wisit marny destinatiors within a walking distance, 1o
roeluscn vihicls trips within desntown, Ersure this ap
prosch i practical and convnient thiough high-quality

proskratsian dacifitees ared amorstios
Policy LU 2.2 Augenert the public parking available for
thes Drorwmtown Parking Exsmpt District theough the con-

struction of o new 350 space {mnimum) perking st
withins the Master Plan Study Area. and hrked theough

high-ephabty peclesttian confwctions to Main Stiset

Policy LU 2.3 Adciioss lutuses prookesg’ dratigi lor
parking stnsctum investmont thiough study of poten:

tial ennstruction typologies that aliow lo retrolitting the
parking stracture ot wlerrative geogramming in a fitares
resulig feom rechuced demand by autornomous vehicles,

Policy L 3.1; Supgart the Downtown Mised Use designa
ticst e Domwricoan Specific Plan] encourages the divol

thr ofers,
ertainimeent, cultural, hotel

and residantial uses.

Policy LU 3.2: Stanc-slarw
e allowend on the Cpportunity Sae 1 b
Pouil, Yajome, , ] Va2 Sty

sicdri

davelopenart wil
&, bosiraded by

st ta the

beliness aned pestrictions eutlined henein

uses ate dscorged

withirs the 1 progr
1 S i o anel local
nitiatives,

Policy LU 3.4: Active, pedestrian oriented wses are ey

ek at the grosinel loor ol divelopement within the
Muastier Plan aia south of Pearl Street and Wt of exist
g Waost Stret {Cpparturity Stos 7 thiough 41 Activet

el stormkionts are sl mcourigged on e plazs lcing

=5 of Dpgonuniy Sites 2 through 4,

Policy L1 3.5 Risicke
Siter 1 shauded hreit
Clingon, West, and Yajome Street frantages, At the Pearl
Strwset fagache, stoops of recessed entrie

A Cippamunity

| developmment
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Objective LU-4 - Public Space: Craame &

tunity Oppertuniy Sae 4 facing the Ox
of adjacent developmant. Frovide seating and gathering
facilitios in the public plazs that ase complamantary 1o scthe

recreaticnal sppertunities in the Oxbow Cemmeant.

Podicy LU &.1: A buid-to kne is proposed as depicted in
the Opparunity Site plans herain, with the intention of

Ioading access, an well n a dusirable location for a py

art installation

Objective LLLS - Pedestrian ard Bicyche Priceitization: ©

am and byl promenades wh

eo h canne

8 pecan

with public spaces and rig
the Mastor Plan arsa.

abowary within, and adjacent b

Policy LU 5.1: Encausage

Plan area, and pasticularly the public
rounding pedestrian and bicycle
! ive ef tha brickge aver Napa Crask

arian pathway 10 the scuth

ulaticn nen

of the Kyse g 16 Main Straet and 1

ang Sascal Avenue

Objective LLLS - Minimize Inypact on Neighboring Resi:

respect the scale and charsct
neighbarhood ta the nanth of Cliatan Streat

portunity Site 1 is provided in this Master Plan to sssist in
1ha transiticn of scale from the residantial neighbarhacd

the mised-use/d

tainment are ta congreg

Maites Plan area 5o

Objective LU.7 - Respact Adjacent Hisorie Buildings: Now

Davelegmant en Oppe

haracter of the Kyser
thetic massing and satbacks

Felicy LU 7,1: Mew o
generally should not exceed three staries immedistely
adjacen , althcugh with apprapr

ats slarnaens,

thi Wit &

il hissaric
building raised patin should be retained, and naw con

struction should not sbat the rear fagade without app
priaste setbacks, step backs and maasng

.

yeles, and sasvice and omergency veh
0 be 45 it in width fom the curent property

Objective LU-8 - Sidewalks. Crosswalis. Paseos. and Sat-

DEVELOPMENT STANDARDS

N SPECIFIC PLAN, CHAPTER §

A SITE LAYOUT AND BUILDING DESIGN
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sl i by

pson

ingy's Tagadbo fie. window trins,
ueitrivs, projocting sloments, ot}

Podicy 1.7 - Encourage opn spaces, walkeays, aned alloys b

ressk s basiding s, il ace s,

Policy B8 - Encourage larger developmants that grougs retal,
by
distinct and mvomorabile open spaceds), that a
the public

Hated, prvalri it rosiclontial andioe Iddings 1o shiapao

ccossiblo o

Policy 119 - Broak up long horicontal mof fines on buildings
et st of B pitchond 1ot by ncorporatiey achitectisn
mices and roof lines.

olments such as parpets, vanying o

Poicy B.10 - Rood lines sh
or than 50-foot kang by ch

) By ki) ot i

EAp—

iz i hesght oe roo farm.
€. BUILDING HEIGHT AND STEPRACKS

Policy €
awat

1 ke

s et oty stipbacks

Policy C.2 - Acthats uppor-story stepbuack aras with balco
nivrs o6 roal gardons,

. BURDING SETBACKS

Proflcy (3.1 - Utilip
an etoresion of the sidewalk to provid
pecdestrian movement and activity, Th

utedonod ssal

sdeling sebine ks el arcacdod e in

dhepuate sprace bt
space can bo wsed for
stiust Tt Lapacapie

arcl prslilc: it

that can enliven the strostscape.

Py D2 - Uilizn front sotfcks and sido yard spo
wition districts, that s samilar 10 the pattenmn of te sur

Poicy 0.3 - Incorporate larvdscapng that peovidos scro
el

iy arel bt v 1t s €carsastusnt with thes
sarovtscape. Landscaping should bo plannod and scalod 1o

mplarnard the sdsting adyscent landscaging and bulding

£ BUILDING FAGADE ARTICULATION

Policy E.1 - Maindain the existing scalo anel charactor
Diowraown budiengs by rdessecing the elativly namrow
riginal 30. 10

incromants of diakopmes
0 bt ot frontages. Buldings with longor ontages should
s tical s

rullect the histaric sructural bay spacing

tuaral boaburess sisch s okt of s 1o

Policy C.3 - G comsidormtion 1o the patential shaclieg im-

picts on sunmoundings. Hoights, massing ard sto plans Policy £.2 - Enlivon the Lagade and provid ot b with
I respand to potortial shading Y guhac  gemorous il such as insl doonways and windows, as wall

g ingcts wehor i Susiald gecting alements such as ontrance porches, porticoes,

shading whe

catps, avnit, and tolines.

Palicy £ - Incorpotat
o than being applod or strictly docorativ.

sy ol

s that hurvs purpse rath

7 EA - e lages unirusruptesd sxparvses of wall sur

Policy E5 - Alos cial fromiog s, snlriis 1o shops of

babibies should b a £ 50 apart f i

Policy E5{sicl - Incliscks edomants on commorcial facaces
hat ks up & complets sindediont indkuding doors, display
witwrwes, bulkhuacls, sigsge atwas and awnin
shaukd bo mcossod from the facad
This shicaskel apspdy 1o Eeoth reser e st

Entrances.

Policy E.6 - Uilizn aschitectueal elemonts such as comicos, lin
At i, Balconios, aw
Bk lacadis. Frarme south ared southwest facing windows
with prcitrudieeg wortical or horizontal shading deviors sach as
Bk,
glare.

15, o hois el W06 B ot

ills. el awiingsan provide adoduato protection from

Policy E.7 - Inchado a bl o
ials that complamont

architoctural chtailng and quali
storic buildangs. New bulld
ke “histoaie” stehitoctinal sy, td sheoukd

tyolm

avic imitation that results in chasicatnes,

Policy E.B - Dasign Despiny windows 10 shlivass e stred nd

pronide podes ol th f

Policy E9- F

g dars thint aee visibilee
from the publc roalm that exhibit sophisticatod levels of

disign and matorisls, Roar facades miy kook Bk the back of
a building bast sill b ploasant and inviting. Sido and roat fa
cadbers shall k
tacado.

A o trien aned firash as tha

Policy E.10 - Maxsmizs transpuaeont wirdkows o all sidos ol

il ancd office uses,

buildings, specifically tor ground-flar
and do ot ohstiict vises into s space, For reskden

i,

i with Irategaaenet oo somi arspahsnt filag
atural lighting wximize “oyers on tha s

Plicy E.11 . Encourage retail streot franiage to hav oo to

cuiling windows

Policy E.12 - Inchuchs am upper storiess uspressive design boa
tuires susch as balcorsos and bay windows.

Poticy E.13 - Roflect th
N projects adjacant b

Hrarwition in use, scale snd hesght for
sacdential nosghboshoods, with
monts ssch as porches, 1of siog
Tt

4 achitoctural

sign

Podicy E.14 - Ensann that the shvor. kacing sides of buikdings or
attract bl in lowvel of cosign !

Troe facaden,
F. MATERIALS

Policy F.1 - Enconsge thir use of high-quality and dotabod
revors, beick andl b

) Facachins and lancscape walls to

srs for ik

the tanicues i of these matorials in Napa. Depending

contamt, i considor wood shirgles, chapboard and batton
board, s woll 25 th uso of stool, ghass, and moychecd materials
trikmating 1o the cpuality of dessign

w

Policy F.2 - Ersurs vonoers st formeod a
Fllut thadisiorual stostes s

“blocks”

a1 echrigues; Lo, "sones” or

ikl pprear structural aned load-boaring.

Policy .3 - Ermsaates that buildings ato designod with oo
1o a particular stybo or pericd, ard wso mits
withs Ehat stybi o presiond.

s
jals conssstont

ik tinde<d glass on
. Opagu
ark tiriod grlarss should not be allowsd.

s Ehal grtissartyrs. (ratisg ity

reflectiv, or

Policy F5 - Encouts

g tien anel tstabork o b related to the
buskeling architecturs.

. LIGHTING

Py G.1 - Ensure that all Bght fistusos and pales am

turally co il weith e bilclinegs architictursl stylo,

Py G2 - Spasciy snitotion b hiting fitures that ane Dtk Sky
compliant

Policy G, 3 - Ensure b antrances are well lit with appro-

pristoly. scabod fight fixtures that comploment the aechitoctural
styha of that building.

Policy G4 - Varity that Feaures do not s light diroctly into
adjacent rosidontial windws; a trarsducent of aptical kns

dhitusen gl or shiokd i recormmendod.

Policy 5.5 - Balaticss 1his ressd 10 paiorvicds (e insthos

sty

ol lighting bevets should s t o
s for the Bamination of L

iy b e 1o punctuate and accent important areas
such s building enstios and spocial architoctural foa

[

Building rmountod bghting is recommended, particular
by in podestrian-oriontsd and high.sisibility arse, and
b b chosbgprvond anl placed et this bl

' architocturnl characloristics.

ol

¥ Ciobor e lrsish o lightireg snotabwark shoided hae
monkze with building nestabwork, § appicable.

Archituctural lighting can «
ehurierg wilight anc night time hours:

hacas  buadklie

Each build)

s 85, oo i charsctoristics that
gt it dostiarm aind foam, Fatires such as g
chow apenings, dotail cotrices, Colenm of arcadis
o

=, win

iling

e olesments o1 l

Stone ane baick tacados can bonet from 5 "close
gt

3 appiach that grases the Bobt across the s
v calls sttontion 1o its te

puanlity by croativeg

hdiowes anel drsma

Emphasize the basa, midda, and tog of the bullding,
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This allows the
ferent vanta

wkding 1o be viewod from several dil
points. beth mear and far from the st

 wilhenit looking wnnatueal

A fitures anel wiring should Lo well hidden in th
i roctural dotads so that the lgh amal

imppact during the day. Fisture shape, site, and color
and mosinting dotails ae important considarations i

the insegration process

sations whir a building facade is washeod  beight
light from a distant bocation are 1o be svosded. This ag-
proach “Hattons” cut the buldding's tedure and causes
necasany glae

Light fextures should L designed 5o
mded, Spocial
o include bowsers, glare sheolds, or bam doors 1o the

front af Bocdight fixtires to provent light poution

3 Fexture should e mastind in

ategac bocs

acilizate maint

unce

Py G.8 - Ensuret that all naw lightineg consaders enigy o
ficiency and fallows Napa's High Performance Bulkding Op

weatians [HPBO) | th
HIPBO) chescklist
0| e

H BUILDING SIGNAGE

Paolicy HY - E
detailed dosign

afted, bigh-csbey,

Foliey H2 - Ensare sign shisgrs, typ sty
stylosand »

and coler cambs

hoct 1

rations conphenent b ausiness

Hhery rapressnt

Folicy M3 - Encourage signs to reflect the uses thay nepresent
im cratiea and fum, a3 well 38 functional, ways

Policy HA - Encourage signage 1o be wall mounted o s
swalk. Prohibat signs
ally pcvn

pendod from awnings above the
paintid dinectly onto bulding walls

rate for the particular histosic stac

Folicy H - Promote kacadse signs th

ivichually bettered

Palicy H& - Roguine b
wall arsas of aschitoctural leatures spociically designed for
them sich as recessd wall aeas, Sowers, turrets, or parapots

ding pceantod signs bo ba kocated on

Folicy H.T - Prohiba pol -
and canneed sigrs [mternally dkuminated plastic panols in 3
shaat motal bow enclosuse).

g, Iree-standing si

Folicy M - Encoarage signs to be subitie rather than domi
ant ouie 8 space.

Policy H - Encouirage harging s that ate parpondicular
o the site wall

Policy HL16 - Consider neon signs whese
of the wse, but ot whaes advertising a product sold

foctive of the style

I AWNINGS

averhangs, an
P a0 walk an<d shesp, L 3
tean and highlghting sntrances.

Fodioy 12 - Ensure that awnings are in scako with the buikding
and a0 not locatid 5035 1o ishibit pedestian movement of
vinrws

Folicy 1.3 - Dussign awnings 10 bo decorati, complementary
o e cnvrall Faca alloctive o wnathee arsd sn
protection.

Podicy 14 - Balate the plicement of awr e archi-

toctusal ekemants of the facado, svoiding covering transom

witederers e arehatoctural stomvants seh as belt e

ursim, doc
orative Irim or olhier notable sechitectural facade shements.

Awmangs should never cover by

ity e

nesd and

Pdicy 15 - Enconirage awnings 1o be regularly maint
claaned 1o ansure a desaable prosence

Plicy L - Roquite signage on awnings o be on the stisst
facing e of the valince with 1 subile design reflocting the
business e ar senvice, Sknage on the sloping
the awning is not permitied

ttion of

{T STANDARDS

ity N tpace at the
ppanunity Site 4.1). Coenider

Crubow Cammans averlook{C

rasing grade agairat e

pedestrian

ing site e

the establshed whan

Intagrate the circulation netwark w

el eontmn, il

the west

nd 10 the Oxbaow district ta the sast. Provide smple,
intuitive, comfortable pedestrian and bicycle connectivity
thraughout the focus area and to adjacent districts.

User extiion lig
ta the architecture 1o enhance visibility and safety

ligh

g fitures sympathatic to exiving styles nd

User high-guality andl detaled materials such as stone, stane

vanears, brick and brick vanears for landscaps walls,

sing
walls, pavernents, etc. Use special paving materials, stiractive
lands<aping and pedestrian and bicycle amenities at plazas.
Consider permaable paving schitions & par of & starmwater
MANAQFERT prOgram.

o) pEcTm e

focus area. Freserve ard pron

et

, encept whete

aty unsound by a certified

deemed unhaalthy or stru

scelst. Supplement the res canapy with new shads trees

trestscapes and open space areas. Maintain and enhance

visual interest,

gain and reduce light and glare. Provide landscape ‘greening’
at strestscapes, in bulb-outs and in setbacks. Provide veg.
tive buffers and visual sereening at surface parking lot
Complomaent existing adjacent landscapes and architocturs in

farm and seale, Provid caping o1 the base of interpre

tive signage. Use law-maintenance native or drought tolerant

plant spocies in strostscape landscaping to minimize water

consumption and maintenance.

MAPPING

e map for condominium purposes may need to be

the planning process. Lot line adpstments, sireet

s I need

e map. New sasema:
rainage, sccass, public and
sazements. A revived vehicular alignment along West Stroet
s

sy b

¥ g
Acompbete or partial vacation of the West Ssest right-ol-way
may bo desirable to accommodate a naw layout for Oppar

et 2 throtagh &, This vaca
5. In addition, al

jon could result in new
sting
81 10 remain, o relocat-

tunity

sasements for accass and

arals and facili
wd serving sites beyond o
of the four opportunity sites bound by this project, will need
sassments to be provided during the mapping process.

s pr

fect's baundaries within any

ADDITIONAL TANDARDS

FEMA fload zones ars sat forth in the City's Ge
ng 0 e, ard in the “City of Napa Pulic ¥
mant Palicy and Procedure for Devalopment in F
Floodway, Flood Evacuation Area and Along Water Courses”
Tha regulations for finished fioar alevatians

e a1 follows:

sRusidential lowest Enished Aoors shat
the BFE. Whese more than four residential uses are

e 1-foot above

pased in a project, egress ik required in less 14oat ar loss
of flood water to mi

o impacts on lfe safety and an

emengency vervices in the event of o

s armargency
sCommercial lowest finished floor elevations can be below
the BF;
BFE.
Lowst floors used solely for parking vehacles, buidis
accass, or siorage may be below the BFE, but must follow
ned rasistant standard,

. but must be flood-proofed 1o 1-foot sbove the

All duvalopmants within the Roadplain or foodwy must sub

miz a floadplain 12

line of the 100-year flood svent will be not be raised more

than 1-foat sbave the current flood event elevation. This study
= submitted 1o the City's Floodplain Administrator and
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DESIGN GUIDELINES FOR SPECIFIC OPPORTUNITY SITES

Thee Mastur Plan ideitfies four opporhinity sitis that offar par
ticular dovelopment cpparturitios

+ Opgearturiity Site 1: The back baondod by Poarl Strest,
West Street, Chnton Street, and Yajome Street, owned
by thn Magss Sanitasion Diswics, (NS0 Block)

.

Ottty Sive 2: Th axisting parking bot garcel o
cated ot the soustwss cmes of Pearl Strvet and Wist
Suaut, diractly s e aast of B Kysor-Lul Blodk. (Putdic
Parking Sital.

.

Cpgrturity Site 3: T fommer site of ttn Cirdoms
Thoates, buteon West Stieat ard Yajome Stroet and
south of Peal Swat, camad by SyWhrst, {Cinocdems
Faccely

« Opgportunity Site 4: A of publidy "

parcals and sueot rights of way comprising the balance
o i sty area Lt 16 tha south of Paatl Straat, aevd
roeth of the Ot Commons Fload Bypass Charmnel
[Senuth of Pesel Agaregatisd Parcols)

Thveses apprtmity site
st mproemants b

redavoloprmunt baved on exprssed ownes ; anchon
13) newe publlic improvements are callod for in the Dowrtown
Speeilic Plan and this Master Plan

The follawing Design Guidelinms are inbonded o aegrment the

tandards dy I this Mastes
Flar {as woll a5 ins thes Diveritin Nagsa Speciie Flard, and 1o
frvishe spolic quisance on the desired dasign ehoments o

davalop of the opy stes. The il plans
ineluchiel beotmin duseritsn posilibs ways in which tha Dasign
Guldulines could be implomentoel, Theso plans are not in
v 1o i ohar cestive sohitions fos achieving the
Inbant of the Master Plan, o lang as the desied public ame
thirs e wtil] povieded.
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FIGURE ¥ | STUDY AREA PLAN OFT. 1

OPTION 1 -PREFERRED

OPPORTUNITY SITE 1

@ Townhame Davalopment Sppartunity, wih minar @

ancumbrance of floodway at Yajorme Streat frortage. &
mix of two- and three-stary townhomes is envisioned for
this- area, with 8 canstraint on the northernmast 80 fr of
the site allowing for no mere than two-stary (35 ft tall

s ] atructure.

@ Townharme/Live-Wark Loft/Apartment Bullding Dovel

cxpment Oppanunity, with sncumbrance of fleodway

at south-sant eomar (intarsection of Poarl Strwet and

et lemit o Ehres active steties, with
nits are

Yajome Streeth Hei
petential to extend to four stories if upper b

lshad, and approprstely stepped back fram the mess
balow. .l
OPPORTUNITY SITE 2

Ptk |

STUDY AREA | AGGREGATION OFTION ONE

OPPORTUNITY SITE 3

iy, with encumbeance of Bacdway #t Yajome Street
frontage, as well as a possble land swap with Oppor:
turity Site 2 [give of land at west end of property for
squivalent land scquishion st sast end of propesty]

CPPORTUNITY SITE 4

& within the

pubilic placa. This building will be 8 sculptursl presence
within the plaza space, and will be ans-ssory in hesght
with & signficant sschitectural presance.

ment Opportumity. This plaza-franting building shouid
contain bath sctive retail/restaurant ground floar uses,

pment, by the City of a min. 350 spaces, with liner retail

and y b

at Paatl Street west of Wast Straet and Plazs frartage

Potantial land swap with Opportunity Ste 3 ownarship
ta allow lor service circulation thraugh 1o Oppantunity
S 4

by avarland floadway and future Cbow Bypass fload
comtrol wotk

FIGURE 10| STUDY AREA PLAN OFT. 2

-

T

i

OPTION 2 - ALTERNAT.

OFPORTUNITY SITE 1

@ Townhame Developmaent Eppostunity, with mnor @

ncumbrante of floadway at Yajome Straet fromtage. &
mix of twa- and three-story townhames is envisioned

for this area, with & constraint on the northarnmost 80 fi.
of the site allowing far na mare than two-story (35-f tall

STUDY AREA | AGGREGATION OFTION TWO

QFPORTUNITY SITE 2

nity, with encumbrance of flcadway at Yajome Strast
frontage.

apirsent Opportunity, with sncumbrance of flacdway

at south-sast comer (intersection of Pearl Street and
Yajorme Straet) Hasght limit of thees active stories, with
potential to extend 1o four staries if upper level units are

talted, and sppropristely sbepped back from the mass

belaw.

OPPORTUNITY SITE 2

i i by City
of a min 350 spaces with fve patking drop-afifpick-up
at Pear] Strost and Plaza frontages

bays, and finar r

OFPORTUNITY STE 4
=
publ: plaza, This building wl be s sl

the plaza space, ard will be are-sety in height
with & significant architactural presance.

Mixed-L .
mant Oppantanity: This plaza-franting bulding shoutd
restaurant ground floor uses,
tove

contain both acihve retail
and muki-family residential

by floadway and future Oxbow Bypass flood cortral
1s path

wotk. This site will need to provide an scces
af traval from Sascal to Yajome along the Pear! Strest
frontage
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with the patensia

Pearl $treet Frontage Treatment: As the font,

and & parking spaces for guests, s s il i
el b3 have o pedes

Building Height: &5 o011

A e Service and Trash Colloction Access: Accois
Site 1 | NSD Block West S o

ame Syes

y the Napa 5

) parking & res

Resident and Guest Parking: o

pysiem, 8 sk shall be in

town Spec

teboard park, parking. and a play stru
ic Plan area, and is intended 1o mi

ded within any private develcpment proposal at

gate betwaen the St John's residential neighbarhood ta the narth of Clintan the follow

Swest, and the higher-density urba pedustrian district west. This block is impacted by the Napa
Counity Fload Management Ditrict, and is flocdwayoveriand relaas '
parallebs Yagarme Stieet, Upstiess 15 .

yoars or more.

DO WSTER LN | 5

I, rieighib

. Iy thee micl o

st weith e e i proclium seacked




Rucomemanded Land Use: The Mastor Flas secommends
the ola L a
least 350 bl ddh lly, this opps shall
b rocsracd to incorparats active retal wses a the ground
foor level of both the norherm Pead Stiset frontage, and the
southerm build1o ine frorting the plaa

Bullding Height: 40 max. b
Satbacks: 45" manimum sethack from Kyser-Lui Block.

FIGURE 12 | OPPORTUNITY SITE 2

EARL 5T

Sarvica and Trash Collection Accwss: sorice access for suist-
i Kyser-Lui Block tenarts to oocur through pases space with
controbed access haurs for delivery.

Land Assambly: To facilitate developmurnt of the new park.
ing structure, depending on the typology of the structure. the

Caty may need 1o:
® Make 2 Lind swap with the SyWast Parcel [Oppartunity
Site 3-1) to allow for sccess to the wute 1o the sast ¢

proposed new parking struscture

Tndeincel Puiog v IV 1) Sl e e OrE A w Utilre the existing Wast Strest nght-obway ard relo-
cate euating wb-grade utilities infastructure i the
Site 2| The Public Parking Site G
This block, kocatoel batwenn tha histaric Kysar-Lus Bleck and the Wist Street public right-of way, is currently ulilited as a pub- _ o -
lic surface parking lot accommodating 61 spaces, as well as senvce access 10 the restaurant and retail tenants of the Kyser-Lu ‘garage from the Paar Strest frontag, aligned with the Wast
Block and temparary parking kot to the sast. This opporunity site is located within the Downtawn 1| Buildng Form District et Highty vicle i o shail
portson of the Deowntcwn Spacific Plan arss, which allows for a 4.0 Floor Ares Ratio (FAR), 40 building height, snd na required fdsigred it piblicatreat b
swthiacks, Tha Mastar Plan snvesicas this Oppertursty Site a th loeation of & rew public patking structurs 1o sarv the sur- e barking ity
rounding downtown pedestrian distrct. and the “park once” philosophy of downtosm Naga.
P —— CambeAn AR | A1

TRADITIONAL PARKING STRUCTURE MECHANIZED PARKING STRUCTURE

?;;LOLN‘& STALLS OPTION 2: AUTOMATED PARKING
149,800 SF TOTAL 5 LEVELS, TOTAL HEIGHT - 48707
370 SFSTALL 101,500 SF TOTAL
" —




Site 3| The Cinedome Parcel

The former sito of the Cinedome thoeator, this (.44 acre site frorts directly oo Pearl Sareet, and is cunently part of the tom
ocd within the Detwrown § B Jistried prsttion of the
Featha [FARL &4 busiking

ok arsar Louiledingg compurised of re nifeontaal,

e sethacks. The

Master Pla arcdon officr e

Recommended Land Use: The Masor 1
prrsont of & mixed-use st
i it o this paressl, Pt
irchaches ofice ancl maihi-tamly residential.

Ubsirs ae el el e this pgrstturity st

Service and Trash Collection Access: A i road s eiwi

sianed within Cpportursty Ste 4 shich will prode scoes

ancunel the parimenter of this oppounity sibe,

Land Assembly: To laciliate devlogmont o & new parking
i Opgotturaty S 2, depending on

Ity ey pvel ¢

stiuctisns o the acfjac

yikogy of the st r

» Swap el with thi
10 the east of &

pateed ko allow for atress lo the st
oposod niew parking structrne (se

grate with parking a1 Opposurity San 2

e -=q

o o g

| T R ——

Auto Access and Signage: Aiomobrles shall sccess on st
neground parking from the ring-rosd on Cpporturety

17 BTN BAC, aOVE
;o

noce teox 10 N
DWARD CEH
e

SR WY CRELLATEN
rom sEmACE a3

FIGURE 14 | OPPORTUNITY SITE 4

Traclabcmd Packing Strastiars (OFT, 1 Mechumired Farking Structian (OFF 7}

Site 4 | The South of Paarl Aggregation

Iy Area between Pearl Streot and the Crdsow Com
el Y

i the portion of the Master PA

City-eowt paress, along wil

The balance of the land a e

- of tr s
Street. The Master Flan » sggregation of these dispar
welopmaert of three distint bulkbngs:

cwing for the

wisions i

df st The Master Flan s the

contruction of three bulldings on this oppartinity site:

L) ; archubectur
ol “bualelirgr- i the-round” that sits with

sir

 anad sculptur

thie public plam

spae,

i bl
with vehicular access.

g atthe
chiiv that

iy, abong with an

Vagatee alesgg the Peail

3| District maintenanoe of the e

Hood wall along the

Lamd Assemisly:

of puaeenln aend palabe

wth ecdge of this study area

i rusmmbe

5l

Auto Access: Automabiles shall be abie 10 cir
tha opporturity o

late theomigh

Opportunity 5
e Oippontunity St 4.2,
R, ard thee pubilic plaz space.

O e 4.1: Layeut
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OPPORTUNITY SITE 4
@ Frime-starybeg Cati/Restaurant Buikng:

* Haghly trarsparent scljtisnal stictisss with a i
mum of 75% garing.

ash e at

miate b praseso bo Prsr) Streat, st be woll scroed

aned podestrian biendly.

[T — ) s ks spacer
ol b lers, intesgrated with humshings snd

cireudation.

. Servic o baiklirg, pre

@ Mol Use HotailBestaurart + Rosicdentis] Buidirg:

* Ui to fous-stiory appiosmately S0 tall building to
align wath mass of puabbe parking struscture 10 the
wnt,

Resstanirant/Bar iises encostaged ot plaza brvel, with
it indoo utdoar connoecton t the plazi.
Batoeies Rersidential atop podiam, with parking st
rroth facn of the building,

@ Service Riotal Bulldng, encumberod by foodway and
future Owbroe Bypass lood control work.

» One-story mtails ap—— atoct
outdoos space.
FIGURE 15 | PUBLIC FLAZA BLLISSTRATIVE PLAN P S Ading
M| pesE DO MATTTR AN | 4
PUBLIC ART
ROLE OF ARTWORK Specibeally: ARTWORK GUIDELINES Artwork Charscterinbcs:

Artwctk is an integral part of this Master Plan and feature of
the plan which supparts the Dewntown Specific Plan, City Art
Ordinance, and Public Art Maser Flan.

Artwork wil support the following specific Master Plan Guide.

lines:
1. Mairtain and anbance the viskilitg of dewetown Maga
w3 abocal and regicnsl destination

2 Developmant 1o ko bl with scale & ch

o surrounding contest.

1 Promate stisstseape and open 3pace improvements
that enhiance the rew snd existing pedestrian friendly
sidewalks, promenades, plazas, paseos, and courtyards.
&, Encourage strest level activity,

Artwork supperts the Gaals and Objectives of the Dewntswn
Specific Flan:

- LU Public Space: Create a plaza to the scuth of Op.
pertuniny Stas 2 and 4 facing the Cabow Cammons

* LU Sidewatis, Crovswalks, Faseos, and Sedacks: Fio
wide pedestiian amenity skements.

. Massing and Scale Policy AB.2: Encourage mid-block
breaks between buildings ... that are pedestrian arlented
s iseh ki plasns, passcs, o caurtyards

+  Masing snd Scale Policy B.7: Encourage open ipaces,
walloways, and allays to broak up bullding mass, aow access

g  and
s Circulation CIRC-1 Expand snd reinforce & padestrisn
sealed retwork of plazas and passes within the Master Flan.
*  Design and Massing DM-5 Plazs Activation.

Astwork also support the Vision, Goals and Core Values the
Napa Public Ast Master Flas:

Tha City of Napa recognizes that public ant is an sssantial

To enhance
walkobls peclestrion district;

role b8 the carter of the community,

| DECTME T

as a livaly P a thriving commurity, a livable city and
d Itls committed ping and
a high quality, public art pragram that

will banof ts curent citizans and future generations.

Artwock must comply with the City of Napa Pubilic Art Master
Plan and the 2010 Napa Publi Art Ordinance snsctod by the
Hapa City Council

‘Artwark Placamant within the sites.

#Cnricdar sight-linas and wadsling of artwork locatans o it
rulates to pedestrians and their circulation in and araund
the 58 in order 1o encourage and promate sctivity.

+Carnsider sight-ines and visibiity of artwork from build.
Ings, sunounding and nearby sieas in cedar for stw
act o & destination and o landrmark In this maneer, art-
work may alsa contribute to way finding especially at Site
&1,

*Consider the use and function of each site in order for the
artwerk 1o be appropriste,

*Artwork 1o be locsted at stred

Bevel

s hstwork to be an indapandent snd separate feature of the
site - et pant ef s building or landscaps,

= Aaverark 1 be creaed by aniss not already in the collec-
tiom of tha City of Napa.

*Amwork 1o be appropriate for Dawntown Napa, but also
asprational with a vision beyond Napa.

*Asrwerk 1 providn intaresr and o baraesan betwann pae-

ple and art; promate canversation and curiasty,

*Amworc 1o be sensitive 1o its surraunding architectural
context and contrast with the architecturs in a comple-
meeary way.,

s Astwork 1o e ariging eraaties and distinctive — aot imi-
tative or 1o be confused with architecture, landscape or
signage.

*Artwork to be made of appropriste materials as it relatos
v durability, maintenance, safety.

*Consider artists of the region and beyond.

=Atist ta consider lighting of the artweek and bath the
daytime and night time experience.

*Provide signoge crediting the artistis). Consider providing
8 brief atist quate, poem o sentence which enhances
the public’s understanding of the artwork,

CHDOME WSTER AN | &7
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This site conrects provides a gateway to the circulatan net.
wark in the Master Flan area

* Artwork at this site should be an installation of multiple
pieces or elements dispersed along the circulation area
alang Opportunity Sites 2 through 4 to reinforce move-
ment towards the public plaza at a primary focal pont

® Aatwork af thes sile encourages a connection between
Opportunity Ste 2 theough 4 where the publ plazs is to

b locatad,

-

|

I i

2o

CIRCULATION AND PARKING

A the Missterr Plan Stucly Asa i alrisscly in o will-estabisbhod
dlistrict of the downtown, this Master Plan does not propose
any sigrilicant changes to the circulstion system 1o and
through the plan area. Within the study area south of Fearl
Sticut, Cpporturity e 4 s intendod 1o aggrrgate public
Figghts-al-wsy (Wiest Strert & Y Street) with clty-cvened
parcels 1o creste o larger dewsiopment oppostunity. There-
fara, vehicular circulatian within this portion of the projee

i o it ¢ st
an and Lieych cisculation conpections et Hhe s
rouneling eisting infrastracture, including divect ties 10: Main

yaeee Willarns Block, ©

Plazn via the pechestrion bridge over Napa Creok, and Poard

Strwot via piseos in thees locations.
Circulation Objectives and Policies
DOilsjesctive CIRC-1 - Pacmtrian Notwork: E 4

o pedestrinn scaled network of plarms, prseos, and prome
runchers within the Mastes Flan Aroa.

Cibjective CIRE 7 - Public Parking: Augimest the supply of
aff-street puilslic gasking o the rath e of thi Main Steest

coaricor 1o img: bdic paking.
wisitors Ao “park once ard walk.” o suppon exdsting and lueure
8 s

10 it

copt traffic entoring the downtown, and to allow prapories
o3 the Miter Plan Stuch

, e

gt oo " e parking

Objective CHC-1 - Sorvice Access; Provide access to parking
el e el exdsting service atmis o allays, whenevor pos-
‘silsbe, b e e vl eerugtions (o sidewalk and plarn froetng

Oibfoctive CRCA - Bioyde Networks Connect new poblic
e within the st plin aena with the sirrounding becy
e circulition retwork.




PARKING STRUCTURE | OPTION ONE
Traditional Park-On famp Structure

PARKING STRUCTURE | OPTION TWO
Muchanized Parking System

in ordor to p parking to supp d

& ey componem of this Master Plan ia the allocation of Op-

partunity Site 2 for the consruction of a public parking stnc-
turm. The developmant of public parking will ke by the Ciry,

passibly in partnenship with others.

T fat the il i k Miuctise are
0 TeIpEnte 10 spec ints, includ-

+ Doferance for a largar sethack from adjacent historc
Kiysar-Lui Block (45" satback min)
Viaw carfidars from Pearl Streat 10 the plaza and the

Onbow Commen
+ Opportuniy Site 3 property line
. Wt b right-ol-viay, and iting

infrantructure located theren

Additionally, eperational considerations, both near- and
long-term, have a bearing cn the optsans prasentad here. in
th short-term, the most cont-aflective allocation of parking
e it to conmtriact & halical patk-an ramg (Option 11 with &

D:umu claar space for ret; mers’ o either end of the struc-
turs. Howevar, this structure doos not provide aptions for

- fing’ {r-utiiging the parking far a cidlar-
ant program in the future such as for o¥ice and/or residantial

d floar to the f d floor to

PUBLIC PARKING

use, which would be better served through the construction
of flat-plates, with larger floor-to-floor dimensiens. This layout
requires a minimum width of 124 i, which also resultsin a
conflict with the Oppanunity Ste 3 pecpery line (vee aggre-
gation Optian 1 plan - Figure 10

A sacond opticn, which minimibes the net width of the park-
ing structurs, i to utikze 4 mechanized parking system,
which moves caes from a drop-of paint to a parking ‘wlet' via
arob Thi

requires an B2 ft wichh, theesby allevisting potential lind use
canflices with Oppontunity Site 3. 1t does. however, sbo come
at a much highar cast per stall (see aggregation Option 2 pla
- Figues 11}

OPTION 1 - OFTION 2-

Fros: Fros:

= lowar cost per stall *  smaller foctprint

o wall-parking »  pantially "future-procl™

 typical layout o fimited podestrian circu-
lation

Cons: Cons.

* Gito constraints = highar cost par stall

o Mo future uses o unfamiliat to the public

— = i

[ P
[0 e misemss
—

T com s e 0
- ¥

FIGURE 17 | FEMA FLOOD EXHII

Thi Master Plan maintsens the cvarsrching poning snd de-
vakapmant gudaloes outinad in the Dowrtewn Speciic
Fian and the Zoning Ordirance. In cedar to smplamant the
land et wnvcl dhasiggn uicalins cutSred hasuie, the fallowing

o 10 1he Spac =delinas s
adopted concurmently with the Messar Flan:

OPPORTUNITY SITE ! -

1. Haight Limits: For tha first 80 ft south from tha Clin-

IMPLEMENTATION PLAN

CPPORTUNITY STE 3=
Na addibions of modiflcations o this area,
CPPCRTUNITY STE 4 -

1. Busld-ae Lina: Budt form shall axtend south to a line s
agicted in this Mastar Plan, with & mirienum haight of
£l frent epenings st th vl

2. Access Ememants Essamants for padestrian ard

lina, chall ba ugs b0
two-ssotlas and ot mods that 35 fr.

2. Access: an aast-weit vehicke, bcyle, and pedestran
arcass alayway shall be provided batwasn Wast Steat
ancd ¥ajome Streat, in rough alignmart weh th mid-
ibdock allayway parsng from Main Straet 1o Waet Streat
OPPORTUNITY SITE 2 -

1. Building Sethecks: A minimum setback of 45 i from
tha Kyser-Lu Block propany ke thall be maseained
1wl for mccas 10 tha public plazs space, snd views

Bleyek A osd vl
mnaintanatics 0 reguined s dapscsad in this Mastar
Fan

Environmental Review

The Dewetown Napa Speeilic Plan Emitonmantal Impact
Rapet {DINSF EIF) was prapard 1o provide the public and
agancies weh information about tha potantial
Hacts of pisn Tha DHTP EIR
rdentified policsss and programe within the Specific Plan that
miramize these efacts, and recommended additonal ma.

ot WOl 8112 TACPIPARDE | art to the owirarmant-Cortbed by tha City Moy 2012,
the DNSP for sibea-
2. Build-to Line: Bulltform shall extend south ton knaas  quant project with ariculatas
dapictod in this Master Plan, with a minimum height of  and the policies, davalopmant standards ard dasgn guide-
30 ., and sctive stoeak R I S i Rl

CRADCUE TR R | T
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that the rpacts withy
their implamantation have bean fully evaluated in the DHEP
E3R and that the mitsgatson measuras set farth in the DNSPEIR
are sulficlent to address any propct impacts, of that the sub-

City of Napa Project Implementation

The Mastor Flan idantifias the folk projects
that are necessary o complete th vislon fof the study araa.

sequart projoct shall avalist naw - Grdeant
Impacts in a subsequant CECLA documant faithar sn Addan-
dum, Masgatad Negatva Declamtion, or EIR).

Environmantal raviaw ol tha Dradt Mastar Flan was complased
puruant 1o Puble Resources Code Saction 21164, and CEQA
2 and 15164 An intial Study was

E impacts
that could maut from Mastas Pan o it wan

. o
tunity Sta 7

naw public parking structura (Oppor-

+  Establshmart of paseos and pedastrian walkways
through the study smsa

e} Site T

9 Garsg

Hiha City datarminas to indepandertly corstruct a publicly

datarminad that an Addendum 1o tha DNSP EIR, carfied
by tha City in 2012, is approprints CEQA compiiance for the
= o Plan. th axisting City pol-
ity and spplicable reguistions, the mitigation measures from
tha DINSP EIR would sdaquately sddress the environenantal
ity of Maghar Plan mpkamantation and tha pehicias,

P i d chasign guidk proposad in
‘tha Diraft Mastar Plan weuld not result in naw sgndficant amd-
ronmantal impacts or a substansal incraasa in the sevarity of
sgnificant impacts prevsously identified in the DNSP EIR.

ble parking garage contaning 350 parking atalls o
mors on Opportunity 52 2. it wil fequire the following:

1. Damoltion of the axting surfice parking lat

2. Fotertial land h Opporuniy Se 3, i
on salocted parking structure dassgn

3. fwconfiguration of service areat for the sdjscent aist-
g ratad buldngs fronting on Main Streat:

a. Service truck accass dor Kysar Williams Block

b, Trash/Loading area far 1142.1144 Main Strast
bailding
Althugh tha new parting garage woald remove exating
wurfaca parking, thes would ba mitigated by the provissen of a
musch Inrgar numiber of publicly svailabla parking salls in the
i structura

[ ]

"

FIGURE 19 | CONCEPTUAL GRADING

|

L -

Stk o1t

Revenue Sources for Public
Improvements

Possible revanue seurces for the potantiol uses may include;

i o packing fund
+ Gararal fund

+ Procasds from sale of Cay-owned parcals within the
study srea for private davelopmant

Streetscape, Paseo, and Plaza

Improvements

Wish the wcaption of the public rght-ol-say improvemsants,

all public el b th sty of tha
- Flba T 4

fantiaras aro ncorporutied into puble improvemsnts, tha
property ewnar will actapt leng-tarm respantibility for their
maintenanca.

Property Aggregation

En crdarto catalyza devalopmant as arwissoned within this
Mastar Pian, it i desicabla 1o aggregate daparite propartim
and public rights-of-was within the study atea o allow for da-
welapable sites which compaort with the gusdelines outinad,
Dppartunity Site 4 was crestad axprassly to unily the requi
paccal aggregatan into oo portion of the study ares, This
Opportunity Sita is comprised of tha following currant parcals
and reghts-of-way

1. APH §003.173.009

2 APH 8 003-174.001

3, APN § 003175001

4 AP 8003175003
5, AFH # 003175004
&, Fublic Rights-ol sy for:
2 E-W Streat right-of-wary (urnamad), south of Paar
Stiwat
b Wanat Streat right-ol-wary, soiith of Paar Street

£ Yigorma Steaet rghtof.way, south of Fasrl Streat

. tha of tha 3 stnuctum
an Oppartunity Site 2 has an impact on the sdacent oppart.
ity sites. As dapicted in Figure 14 on page 50, the corstruc.
tien of & Typical' 126 . wide parking structura will racuira &
land-swap with Opportunity Sites Jand 4

ORI | B

i3
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Grading & Drainage Strategy

26 the accessibility batween the ste and the ex
Inting public sidewslis and pathways. The ressdentisl units
be los

an ta thi BFE ar

ted in aress of the

that are currently close

1l wonls absoue th

Haor minimize ATV impac

Padestrian and b

cle pastige between the e

Readway, snd Opp 8 2 and 4 for pe
| e integrated in the final design
of the river and natural areas should be incorporated ing

he grade of the axisting scuth side of Oppor-
s encouraged consid
aza 1o the

 and o

ADA accessibity to the sdjscern
bridge

g pedestrian

Dhuring the preliminary design an evaluation of the sites hy

drology will need to be performed to analyze the grading and

caticn. Wihe proj.
oot

bulding impacts on the 100-pear food »
# found to raise the food slevation mare than on.

ligwing ptions cou s mitigate fload waters

34 50 water can flow

thenugh the structures could be cansidersd

+ Dacrease bl and maintaining eiisting site slevatisnain
”

A8 post-development stormwater runafl from the pro;

nreed to be treated through low-impact development (LID
techniques such as pervious pavemant, self-detaining areas

or biahitration cermwater Manage

mart Association Agencies (BASMAA) 2014 *Design Guid-

Sacermwaner Treatm cés Projects in Mat
Salano Courtles” The layaut of all four

dirvelapme e cannct Hhoma
25ymar, 24-hour storm event du
plication meetings wil be held mith the City to demonstrate

compliance with the City's Phase | Small M54 Perm and en

redevalopment. Pre-ap-

1 City requirermant

the projects ntent is in-lire wi

Relocation of the existing 24:inch and 30.inch starm mains

through Opportunity 5

32 and 4 may be requiced depend

acarmant

Utilities

Thee water mains in West Sueet and iy

lyted 10 dutermine i the sxisting B-inch sa
Street will meet the project’s needs. The proposed b

connections 1o the sa

et future fire and water demands ba

= Flan, and may ba required pri

¥ sewer should be located dose

wet will need to

rto
| rvecd ta prenide

Additional ssrvice lsterals for all utilities may be nesded

aleng the strawt frestages, but should b

new connections dependng o

batwwen the

e final layout. Coordination

1y, design team and all utility providers will be

reradad to finsize the lipou

SITE

SITE 3
3

iy 1

SITE i
4

Py s

APPENDIX 1:

PROPERTIES WITHIN THE MASTER PLAN AREA

am E [Pt Cveth e drea

1 . ETETEY Yita, [CreeeiwiPovy elin 1aa ]

1 . omranam T PR el b smia Puble Farking Strustuem, P P

5 s e o e sma

A . o100 [

4 b ooraTean L7
Pt Fiasa, Wt i bbb

‘ . e LTS e i s et
sifng, varies w1ad beitleg

i 1l oovaTsE 07 :

" . LR L

1 1| b ity | 087 |Crvuins & Sartis Parkerg sate st o1 sberee

TABLE A | INCLUDED PROPERTIES
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City Council Meeting
5/1/18
Supplemental | - 14.A.

- . . From: Bill Vierra
From: Bill Vierra <Bill Vierra@sywest.com>

Sent: Monday, April 30, 2018 5:59 PM

To: Techel, Jill; Mott, Peter; Gentry, Doris; Krider, Jim; Sedgley, Scott

Cc: Tooker, Rick; Walker, Michael

Subject: SyWest Development - opposition to current draft of the Cinedome Focus Area Master Plan

Dear Mayor, Vice Mayor, and City Council Members;

| am reaching out to communicate directly with you in advance of the City Council meeting
tomorrow, April 31, 2018, and to respectfully register SyWest Development’s opposition to this
current draft of the Cinedome Focus Area Master Plan.

SyWest Development, a subsidiary of Syufy Enterprises, is the owner of one property that
resides within, and thus will be subject to, the pending Cinedome Focus Area Master Plan. As
background, | first engaged with city staff as far back as 2004 / 2005, when preparing the
theater to relocate to its current location at the South Napa Century Center, and for over a
decade we consistently communicated our desire to redevelop our site. Part and parcel to
these ongoing discussions, we also monitored progress of the Army Corps - Oxbow bypass
project, the work of which has been essential to “unlocking” our property’s development
potential. We still remain interested in redeveloping our land, and in seeing the other
properties subject to the Cinedome Focus Area Masterplan develop to their full potential as
well.

To this end, from inception we were eager to support City staff in their undertaking a master
planning endeavor. In further support of these efforts we offered to demolish our building and
‘contributed’ the ongoing use of our land, at no-cost, to assist as an interim parking solution
until the master plan could be formulated and adopted. We still remain supportive of this
master plan process, but cannot support the draft plan as it is currently proposed. We did
voice our concerns to staff and continue to remain open to a more collaborative approach, and
in reaching an equitable solution. Please note, we also raised this matter two weeks ago
pursuant to the attached April 18, 2018 letter addressed to the Planning Commission.

In the coming week, | will reach out to each of you with an open invitation to discuss our
thoughts and concerns either in person or via telephone.

If you should have any questions in the interim, please feel free to contact me.
Best regards.

Bill Vierra

President and COO
SyWest Development
150 Pelican Way

San Rafael, CA 94901
415-448-8321 Direct

Bill Vierra@SyWest.com
www.sywest.com




SYWEST

DEVELOPMENT

April 18, 2018

Gordon Huether

Michael A. Murray

Alexander Myers

Beth Painter

Paul W. Kelley

City of Napa - Planning Commission
1600 First Street

Napa, CA 94559

RE: Planning Commission Agenda Item 8.A
File Number PL17-0092
Draft Cinedome Focus Area Master Plan

Dear Planning Commission members:

SyWest Development has now had an opportunity to review the Planning Commission Staff report and draft
master plan related to the above-referenced Planning Commission Agenda ltem 8.A. Please accept this letter
as notification that, as one of the property owners within the planning area, we are unable to support the plan as
currently drafted.

As background, our sister company at the time, Century Theatres, operated this theater since 1982 until it was
relocated in 2012. We have been business members and property owner in the City of Napa for many years,
and a number of our company personnel currently live in the Napa community as well. As a company, SyWest
Development is considered a “legacy owner”, and our approach to property development is always from the
perspective of creating a long-term pride-of-ownership asset.

It is well known to City staff we maintain a high interest in developing our property. We engaged in the early
years, pre-flood control project, and have been looking forward to furtherance of the Army Corp project at the
Oxbow and upstream improvements, that ultimately will remove the eastern portion of our site from under the
current floodway designation.

We have continued to communicate directly with City staff and openly maintain a consistent development theme
regarding options for our property since before the theater relocated to Napa Junction development. In the spirit
of being cooperative and collaborative, we agreed to demolish our building in 2014 and allow the ongoing free-
use of our land as a City parking lot until such time as a master plan can be adopted.

SyWest has always been supportive of the City taking the lead in a collaborative master planning effort. We have
been looking forward to supporting a plan that is balanced in both its benefits and impacts, and provides greater
clarity as to the nature of new development within the Cinedome master plan area. We remain supportive of
these ideals and effort.

This said, we are deeply concerned and not aligned with certain planning concepts as currently contemplated,

including but not limited to: size, location and geo-orientation of certain open space area(s); termination (or
reduction in width) of West Street and/or Yajome resulting in the implementation of new “setbacks” on property;

SyWest Development ¢ 150 Pelican Way ¢ San Rafael, CA 94901 ¢ www.sywest.com
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any resulting impingement caused by a parking deck mass placed on the current West Street land; relinquishing
buildable land in exchange for land located within, or otherwise impaired by the existing floodway; any statements
or representations that indicate a pre-determined bias against any use allowed under current land use and zoning;
any inequitable assumptions made that require on-site parking when residing within a parking exempt zone; any
inequitable assumptions for design alternatives, including subterranean parking, if not so assumed for all
properties.

On a related note, | also believe it would be beneficial to make available the various studies and analysis
referenced and relied upon by staff and consultants in reaching their conclusions related to market potential and
financial feasibility of various alternative development concepts (pgs. 10, 13, and 30), retail sales viabilities (pg.
26), and the lodging forecast (pg. 26).

Please know, we look forward to continuing to engage staff in a constructive manner and expect this dialog will
result in a master plan that can be implemented in a fair and balanced manner.

If you have any questions, or wish further clarification on any matter, please feel free to call on us.

Best regards.

Bill Viefra

cc: Rick Tooker
Michael Walker

SyWest Development ¢ 150 Pelican Way © San Rafael, CA 94901 ¢ www.sywest.com
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Supplemental | - 14.B.
From: City Staff

Ramona West
Annexation

PL18-0010

May 1, 2018

Project Location

==

(LI

==




Aerial Photograph

Recommended Action

= Adopt a resolution:

» Requesting that LAFCO initiate proceedings
for annexation, and

= Determining that the annexation was
adequately analyzed by a previous CEQA
action.




Site Photographs






