Winters City Council Meeting

Hearing Workshop
City Council Chambers
318 First Street
Monday, October 2, 2006

6:30 p.m.

AGENDA
Membars of the Cify Council
Woody Fridae, Mayor
Mike Martin, Mayor Pro Tempare
Harold Anderson John W. Donlevy, Jr., City Manager
Cecilia Agular-Curry John Wallace, City Attomey
Tom Stone Nanci Mills, City Clerk

PLEASE NOTE -~ The numerical order of items on this agenda is for convenience of reference.
items may be taken out of order upon request of the Mayor or Councilmembers. Public
comments time may be limited and speakers will be asked to state their name.

Roll Call
Pledge of Allegiance
Approval of Agenda

PUBLIC COMMENTS

At this time, any member of the public may address the City Council on matiars, which are not
listed on this agenda. Citizens should reserve their comments for matter listed on this agenda at
the time the item is considered by the Council. An exception is made for members of the public
for whom it would create a hardship to stay until their item is heard. Those individuals may
address the item after the public has spoken on issues that are not listed on the agenda.
Presentations may be limited to accommodate all speakers within the time available. Public
comments may also be continued to later in the meeting should the time allotted for public
comment expire,

CONSENT CALENDAR

All matters listed under the consent calendar are considered routineé and non-controversia,
require no discussion and are expected to have unanimous Council support and may be enacted
by the City Council in one motion in the form listed below. There will be no separate discussion
of these items. However, before the City Council votes on the motion to adopt, members of the
City Councli, staff, or the public may request that specific items be removed from the Consent
Calendar for separate discussion and action. ltems(s) removed will be discussed later in the
meeting as time permits.

None.
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DISCUSSION ITEMS

1. Project Process Overview (pp 1-53) - This wili include a description of the following
elements of the process:
a. Request for Proposal
b. Owner Participation and the Agency’s Policy on Local Preference
¢. Interview Process
d. Exclusive Negotiation Period

2. Project Applicant Presentations (pp 54)
a. JDS Builders (pp 55-99)

b. Monticello Partners (pp 100-127)

3. Financial Review- A comprehensive overview of the business pro-forma's submitted
For the projects. (Richard Tillberg-Urban Futures) — Under Separate Cover

4. Questions and Answer Period- Community Development Agency Board
5. Public Comments- 3 minute time limit
8. CDA Review and Decision

ADJOURNMENT

| declare under penalty of perjury that the foregoing agenda for the October 2, 2006, workshop of
the Winters City Councii was personally delivered to each Councilmember's mail boxes in City
Hall and posted on the outside public bulletin board at City Hall, 318 First Street on September
28, and madae available to the public during normal business hours.

K"/ﬂ/lu N G. W\LU,._J

Nénci G. Mills, CityfClerk =/

Questions about this agenda — Please call the Cily Clark's Office (530) 795-4910 ext. 101. Agendas and staff reports are
available on the cily web page www.cilyofwinters.org/administrative/admin council. htm

General Notes: Meeting facilities are accessible to persons with disabilities. To arrange aid or services to modify or
accommaodate persons with disability to participate in a public meeting, contact the City Clerk.

Staff recommendations are guidslines to the Cily Council. On any item, the Council may fake action, which varies from
that recommended by staff.

The cily does not transcribe its proceedings. Anyone who desires a verbatim record of this meeting should arrange for
aftendance by a court reporter or for other acceptable means of recordation. Such arrangements will be at the sole
expense of the individual requesting the recordation.

How to obtain Clty Council Agendas:
View on the internst: www.cityofwinters.org/adrministrative/admin_councilhtm  Any attachments to the agenda that are

not available online may be viewed at the City Clerk's Office or locations where the hard copy packet is available.

Email Subscription: You may contact the City Clerk’s Office to be placed on the list. An agenda summary is printed in the
Winters Express newspaper.

City Council agenda packets are available for review or copying at the following locations:
Winters Library — 201 First Street

City Clerk's Office ~ City Hall — 318 First Street

During Council mestings — Right side as you enter the Council Chambers

City of Winters
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Clty Council mestings are televised live on City of Winters Government Channel 20 (avallable to those who
subscribe to cable television) and replayed following the mesting.

Wednesday at 10:00 a.m.

Videotapes of City Council mestings are available for review at the Winters Branch of the Yolo County Library.

City of Winters
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COMMUNITY DEVELOPMENT AGENCY

STAFF REPORT
TO: Honorable Chairman and Board of Directors
DATE: October 2, 2006 _
FROM: John W. Donlevy, Jr., Executive Director

SUBJECT: Railroad/Main St. Development Proposal Review

RECOMMENDATION:
That the Community Development Agency Board of Directors:

1. Conduct a re-hearing of the proposed development proposals for the
development of the Agency’s Main St./Railroad Ave. Property.

2. Provide direction to Staff regarding the selection of a preferred project for a 80
day exclusive negotiating period.

BACKGROUND:

At the September 19, 2006 meeting, the CDA Board accepted a request from applicant
Karen Ogando that a re-hearing of information be made regarding the proposed
development project. The Agency granted that request.

The agenda and process for the hearing wili inciude the following:

1. Project Process Overview- This will include a description of the following
glements of the process:
a. Request for Proposal
b. Owner Participation and the Agency's Policy on Local Preference
c. Interview Process '
d. Exclusive Negotiation Period

2. Project Applicant Presentations
a. JDS Builders
b. Monticello Partners

3. Financial Review- A comprehensive overview of the business pro-forma’s
submitted for the projects. (Richard Tilloerg- Urban Futures)
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4. Questions and Answer Period- Community Development Agency Board
5. Public Comments- 3 minute time limit
6. CDA Review and Decision
7. Adjournment

Included in this report are past agenda items pertinent to this item, as well as copies of
the Request for Proposal and the Agency’s Owner Participation Policy and Rules.

Staff is recommending that the Agency Board provide direction regarding the
disposition of the development project.

FISCAL IMPACT:

None by this action
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COMMUNITY DEVELOPMENT AGENCY

STAFF REPORT
TO: Honorable Chairman and Board of Directors
DATE : August 28, 2006
FROM: John W. Donlevy, Jr., Executive Director

SUBJECT: Railroad/Main St. Development Proposal Review

RECOMMENDATION.:
That the Agency Board of Directors:

1. Receive a Staff presentation regarding the Request for Proposais and review
process for the development of the Railroad Ave./Main Street Property; and

2. Receive a presentation from project proponents Monticello Investors, Inc. and
JDS Builders; and

3. Authorize the development of a Development Disposition Agreement with
Monticello Investors for the development of the subject property.

BACKGROUND:

In Spring and Summer, 2003, the City and Community Development Agency began
discussions with a local partnership group (Main Street Village Partners) consisting of
JDS Builders Group and Elliot Landes/Al Vallecillo for a comprehensive development of
the properties bordered by E. Main Street, Railroad Ave., Elliot Street and Abbey St.
The project proposal contemplated the development and redevelopment of all parcels
within that area over a three year period. In November, 2003, the Agency authorized a
development agreement for the development area.

Key actions regarding that project included a number of planning approvals for a
Planned Development Overlay of the project to accommodate parking, use and other
restrictions. The actions contemplated by both the City and CDA included:

1. Development of a new parking lot to be located on the location of the Valley
Farmers CO-OP and Community Center;

2. The memorialization of all approvals and plans, including the sale of the existing
Railroad Parking Lot Property to the partnership for the subsequent
developments.

During the ensuing 18 month period, Staff repeatedly worked to engage the Main Street
Village Partners to enter into a development agreement without success. [n May, 2005,
the partnership dissolved and competing proposals and changes to the previous plans
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were submitted.

With the dissolution of the MSV Partners, Staff began a process to have the property
developed as anticipated in the previous plans. Both local and outside investment
interests expressed desires to develop the property and the total CDA investment in
local enhancement projects for the downtown facilitated a need to move the project
forward.

In November, 2005, the Agency Staff solicited interest from adjacent property owners
who had expressed interest in the site to participate in the development of the subject
property. Interest was received from JDS Builders (Owners of 5,7 and 9 E. Main st.)
and Karen Ogando, owner of 2-10 Main Street. Subject to the Agency’s Owner
Participation rules, the property owners where then sent a Request for Proposals in
December, 2005.

The RFP contemplated a mixed use project for the site to include retail, business and
residential. Proposers were requested to follow guidelines outlined in the then draft and
now adopted Downtown Winters Master Plan. The RFP contemplated the development
of the entire property with one developer.

In February, 2006, proposals were received from JDS Builders Group and Karen
Ogando (Monticello Investors). The CDA appointed members Steve Godden and Tom
Stone to serve as a subcommittee to review the project proposals and bring forward a
recommendation on a preferred project for the site.

The project evaluation is complete and now ready for the consideration of the CDA for
authorization to begin an exclusive negotiation period with a developer for a formal
negotiation on a development disposition agreement for the property.

DISCUSSION:

From the outset of this project, both Staff and the CDA have viewed the development of
the Railroad Property as a key to the revitalization of the Downtown. The project has
often been referred to as a “pioneering project”, due to the fact than no new commercial
buildings have been built in the downtown for over forty (40) years. The project also
implements many new vision elements for the area, including the ideas of mixed use
and shared parking- many of the vision elements of the Downtown Winters Master
Plan.

This project is a key business proposition for the CDA. It wili eventually will include the
sale of CDA property and the potential business investment of tax bond proceeds in
getting a viable economic development project off the ground. The need for a complete
analysis and decisions on the best business deal for the CDA is a critical component in
the selection of the developer for the property.

2
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The overall process for this project has included the following:

1.

2.

Release/Receipt of RFP and Proposal: This was completed during December,
2005 to February, 20086,

Presentations by Proposers: In March, both developers were requested to
make a formal presentation of the project to Staff and the CDA Subcommittee.
Subsequent interviews and meetings were held with both developers for
clarification of issues.

Fiscal Review and Analysis: The CDA financial advisor, Urban Futures
received and reviewed the business pro-forma’s and plans for both projects. A
comprehensive business analysis was done for both projects, including a
preliminary negotiation with both applicants on fiscal assistance needed from the
CDA. Both applicants were actively engaged to review multiple fiscal scenerios
for their projects to assure viability.

Preliminary Negotiation: Following the review by Urban Futures, a preliminary
negotiation has been conducted by Staff to determine the ability to potentially
reach a successful agreement on the project.

Presentation to the CDA and Recommendation: This report, combined with
presentations from both applicants, along with a recommended course of action
are now being presented.

90 Exclusive Negotiation: If authorized, a negotiation would commence with a
single developer for the establishment of a development disposition agreement
which will detail the specific project to occur on the property.

Development Disposition Agreement: This would return to the CDA for
approval.

Planning Review and Approvals: The final architectural and planning/zoning
issues would move forward to the Planning Commission and City Council, as

would occur for any development in the downtown.

Project Descriptions:

Attached to this report are copies of the proposals for both projects. Generally, both
projects are mixed use, consisting of retail on the first floor, business/office on the
second floor (Monticello)/live work (JDS) and residential on the third fioor.

The breakdown of the projects are as follows:

| Monticello JDS
Single Phase | Square Ft Phase | Square Fool
Retail 7,986 Retail 4,130
Office 10,042 Office 4,772
Condo’s (9) 16,133 Apts (7) 6,474
Other 1,524
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Project Total | 34,161 Phase ITotal | 16,900
Phase Il
Retail 3,988
Office 4,626
Apts (9) 8,202
Other 390
Phase Il Total | 18,896
Project Total | 35,796

Monticello Description:

The Monticello Project is presented as a mixed use- retail, office and residential
complex. The project breakdown is as follows:

First Floor: The first floor will include a large retail business “Da Rae” to be

owned and operated by project applicant Karen Ogando, along with smaller
shops and a restaurant to be located on the north side of the building.

Second Floor: Approximately 10,000 sf of business area, including a 4,000

meeting/banquet room (The Terrace).
Third Floor: This level will include nine (9) for sale condo units.

The Monticello project is proposed to be build in a single phase with a total value of
approximately $8 million.

JDS Description:

The JDS Project is presented as a mixed use project consisting of retail and a
combination of live/work/loft units and apartments on three (3) levels:

First Floor: Phase | envisions two retail areas comprising of a small retail area
and a larger (restaurant or similar). Phase It wouid include a business or retail
space which might be subdivided.

Second Floor: Phase | includes a combination of either office or retail units with
lofts and studio apartments with lofts. Phase Il includes a space for professional
office with a loft and studio apartments/lofts.

Third Floor: Phase | includes 7 apartments and Phase |l includes 9 apartments.

The JDS Project is proposed to be built in two phases, with Phase Il contingent on the
success of Phase |. In discussions with the Agency's fiscal advisor JDS has indicated
that they would not commit to Phase Il of the project. The total value of both phases is

estimated at $10.5 million.

Fiscal Review:
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Richards Section:

Analysis/Recommendation:

Both projects presented are examples of the vision expected to occur within Downtown
Winters. Each is consistent with the Master Plan and are meritorious of consideration.

The Monticelio Project as proposed represents both the size and mix of that asked for
in the RFP. The project applicants Karen and Cole Ogando have presented both an
architecturai and fiscally viable project. In preliminary negotiations have revealed the
ability of the project to move forward, with a lesser amount of up front capital from the
CDA. Generally, the business plan for the project is viable through a combination of
deferred fees, a ongoing lease agreement and smaller fiscal concessions of the CDA.

The JDS Project also represents the size and mix that is asked for in the RFP.
Applicants from JDS have presented an archtectually desirable project, however the
required fiscal participation of the CDA and the non-commitment on the total buildout
of the project make it a less desirable option.

This project is a critical element to the long term economic revitalization of Downtown
Winters. The anticipated infusion of the combined business and retail will add needed
life into an emerging business climate. The need to select a viable project which in its
business plan will be successful is critical.

The recommended project at this time is that proposed by Monticello Investors. Both
the fiscal viability, along with the overall commitment of the project developers to
develop the entire site in a single phase is viewed as the most viable project of those
proposed. Both the proposal and fiscal review make this the project selection of both
Staff and the CDA Subcommittee.

Based on a review of both projects, it is recommended that the CDA authorize Staff to
enter into a 90 day exclusive negotiation period with Monticello Investors.
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STAFF REPORT
TO: Honorable Chairman and Board of Directors
DATE : July 19, 2005
THROUGH: John W. Donlevy, Jr., City Manager
FROM: Cas Ellena, Redevelopment Manager

SUBJECT: Main Street Village Project and the Disposition of the Community
Development Agency Owned Parcel on the East Side of Railroad Avenue
between Abbey Street and Main Street, APN 003-224-001

RECOMMENDATION: Staff recommends the Community Development Agency

- (“CDA") authorize the Proposed Next Steps identified by the CDA's financial consultant,
Urban Futures regarding the disposition of the CDA Property on the east side of
Railroad Avenue between East Main Street and Abbey Avenue.

BACKGROUND: On September 30, 2003, the Planning Commission approved a Site
Plan (attached as Exhibit “A”), for the Main Street Village Project which encompasses
the 1.823-acre site (Assessor Parcel Numbers 003-224-01, 02, 03, and 04) in
downtown Winters bounded by Railroad Avenue on the west, East Main Street on the
south, Elliot Street on the east, and East Abbey Street on the north (the “Site”). The
Main Street Village Project proponents, John Siracusa and Paul Fair, and Elliot Landes
and Albert Vallecillo, expressed a desire to proceed with the development of a mixed-
use commercial/residential project on the Site.

On November 18, 2003, the CDA approved disposition and development deal terms for
the Main Street Village Project and authorized the execution of a Disposition and
Development Agreement with Main Street Village Project proponents (November 18,
2003, agenda item attached as Exhibit “B”). In summary, the DDA deal terms provided
for the development of the Site in five phases as follows:

Phase 1. Main Street Village Project Proponents John Siracura and Paul Fair will
start rehabilitation of the old Waggoner School library building and the JDS Builders
Group office at 7 East Main Street by Spring 2004.

Phase 2. Main Street Village project proponents Elliot Landes and Albert Vallecillo
will start the rehabilitation of the Penmakers building located at 8 East Abbey Street by
Spring 2004.
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Phase 3. Main Street Village project proponents John Siracusa and Paul Fair will
start construction of the new building planned for Railroad Avenue near the intersection
of Railroad Avenue and East Main Street in 2005.

Phase 4. Main Street Village project proponents Elliot Landes and Albert Vallecillo
will start the construction of the new building planned for 6 East Abbey Street in 2006.

Phase 5. Main Street Village project proponents Elliot Landes and Albert Vallecillo
will start the construction of the new building planned for Railrcad Avenue near the
intersection of Railroad Avenue and East Abbey Street in 2007.

The Main Street Square Project Phasing Map, dated November 2, 2003 is attached as
Exhibit “C”.

On September 7, 2004, the CDA purchased the property on the east side of Railroad
Avenue between East Main Street and Abbey Avenue, Assessor’s Parcel Number 003-
224-01, (“CDA Property”) from the City. The purchase price was based on the market
value identified in the Appraisal Report prepared by Bartholomew and Associates
prepared September 17, 2003, which valued the property at $120,000. The
purchase/acquisition put the CDA in a position to be able to enter into a DDA with the
Main Street Project Proponents for development of the Site.

DISCUSSION: To date, the Project as anticipated in the November 18, 2003 staff
report, has not come to fruition. Phase | has been substantially compileted, but still has
on-site, frontage and Certificate of Occupancy issues to be completed; Phase 2, which
was to start Spring 2004, has not commenced; Construction of Phase 3, scheduled to
begin in 2005, has not begun; Neither Phase 4 nor Phase 5 have started, however, they
are not scheduled to do so until 2006 and 2007 respectively.

The November 18, 2003 deal terms allowed for the Project Proponents to purchase the
CDA Property in two half sections (one half to the partnership of John Siracusa and
Paul Fair and one half to the partnership of Elliot Landes and Al Vallecillo), for a total of
$120,000 which was the appraised value. The Proponents were to be responsible for all
costs associated with the lot spilit.

Splitting the CDA Property would entail a certain amount of risk to the CDA should one
partnership move forward with the development of the Site and the other not. It would
be prudent to enter into one DDA one entity for the uniform development of the CDA
Property rather than two DDA’s, one with each partnership.

Staff has met with both partnerships to discuss: the status of the November 18, 2003
deal terms; options for proceeding with the development of the Site; the scope of the
desired future project; and the readiness of each partnership to proceed.

2
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Because the deal terms, outlined in the November 18, 2003 agenda item, have not
come to fruition and because a formal agreement has not been executed, legal and
financial consultants have advised that the CDA is not required to abide by the deal
terms.

It would be beneficial for the CDA given current conditions {i.e., the CDA is moving
forward with the development of a Downiown Master Plan, low interest rates and
developer interest) to identify a course of action for the disposition and development of
the CDA Property and move forward. Staff enlisted the services of contract financial
advisor, Richard Tilloerg of Urban Futures to provide a reasoned opinion of the most
effective and efficient way to proceed (attached as Exhibit “D”).

Staff recommends the CDA authorize the following Proposed Next Steps:

1. Identify the level of development the CDA would like to see on the Site. As
the Site is the prime commercial corner in downtown Winters, staff and
consultants recommend a fairly intense level of development such as a 2-3
story, street-front, mixed-use structure with a brick fagade which would tie into
the historic downtown maotif.

2. Send a Statement of Interest to both of the Main Street Village Project
partnerships, stating the type and level of development identified in ltem 1
above and requesting that each partnership indicate whether it has an
interest in developing its own parcel and the CDA Property in accordance
with the type and level of development identified.

3. If either or both partnerships indicate their interest in development their own
parcel and the CDA Property in accordance with the type and level of
development identified in the Statement of interest, the CDA could then solicit
proposals accordingly. If neither partnership indicates an interest, the CDA
would be free to issue a request for proposal to the development community
as a whole,

FISCAL IMPACT: None at this time.

ATTACHMENTS:
- Exhibit “A” - Planning Commission approved Planned Development Overlay Map
- Exhibit “B” - Main Street Village Project Phasing Map, dated November 2, 2003
- Exhibit “C” - November 18, 2003 CDA Agenda ltem
- Exhibit “D” - Memo from Richard Tillberg dated July 8, 2005

18



Railroad Ave./Main St. Property

Request for Proposal
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Winters Community Development Agency
Request for Proposals

Railroad Ave. Property
December 28, 2005

The Winters Community Development Agency is seeking the development of the
subject parcel for the construction of a fairly intense level of development such as
a 2-3 story, street-front, mixed-use structure with a brick fagade which wouid tie
into the historic downtown motif.

The project should be mixed use. This means a combination of commercial,
business/office and residential uses on the property.

The desire is that the proposal should include an aggressive timeline on the
overall development of the site. This should occur within a period of 18 months

from January, 2006.

A Downtown Master Plan has been developed and we are asking that the
proposal include the themes expressed in this document. The final draft is
included for your information.

The proposal should include the following elements:

1. Project Proposers: This should include all persons, partners and
participants who will be involved in the project.

2. Project Description: This should include an overview of the site, building
size and an estimated allocation of square footages for uses.

3. Site Plan: The proposal should provide for a tentative site plan. Elevations
of the proposed look of the buildings and integration into the overall
downtown is highly desirable, but not required. A description of the
architecture is important and is required. Site plan to specifically identify
the number and location of parking spaces to be provided on-site.

4. Off-site Improvements: The project should discuss the proposed
streetscape improvements along Railroad Ave. and integration with the
City's proposed Downtown Master Plan concepts.

5. Timeline: The proposal should include a development timeline from
approval/acceptance of the project to completion.

6. Financing: The proposal should include a detailed pro-forma outlining
projected costs, including the following:

a. A static (development) pro forma showing sources and uses of
funds including: i) land cost (including Proposer's offer for City-
owned land), ii) off-site costs, iii) "hard" construction costs, iv) "soft"
costs (including A&E, fees, permits, legal, etc.), v) financing costs,
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vi) development contingencies, vii) projected rents, ;viii) cost of TI's,
ix) anticipated vacancy rate, and x) M&O charges.

b. A dynamic (operating) fifteen-year pro forma showing: i) projected
income per unit (per square foot, per residential unit, etc.), ii)
projected lease terms and periodic rent increases, iii) vacancy rate,
iv)_ CAM costs, v) other operating costs (provide detail), vi) NOI,
vii) permanent loan assumptions, and viii) profits.

c. Discussion of financing of the project, including potential lenders or
financing partners. An overview of financing the project should be
included.

d. The Agency will review the pro formas to determine whether or not,
in its sole discretion, there would be a need for Agency assistance.

7. Integration with Master Plan: The project should discuss its overall
integration with the Downtown Master Plan. This should include an
overview of the commercial/office component, architecture and themes for
the project. A discussion of how the project will add to the overall goals of
the Master Plan is a critical element.

8. Past Projects and Ability to Perform: The proposal should include
examples of past projects and help in determining your overall ability to
produce the proposed project.

Once received, the Community Development Agency will perform a
comprehensive review of the proposals and schedule a meeting with you for
review. Proposers should expect that a fiscal review by the Agency's financial
advisor will occur to determine the viability of all projects.

Key criteria in the overall review of the project proposals will include:

« Quality of the overall project, including concept, diversity of uses and
integration with the Downtown Master Plan.
Architectural components of the project including design and materials.
A demonstration of the proposers ability to implement the project within an
aggressive time period.

This process will ultimately resuit in the Winters Community Development
Agency and the developer entering into a Development Disposition Agreement.
The Agency wiil enter into said agreement with a single party only.

Six (B) original copies of the proposal should be submitted to:

Winters Community Development Agency

318 First Street

Winters, CA 95694

Attention: John W. Donlevy, Jr., Executive Director

13
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Information regarding the detailed financing of the project should be mailed
separately to:

Richard Tillberg, Vice President
Urban Futures, Inc.

3111 No. Tustin, Suite 230
Orange, CA 92865

All proposals should be submitted in sealed envelopes no later than
Thursday, February 2, 2006 at 4:00 p.m.

Any questions regarding this Request for Proposals should be submitted to John
W. Donlevy, Jr. Questions regarding the financial information should be directed
to Richard Tillberg (714) 283-9334.

14



January 26, 2006

Karen Ogando
104 Wolfskill
Winters, CA 95694

RE: Railroad Ave. Property RFP- Amended Guidelines

Dear Karen:

Ata paﬁicipant in the Railroad Property RFP, we would like to amend the previous
direction of the process as follows:

1. Submittal: The submittal deadline for the proposals is now February 17, 2006 at
4:00 p.m. to reflect the amended guidelines.

2. Residential: If you are considering residential uses as part of the project, we
would request that the pro-forma include an option of 50% of the total units
being “low income” affordable. Absent this item, please note that any residential
will be required to include at least 15% affordable units.

3. Parking On Site: Parking will be required on-site for all residential units. As per
the Downtown Master Plan, this would be 1.25 spaces for each unit.

As additional information regarding the project, please consider the following:

e The successful project developer will be required to enter into a reciprocal access,
parking and maintenance agreement with the adjacent propetty owners. This
agreement will require common access through the projects and cooperative
maintenance of the parking and driveway areas. This is currently in development
and will be provided as it becomes available in the next week.

* A reimbursement agreement and cost sharing for storm drainage and electrical
utilities will be required with JDS Builders. These costs are in development and
will be provided next week.

If you have any questions, please do not hesitate to contact me at (530) 795-4910 Ext.

- 110.

Sincerely,

John W. Donlevy, Ir.
City Manager

15



January 2006 - Public Distribution Draft

CITY OF WINTERS
DOWNTOWN MASTER PLAN

Prepared by the City of Winters
with assistance from
Bottomley Associates Urban Design & City Planning

16
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January 2006 - Public Distribution Draft

DOWNTOWN MASTER PLAN
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Chapter I - Background & Vision for Downtouwn

opportunities for new housing that supports
Downtown and reduces pressure for growth on
the city’s perimeter. And improvement of
streetscapes and public spaces will support
Downtown as a community destination that
attracts local residents as well as visitors.

The Downtown Master Plan Area

The Downtown Master Plan Area is about 53
acresinsize. Itincorporates the historicdowntown
commercial core along Main Street, with buildings
dating back to the late 1800’s. It includes
properties along Main Street between Elliot
Street on the east and Second Street on the west;
along Railroad Avenue between Grant Avenue/
SR 128 on the north and Wolfskill Street on the
south; and portions of adjacent blocks along
Abbey, Edwards, and Baker Streets. The
northerly boundary includes “downtown
gateway” properties at the northeast corner of
Railroad and Grant Avenues. The Master Plan
Area is bounded by Putah Creek on the south.

The Winters General Plan designates most of the
Master Plan Area as “Central Business District
(CBD).” This designation provides for restaurants,
retail, services, offices, hotels, multi-family
residential units, and similar and compatible uses.
The Master Plan Area is within the Community
Development Agency (CDA} Project Area as
well, with current CDA projects including a new
downtown parking lot, renovation of an historic trestle bridge for
pedestrian and bicycle use, a storm drainage facilities upgrade to
support new development, a facade improvement program, and a
pedestrian-oriented street lighting project.

Downtown Master Plan Area

Recent private sector investment in Downtown Winters includes
the Main Street Village project, currently underway with
rehabilitation of two buildings that now house Steady Eddy’s
coffee shop, Ficelle’s restaurant, and Textures home decor and gifts.

Public Distrittaion Draft - January 2006
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space (or residential units) could be pro-
vided in second or third floor space above.
Infill residential development onland to
the east could accommodate over 200
residential dwelling units.

Improve the Railroad Avenue
Streetscape. Railroad Avenue is one of
the most visible streets in the city, link-
ing Main Street to Grant Avenue/Route
State 128. As noted under Objective 2,
frontage properties have the potential for
significant new commercial and residen-
tial development. To attract and support
this new investment, traffic calming mea-
sures and streetscape amenities, such as
corner bulb-outs, street trees and pedes-
trian-oriented street lights, are recom-
mended. Ideally, new development and
streetscape improvements together
would reshape Railroad Avenue as an at-
tractive Downtown expansion area.

Create an Attractive North Gateway to
Downtown. Grant Avenue is the city’s
most heavily-used roadway. New devel-
opment and frontage streetscape im-
provements are needed to create an at-
tractive Downtown and community im-
age. As existing light industrial and stor-
age uses phase out over time, new de-
velopment and streetscape improve-
ments should be coordinated on the
north and south sides of the street to cre-
ate a harmonious appearance. A Down-
town Entrance Sign should be installed
to direct visitors to Downtown.

Chapter [ - Background & Vision for Downtoun

Downtown Vision Concept
-4 -
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Chapter Il - Existing Conditions

Streets and Public Spaces

Principal streets in the Master Plan Area are Main Street, Railroad
Avenue, and Grant Avenue/SR 128. The two-block segment of Main
Street between Second Street and Railroad Avenue is the heart of
Downtown Winters. In this area, the street has angle parking on
both sides, with a curb-to-curb width of 60’ and sidewalk widths of
10°. Historic commercial buildings line the street between First and
Railroad, and together with street trees and period street lights
combine to create an attractive, pedestrian-oriented commercial
district. A mix of commerdial buildings and residences converted to
commercial use line the southerly frontage between First and
Second. A mix of businesses, including Eagle Drug and Buckhorn
Catering are located along the northerly frontage.

Mid-block alleys parallel Main Street, providing service access to
frontage buildings. Alleys are approximately 11" wide, with paving
in need of repair and utility poles that constrain vehicle and
pedestrian movement.

Railroad Avenue is an “edge street,” as indicated under “Land Use
and Development Pattern,” above. A mix of commercial retail,
service, and public facilities are located along the westerly frontage.
Warehouses, storage facilities, and frontage parking lots are located
along the east. North of Main Street Railroad is 40' in width, and 44'
wide to the south. Street trees and post-top pedestrian street lights
are located between Russell and Abbey, flanking Main Street on the
north and south. A 10" concrete sidewalk exists along the westerly
frontage. A 12' asphalt walkway exists along the east, north of Main
Street. A planting strip and 6' walk is located south of Main Street
adjacent to the Community Center. Curbside parallel parking is
provided along both sides of the street.

From Main Street south to Putah Creek, a contiguous public open
space area extends along the east side of Railroad Avenue. It
includes Rotary Park, Downtown’s principal public open space.

" Midblock a m@m v&wm&. Main ..m#mnn providing service access to
frontage buildings.
Planned expansion and reconfiguration of the Community Center
parking area will shift parking south and east away from the corner
of Main Street. This will integrate the Park and Gazebo with
Downtown, providing a place to relax for Downtown pafrons and a
space for local concerts, small farmers markets, and other events.

The Winters Community Center, Creekside Amphitheater, and
renovated Trestle Bridge pedestrian and bike way anchor
Downtown on the south. The adjacent Railroad Avenue vehicle
bridge is planned for replacement in 2010.

Downtown's subsurface sewer and water infrastructure is aging
and needs to be upgraded to maintain efficiency and accommo-
date the minor capacity increases required to serve new develop-
ment. A major storm drainage improvement project is planned for
the Railroad Avenue corridor. Other upgrades are anticipated to be
completed in conjunction with new development or additional
city-sponsored capital improvement projects.

Public Distribution Draft - January 2006
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Chapter III - Recommended Plans and Policies

III. Plans and Policies
Shared Downtown Parking Standards

Existing Parking Supply. The Core Downtown blocks extending
along Main Street from Second Street on the west to Elliot Street on
the east contain approximately 100,000 square feet of first and
second floor commercial space. As indicated by the “Core Area
Parking Supply” map on the following page, the area contains a
total of approximately 362 parking spaces, including the new
Downtown Parking lot adjacent to the Community Center.

(Parking planned for the Main Street Village development is not
included in this total.)

Approximately 75%, or 270, of the existing parking spaces are
publicly-accessible, shared by Downtown’s property owners,
tenants, and patrons. Of these, 143 are on-street curbside stalls and
111 are provided by the Downtown Parking Lot. The remaining
25%, or 93 spaces, are located on private property, with some in
formal paved lots and some in informal gravel areas. As the
“Parking Supply” map illustrates, parking is concentrated at the
new lot on the east side of the district and along Main Street, which
contains over 90 angle parking spaces. ‘

Comparative Parking Standards. Atcurrent City of Winters parking
standards, a total of approximately 530 parking spaces, or an
average of 5.3 spaces per 1,000 square feet of commercial space,
would be required to serve existing commercial development. With
a supply of 362 spaces, this would yield a deficit of 168 spaces. Much
of this required parking would be for restaurants and cafes based on
a current standard of 1 space per 3 occupants, or between 15 and 20
spaces per 1,000 square feet of floor area. If current standards were
applied literally, with parking for each tenant required on-site and
no consideration of shared on-street parking, the area’s parking
deficit would actually be 437 spaces.

Current standards are based on “standalone” land use assumptions;
ie, that patrons make a separate driving and parking trip to visit
each business. This may be typical for isolated commercial
properties or for strip commercial corridors, but it is not the way
downtown or neighborhood commerdial districts typically func-
tion. In pedestrian-oriented areas, patrons typically walk to
multiple destinations from a single parking space, and peak demand
for shops and for restaurants often occurs at different times of day.
Fewer spaces are needed because they are shared by multiple
businesses.

Approximately 75% of the existing parking spaces in Downtown
Winters are in the form of shared, on-street parking. Of these,
almost half are located on Main Street.

Public Distritation Draft- January 2006
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Chapter III - Recommended Plans and Policies

A number of cities have adopted shared or “blended” minimum

parking standards for their downtown districts. Four examples are
listed below:

*  Downtown Petaluma: 3.3 spaces/1,000 sf ground floor commercial

*  Downtown Hercules: 2.5 spaces/1,000 sf ground floor commezcial

*  Downtown Napa: 4 spaces/1,000 sf ground floor; 3/000 sf upper
floors

(Source: City of Napa)

Downtown Winters’ ratio of approximately 3.6 spaces/1,000 sf is
comparable to the shared downtown parking standards for the
cities listed above. Considering that some businesses are probably
not generating maximum demand today, there is actually likely to
be a surplus of parking today.

New Parking Standards. Land use-based parking standards should
be consolidated and the average number of spaces required
Downtown should be reduced based on shared parking assump-
tions. The following standards are recommended:

*  First Floor Commercial/Restaurant - 3 spaces/1000 square feet
* Upper Floor Residential - 1.25 space/dwelling unit
* Upper Floor Office- 3/1,000 square feet

*  Existing and new curbside parking should be considered as
contributory to parking requirements.

These standards would apply primarily to new development along
Railroad Avenue, as the Downtown Core’s existing parking supply
should be enough to accommodate the new occupancies and
expansions likely to occur in the foreseeable future. However, the
distribution of patron and employee parking in the district could be

- 12 -

improved; see the following section and Chapter V, “Mid-Block
Parking Areas,” for a discussion of recommended additional public
parking areas.

Inaddition, the City should pursue reciprocal access agreements for
privately-owned parking lots to allow use by the general public
during non-business hours.

Employee Parking. Perceived parking shortages in Downtown
tend to result from employees parking in prime on-street parking
spaces that should be reserved for Downtown visitors and patrons.
Employees should generally park in less-accessible locations. The
City and Downtown’s business owners should work together shift
employee parking from Main Street to the new Downtown Lot and
possibly new alley and mid-block parking areas.

Railroad Avenue Corridor/Mariani Properties

The properties of the Mariani Nut Company and the adjacent City
corporation yard total approximately 8.5 acres. Existing storage and
warehouse structures are not likely to remain indefinitely, given the
Maziani Nut Company’s plans to consolidate facilities and
generally increasing property values in the Downtown area. The
corporation yard is not a facility that requires a Downtown location.
These properties are a major development opportunity that offer
the potential to support and expand a vital Downtown district for
years to come.

New development in the Railroad Corridor area should expand
Downtown’s commercial and residential base. Consistent with the
Downtown Market Evaluation, the area is the preferred location for
accommodating the 30,000 to 50,000 square feet of first floor
commercial space estimated for 2020. The Railroad Avenue frontage
should provide space for local- and convenience-oriented busi-
nesses, such as small food markets, hair salons, and office/

Public Distribution Draft - January 2006
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Chapter III - Recommended Plans and Policies

Continuous first floor commercial frontage with residentialloffice
above is recommended for the Railroad Avenue corridor.

North Downtown Gateway Site

The “North Downtown Gateway Site” is approximately 9.1 acres in
size, located at the northeast corner of Railroad and Grant Avenues.
It consists of three parcels: A vacant warehouse site on the
northwest corner; a staging and track storage yard owned by
Double M Trucking that occupies the bulk of the site, and; a small
maintenance office and storage yard owned by the Winters Joint
Unified School District on the southeast corner. The North Gateway
Site is significantly underutilized in terms of existing land use given
its location on Highway 128 and its proximity to Downtown.
Current development and frontage conditions do not project an
attractive community image or create an attractive entrance to
Downtown. o

- 14 -

“Marguee Agricultural HNME.T examples (top); the North

Gateway Site (above)
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Chapter III - Recommended Plans and Policies

elements: The corner site at Railroad and Grant is
reserved for an “Agricultural Commercial” enter-
prise; A Downtown Winters Entrance sign is located
adjacent to the intersection; A “New Street” extends
Anderson Avenue, consistent with current City
policies. Curbside parking is provided along the
Railroad Avenue and Grant Avenue frontages; An
attractive, boulevard frontage with sidewalks, street
lighting, and street trees is provided along Grant
Avenue. A broad pedestrian walk or esplanade is
located along the east frontage of Railroad Avenue.

* Concept A - Approximately 32,000 square feet of
commercial space is concentrated within a single
footprint for the marquee agriculture develop-
ment. The Grant Avenue frontage is split between
commercial and residential development. Ap-
proximately 91 townhouses are shown on the re-
maining land area, with new cross streets to pro-
vide access to internal garage and parking areas.
Townhouses are arranged in street-like blocks,
with pedestrian paths linking north/south
through to Grant Avenue. Ideally, new residen-
tial development on the south side of Grant Av-
enue would complement the townhouses de-
picted on the north side.

* Concept B - The Grant Avenue frontage is split
between commercial and office development ,
with a marquee agriculfure building at the corner
and two, two-story, locally-oriented office build-
ing to the east. Commercial area totals approxi-
mately 32,000 square feet, office approximately

70,000 square feet. One cluster of approximately .
20 townhouses is depicted at the northerly por- North Do to Omﬁmsmuw Site - OOHENH; B

tion of the site.

24,000 sf Commercial /

47,000 f Of6ice/ 20 Townh
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Continue RR Avenue Mmmemmm
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w/ New Development)

Downtown Gateway Landmark/
Sign
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Parking Lot Imprevements

Upgrade Alleys, Paseos, & Rear
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Extend Grant Avenue Streetscape
Improvements to East Sireet
(Coordinate w/ New Development
on Both Sides)

Downtown Master Plan Area
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Downtown Revitalization Projects
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Alleys can be atiractive pedestrian spaces, and still provide service
and parking access as shown in the photos above.

Street improvements proposed for
Railroad Avenue include street trees
located between angle parking stalls

(above). Left turn lane and No Ieft turn

lane design options are depicted right. 5
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Chapter IV - Capital Improvements

patrons of local businesses. They could also provide overflow
parking for evening-oriented uses, such as The Palms and
Downtown's other restaurants and bars.

The mid-block lots are shown on lands that are privately owned
and/or contain existing structures. Access and parking-related
improvements would need to be negotiated with existing
landowners. The parking area shown in Core Block A is currently
the site of Fire Station #26 and a print shop. The sketch shows new
buildings along First and Abbey Streets as well as a new parking
area. These new buildings could contain infill commercial space or
infill residential units, consistent with the increased level of
development and activity desired for Downtown. Parking areas
should be paved with unit pavers or asphalt, framed by pedestrian

walkways, and incorporate lighting and shade trees as space
permits.

In Core Block B, the areas recommended for parking are gravel
surfaces used informally for parking today. Improvement would
not require re-development of adjacent properties. Similar to
recommendations for Block A, parking areas should be paved with
asphalt or unit pavers, framed by pedestrian walkways, and should
incorporate lighting and shade trees as space permits.

Corner Bulb-Outs

Corner curb bulb-outs are recommended at key pedestrian
intersections in the Downtown Core. Locations are: Main/Second;
Main/First; Main/Railroad; East Main/Elliot, and; Abbey/Railroad.
(Bulb-outs are recommended for all Railroad Avenue intersections,
vehicle turning conditions permitting, as part of the Railroad
Avenue streetscape improvements.) A bulb-out has already been
constructed at the northwest corner of East Mairy/Elliot, in
conjunction with first phase development of the Main Street Village
project. A bulb-out at the southwest could be constructed in
conjunction with the Rotary Park/Downtown Parking Lot project.

- % -

The intersection of Main and Railroad is the most important and
visible intersection in the Downtown Core, linking Main Street’s
concentration of shops and restaurants to Rotary Park, the
Downtown Parking lot, and Community Center. The “Main &
Railroad Intersection” sketch plan on the following page illustrates
recommendations for this particular intersection, and could serve as
a prototype for bulb-outs at the other locations as well.

The Main and Railroad intersection .ﬁ RE is wm&ﬁﬁﬂ&nn ?.w. .
“mini-plaza” bulb-outs, These would include space for outdoor
dining as well as bike racks, newsracks, and other amenities.

Public Distribution Draft - January 2006

30



Chapter IV - Capital Improvements

Bulb-outs are shown at all four corners, with large bulb-outs
adjacent to the angle parking areas on the west that could
accommodate outdoor dining areas. A minimum roadway
clearance of 30" is recommended on Main Street to accommodate
two travel lanes. If 2 traffic signal is needed at some point in the
future, initial evaluation indicates that a left turn traffic signal could
maintain capacity consistent with current City standards. As
depicted by the sketch, tables and chairs could be located adjacent
to or away from frontage buildings. An omamental fence is
recommended to buffer seating from passing traffic.

While attractive, existing street trees constrain the use
of sidewalk areas along Main Street.

-2 -

gn&lwmanw crosswalks anﬁ. cﬁﬂoﬂnﬁ:ﬁﬁ to n«.un&h
sidewalk areas. Trees located between parking stalls free up sidewalk space.

A large bulb-out should also be provided at the northeast corner
adjacent to recently siriped angle parking. Standard 5' to 6' bulb-
outs should be installed at the other corners. Special paving is
recommended for all crosswalks, and protective bollards and ADA-
compliant ramps should be installed as well. To make crosswalks as
well as ramps ADA-compliant (i.e., less than 5% slope), the City
should consider “table” grading the adjacent roadway so it is flush
or close to flush with the bulb-outs.

Main Street Streetscape Renovation

A mid-block pedestrian crossing should be considered to link the
south side of Main Street to the proposed paseo and mid-block
parking area on the north; see “Core Block A” sketch. Additional
sidewalk space could be created along Main Street by relocating
street frees to the angle parking zone, similar to recommendations
for the east side of Railroad Avenue. This would free walks for
outdoor café tables and merchandise displays as well as pedestrian
movement. New street trees should be a deciduous species, with

Public Distribution Draft - January 2006
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Chapter V - Implementation Recommendations

V. Implementation Recommendations

This chapter describes the actions, costs, and/or financing
approaches needed to put the Downtown Master Plan's policy and
capital improvement recommendations into effect. Policy-related
actions include incorporating Downtown Master Plan into the City of
Winters General Plan (2002), and the Five-Year Implementation Plan
for the Winters Community Development Project. Establishing
administrative procedures for Guidelines-related review and
approval of projects within the Downtown Master Plan atea is also
required.

Capital improvements-related actions include establishing public-
private financing mechanisms for the streetscape- and infrastruc-
ture-related improvements. The Winters Community Development
Agency will assuine the lead role for initiating capital improvement
projects, facilitating new development through assistance with
parcel assembly and financial incentives, and pursuing additional
state and federal grant funding sources as needed.

Policy-Related Actions

Consistency with and/or needed amendments to existing city
policies are described in this section. Amendments could be made
on an individual, ad-hoc basis as needed to implement the
Downtown Master Plan, or as part of new policy area for the district;

see last section, “Focused Land Use and Development Standards,”
below.

General Plan Consistency. The Downtown Master Plan is a policy
tool intended to implement City of Winters General Plan Goals and

Policies that apply to Downtown. These include but are not limited
to the following:

L.A1 -The City shall seek to preserve Winter's traditional small-
town qualities and agricultural heritage, while increasing its
residential and employment base.

Goal B -To promote the development of a pedestrian-oriented
cenfral business district that includes retail commercial, office,
residential, civie, cultural, and recreational uses.

IB.1 -The City’s first priority for commercial development within
the Central Business District shall be the area west of Fast Street and
south of Grant Avenue.

LB.2- The City shall promote infill development and the conversion
of industrial buildings and properties to commercial uses in the
Central Business District.

LB.4 - First Priority for ground floor uses in the Central Business
District shall be given to retail uses. New residential and office uses
shall be permitted on a case-by-case basis over ground floor retail
uses.

LD.5 - New commercial and office development along Highway
128/Grant Avenue shall be designed to avoid the appearance of strip
development.

Goal VILB -To create a well-defined, pedestrian-oriented
downtown which serves as the center of Winters’ commerdal, civic,
and cultural life.

The Downtown Master Plan area is located within the boundaries of
the area designated “Central Business District (CBD).” Recom-
mended forms of development and land uses - e.g., restaurants,
retail, and multi-unit residential - are consistent with the General
Plan’s basic policies. However, the General Plan’s Land Use
Standards for the CBD area limit densities to a maximum of 20.0
units per acre, while the Downtown Master Plan recommends
considering higher densities to accommodate forms of develop-
ment that incorporate submerged parking. Implementation of the
Downtown Master Plan would therefore require a General Plan
Amendment to allow higher densities within the CBD-designated
area.

_ Nm - Public Distribution Draft - January 2006
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Chapter V - Implementation Recommendations

* Continue efforts to improve the Putah Creek Nature Park with
native plantings, trails, access points, interpretive signage, and
other amenities. ,

Street Plan Lines. The Downtown Master Plan proposes the following
right-of-way-related projects:

1. Establish a new right-of-way line along the easterly frontage of
Railroad Avenue that accommodates angle parking between
Grant Avenue and Main Street.

2. Establish streetscape improvement easement lines along both
frontages of Grant Avenue between Railroad Avenue and East
Street.

3. The City should establish a new intersection Level of Service
(LOS) policy specifically for Downtown. The current General
Plan LOS “C” policy applies to the entire City, and does not
reflect the more pedestrian-oriented nature of circulation in an
active downtown commercial district.

Additionally, pedestrian crossings and curb returns at intersections
are proposed at specific locations on Main Street and Railroad
Avenue to make pedestrian movement safe and inviting. In order to
provide for coordinated development of this area, plan lines for
these new and modified streets and intersections must be adopted.

Downtown-Specific Land Use and Development Standards. The
Winters Design Guidelines (1999) provide general design and
development recommendations for the Downtown Master Plan area.
Guidelines contained in the Downtown Master Plan compile those
that address Downtown with additional guidelines to reflect
specific recommendations of the Master Plan. However, these
guidelines do not address land use, density, setbacks, and other
quantitative aspects of development, nor do they address the

- 30 -

specifics of architectural design and detailing required to ensure
that new development complements Downtown’s mix of historic
architectural building forms.

The City should create a special zoning district that incorporates
“form-based code” development standards and design guidelines
focus on creating a lively, architecturally complementary, and
pedestrian-oriented commerdial district and infill residential area.
This zoning district could be most easily created as a new “PD:
Planned Development - Downtown” district, with all new
development in the area requiring a Planned Development (PD)
permit. Standards for land use, density, setbacks and design would
be provided in a zoning code-like format that can be referenced
easily by project applicants and designers and cited easily by City
staff and public officials.

Adoption of a form-based regulations for Downtown would
require amendment of the General Plan and the zoning code. As part
of the adoption process, amendment of the land use boundaries and
standards noted under “General Plan Consistency” and “Zoning
Code Consistency,” above, could be accomplished, as well as

adoption of new parking and LOS standards. Additional standards -

related to street rights-of-way, easements, and/or funding of
infrastructure improvements could be incorporated as well. If
necessary, this new document would provide the basis for CEQA-
related impact evaluation.

City Capital Improvement Program (CIP). Capital improvement
projects recommended by the Muster Plan will need to be
incorporated in the City of Winters's five-year Capital Improvement
Program (CIP) and managed by the City’s Engineering Department.
Estimated project budgets and time frames would need to be
adopted by the City. Concept-level estimates of construction costs
are listed in the following section.

Public Distribution Draft - January 2006
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Chapter V - Implementation Recommendations

*  Sacramento Area Council of Governments (SACOG) Programs: This
agency solicits project applications from public agencies and
their partners for three transportation-related project areas: bi-
cycle and pedestrian circulation, air quality enhancement, and
community design.

Local Funding. A number of the grants require that improvements
be combined with transportation planning efforts and/for a local
funding match. Given match requirements and the uncertainties
associated with grants, City-based funding approaches will need to
be maximized. Capital improvements could be piggy-backed on
basic road maintenance projects funded by the State Gas Tax.
Exactions are required from new development for directly-related
capital improvements such as frontage curbs, walks, and
streetscape amenities.

However, the majority of the recommended capital improvements
will likely be funded by the Community Development Agency with
tax increment financing. This is consistent with goals and objectives
of the Community Development Project.

- 32 -
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Chapter VI - Development and Design Guidelines

Landscape elements such as trellises, arbors, fountains, plazas,
planters should be provided to accent pedestrian-oriented spaces
between buildings, along street and parking frontages, and at
other similar locations.

A comprehensive lighting program for Downtown should be
implemented to create an attractive nighttime pedestrian envi-
ronment, to highlight downtown’s many attractive older struc-
tures, and to ensure personal safety.

Shared parking should be provided throughout the Downtown
Core. Parking should be distributed for easy access and located
behind buildings and/or in the interior of blocks to maintain
continuous commercial street frontages. Reciprocal access agree-
ments should be negotiated to allow parking in private lots .

Design guidelines to preserve and/or complement the historic
character and architectural features of Downtown’s buildings

=) e
Residential dwelling units should be allowed ox.:%_uﬁ, floors to
support local businesses and create a lively Downtown.

Trash enclosures should reflect the materials of the principal
building.

should be applied to new buildings and renovations. However,
more detailed standards as well as guidelines are needed to en-
sure that the historic character and architectural quality of
Downtown's older buildings are reflected.

Attractively-designed arcades, canopies, and awnings may ex-
tend over sidewalks/ROW up to 10, provided they do notinter-
fere with street lights, street trees, and/or other streetscape fea-
tures. Upper floor balconies and window bays may extend over
sidewalks/right-of-ways (ROW) up to 4, provided the clear-
ance above grade is 8’ or more and there is historic precedent for
such modifications consistent with the National Historic Regis-

try listing,

Main building entrance(s) should always face a public street or
way, not side or rear parking areas. Secondary entrances to side
or rear parking areas are acceptable and encouraged in most
instances.

Public Distribution Draft - January 2006
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22.

Chapter VI - Development and Design Guidelines

14! max.

3. Landscape elements such as trellises, arbors, fountains,
plazas, planters should be provided to accent pedestrian-
oriented spaces between buildings, along street and park-
ing frontages, and at other similar locations.

4. Driveway curb cuts should be minimized along Railroad
Avenue in order to maintain a continuous building front-
age; mid-block breaks in the frontage for pedestrian ac-

8 4k
Entrance N n.,PnEnW“_MS.
1 max. M
; ]
— o
_..|§ Line r—uﬂm_ﬂq Line rmﬁuﬂq Line
_ _ |
21. Substantial shaped/profile door and window frames, sills, and

cornices are recommended, consistent with the detailing of
Downtown’s historic older buildings.

Multi-pane windows are recommended for first floor storefronts
and for large upper level windows; operable windows are rec-
ommended for ventilation and natural climate control.

Blank wall area should be minimized, especially along highly-
visible street frontages. Attractive surface materials and/or de-
sign detailing should be provided where large blank wall areas
are necessary.

2. Railroad Avenue Corridor

L

Residential dwelling units should be allowed on upper floors to
support local commercial businesses and to create a lively “all
hours” downtown.

Structures along Railroad Avenue should be built to the prop-
erty line/back of walk to create a continuous and attractive “street
wall” that frames streets as public spaces. Portions of the build-
ing frontage may be setback up to 20' for outdoor seating, café
space, plazas, and/or public art.

- 36 -

cess ways are recommended.

Attractively-designed arcades, canopies, and awnings may ex-
tend over sidewalks/ROW up to 10", provided they do not inter-
fere with street lights, street trees, and/or other streetscape fea-

tures. Upper floor balconies and window bays may extend over
sidewalks/ROW up to 4"

Sidewalks and streetscape features along the east side of Rail-
road Avenue should be designed to create an attractive pedes-

Recessed entries, transom windows, and an architectural base are recom-
mended for storefront commercial buildings.

Public Distribution Draf: - January 2006
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23.

24

Blank wall area should be
minimized,
along Railroad Avenue.
Attractive surface materi-
als and/or design detail-
ing should be provided
where large blank wall
areas are necessary.

North Gateway /
Grant Avenue Area

L

Chapter VI - Development and Design Guidelines

that recommended for the Downtown Core, and more contem-
porary design and materials may be employed.

Windows on upper floors should be vertical in proportion and
complementary to the upper floor windows in Downtown’s his-
toric older buildings.

Doors, windows, and other forms of building fenestration
should be inset from the adjacent wall surface. A minimum inset
of 2" is recommended.

. Sills are recommended for all windows

Multi-pane windows recommended, especially for large glazed
areas.

especially

New development in
this area should incor-
porate a bold urban
statement, with
mixed-use develop-
ment, pedestrian
walks, open spaces
and bikeways.

Architectural variety should be used to
reduce the scale of development.

- 38 -

2.

10.

11.

Views south along Railroad Avenue should be enhanced with
corner opern/plaza spaces; the southeast corner of Grant and Rail-
road should be integrated with an esplanade link to Main Street
and Putah Creek.

Left turn pockets with landscape island areas and distinctive
crosswalks should be established on Grant Avenue.

Significant streetscaping and frontage walkways should be in-
tegrated into commerdial/residential developments along Grant
Avenue, Railroad Avenue, and Dutton Street.

Variable setback(s) for landscaping, public spaces, etc., should
be considered along Grant Avenue.

Only monument/architectural signs of 6 to 8 feet maximum
height should be used; pole-mounted signs should be prohib-
ited. Depending on sign size and location, however, Caltrans
review of monument signs may be required.

Lighting of buildings along street frontages should be consis-
tent with Winters’ small town character

Parking areas should be setback from frontages and/or located
behind commercial and residential structures. Frontage parking
areas and views of parked cars should be minimized. Canopy
trees should be used generously to provide shade.

Architectural variety in facades, details, floor levels, etc., should
be employed to reduce the scale of development and maintain a
small town character.

Axchitecture should blend existing styles found in Winters.

The North Gateway Area should include a “local landmark” or
“magnet” development that encourages visitors to stop and ex-
plore the town.

Public Distribution Draft - January 2006
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Railroad Ave./Main St. Property

Owner Participation Policy and Rules
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COMMUNITY DEVELOPMENT AGENCY OF THE CITY OF WINTERS
RESOLUTION NO.

A RESOLUTION OF THE COMMUNITY DEVELOPMENT AGENCY OF THE
CITY OF WINTERS ADOPTING RULES FOR BUSINESS TENANT
PREFERENCE AND OWNER PARTICIPATION IN THE CITY OF
WINTERS COMMUNITY DEVELOPMENT PROJECT AREA

WHEREAS, Section 33345 of the Health & Safety Code
provides that a redevelopment agency shall adopt and make
available for public inspection rules to implement the operation
of owner participation in connection with a redevelopment plan;

and

WHEREAS, Section 33339.5 of the Health and Safety Code
provides that a redevelopnent agency shall adopt and make
available for public inspection rules to implement the
requirement that a redevelopment agency extend a reasonable
preference to persons who are engaged in business in a project
area to reenter in business within the redeveloped area if they
otherwise meet the requirements prescribed in the redevelopment

plan; and

WHEREAS, the staff of the Community Development Agency
of the City of Winters (the "Agency") has prepared proposed rules
as required by said Sections 33345 and 33339.5 entitled "RULES
FOR BUSINESS TENANT PREFERENCE AND OWNER PARTICIPATION IN THE
CITY QF WINTERS COMMUNITY DEVELOPMENT PROJECT AREA" (the "Rules")
a copy of which are on file with the Secretary of the Agency and
have been presented to this meeting;

_ NOW, THEREFORE, BE IT RESOLVED BY THE COMMUNITY
DEVELOPMENT AGENCY OF THE CITY OF WINTERS that the Rules are
hereby adopted as the official rules of the Agency as required by
Sections 33345 and 33339.5 of the Health and Safety Code and that
the Secretary of the Agency is hereby authorized and directed to
transmit the Rules to the City Council of the City of Winters for
consideration prior to the adoption of the Redevelopment Plan for
the Winters Community Development Project.
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PASSED AND ADOPTED BY THE COMMUNITY DEVELOPMENT AGENCY
OF THE CITY OF WINTERS, on June 2, 1992.

I, - , Secretary of the Community
Development Agency of the City of Winters, hereby certify that
the foregoing resolution was duly and regularly introduced and
adopted at a regular meeting of said Agency held on the 2nd day
of June, 1992, by the following vote, to wit:

AYES: MEMBERS :
NOES: MEMBERS :

ABSENT: MEMBERS:

» Secretary
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SECRETARY’S CERTIFICAT

T, + Secretary of the Community

Development Agency of the City of Winters, do hereby certify as
follows:

The foregoing resolution is a full, true and correct
copy of a resolution duly adopted by a vote of a majority of the
members of the Community Development Agency of the City of
Winters at a regular meeting of said Agency duly and regularly
and legally held at the City of Winters, California, on Juné 2,

1992, of which all of such members had due notice, as follows:

AYES:
NOES:
ABSENT:
An agenda of said meeting was posted at least 72 hours
before sqid meeting at ; Winters,

California, a location freely accessible to members of the
public, and a brief description of said resolution appeared on
said agenda.

I have carefully compared the foregoing with the
original minutes of said meeting on file and of record in my
office, and the foregoing is a full, true and correct copy of the

original resolution adopted at said meeting and entered in said

minutes.
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Said resolution has not been amended, modified or
rescinded since the date of its adoption and the same is now in
. full force and effect.

Dated: , 1992,

Secretary of the Community

Development Agency of the City of
Winters

[Seal}
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RULES.RMB

RULES FOR BUSINESS TENANT PREFERENCE
AND OWNER PARTICIPATION
IN THE CITY OF WINTERS COMMUNITY DEVELOPMENT
PROJECT AREA
ADOPTED BY THE

COMMUNITY DEVELOPMENT AGENCY OF THE CITY OF WINTERS

By Resolution No. adopted on June 2, 1992

05/27/92
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I. POLICY OF THE AGENCY

The California Community Redevelopment Law requifes that the
Community Development Agéncy of the City of Winters (the
"Agency") extend reasonable preference to persons who are engaged
in business in the city of Winters Community Development Projeét
Area (the "Project Area'") to re-enter in businesé within the
Project Area if they otherwise meet the requirements of the
Redevelopment Plan for the Prbject Area (the "Plan"). The
Community Redevelopment Law further provides that the owners of
the property within fhe_Project Area boundaries be given the
reasonable opportunity to participate in the Project provided

such participation is in conformity with the Plan.

It is the policy of the Agency to encourage the
participation of project owners and business within the Project
Area, as such participation is necessary if the redevelopment

process is to be successful in revitaiizing the Project Area.

It is anticipated that the Plan proposed to be adopted by
the City Council of the City of Winters may provide for limited
acquisition of certain real properfy within the Project Area
pursuant to those guidelines, conditions and requirements set
forth in the Plan., It is the policy of the Agency to minimize
acquisition if at all possible, and therefore the Agency’s policy
of encouraging participation of properfy owners and businesses
within thé Pfoject Area shall be vigorously pursued.

RULES.RMBE 05/27/92
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To that end, the Agency has established basic rules to

implement business preference and owner participation within the

Project Area.

II. RULES TO IMPLEMENT PREFERENCE TO DISLOCATED BUSINESSES

A. Names and addresses of all businesses which are
displaced by Agency activities within the Project Area will be
maintained by the Agency to assist redevelopers in tenant

selection for space within the Project Area.

B. All land disposition documents related to the Project
Area shall contain a provision indicating the Agency’s preference
for dislocated businesses and require the redevéloper to extend
reasonable preference to dislocated businesses which desire to
‘remain or return to the Project Area, provided that he relocated

business conforms to the requirements of the Plan.

C. At such time as third party redevelopers are in a
position to Seek'business tenants forlnew developments within the
Project Area, the Agency shall cause notice of such space to all
businesses relocated from the Project Area and shall offer
reasonable non-financial assiétance to such businesses as may be

necessary to help secure the desired relocation.

RULES.RMB 2 05/27/92
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III. RULES TO IMPLEMENT OWNER PARTICIPATION

A. Development of Multiple Parcels by Master Developer

1. The Agency may determine, in its reasonable
discretion, by resolution, that it is in the best interest of the
Project Area that several parcels be assembled and developed by a
single developer (a "master developer") as a unified development.
Such determination may be made at the Agency’s own direction or
in response to an application by a property owner to beceme a
master developer. Any individual or other entity may apply in
writing to the Agency to become a master developer. The Agency
shall given the record owners of all affected parcels ten (10)
deys written notice and the opportunity to be heard by the Agency
prior to the proposed adoption of a resolution determining that

several parcels are to be assembled and developed by a master

developer.

2. Upon determination that several parcels will be
assembled and developed as a unified development, the Agency
shall notify the owners of all affected parcels of such h
determination and shall invite the owners to submit proposals to
become the master developer. In its discretion, the Agency may

also invite non-owner entities to submit proposals to become the

master developer.

RULES.RMB 3 05/27/92
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3. In soliciting proposals, the Agency shall
establish criteria for master developer selection which, in the
Agency’s reasoriable determination, are appropriate to the size,
scope, character and gquality of the envisioned development.
These selection criteria may include without limitation, as
appropriate: the nature and quality of the proposed development;
the financial capability of the prospective master developer; the
technical and professicnal quality of the prospective master
developer development team, including architects, engineers,
contractors, marketing consultants and others; and the record of

experience of the prospective master developer in completing

other projects of comparable size, scope and complexity.

4. The Agency shall select a master developer

according to the selection criteria established pursuant to

subparagraph IIT A 3 above based on the proposals submitted by

prospective master developers. In reviewing proposals that meet
the minimum standards established by the Agency for selection,
the Agency shall give such preference as it deems appropriate
under the circumstances to existing owners of one or more of the
parcels that will be part of the unified deéelopment. If, in the
Agency’s reasonable determination, no proposal meets the minimum
standards for selection, the Agency may reject all proposals and
take such actions as it deems appropriate to solicit additional
proposals, modify its concept for ﬁnified development of the

affected parcels, or otherwise fulfill the objectives of the Plan

and these Rules for such parcels.

A

RULES.RMB 4 05/27192
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5. Following selection of a master developer, the
Agency and the master developer shall negotiate and execute, if
possible, a master development agreement setting forth the rights
and obligations of the Agency and the master developer with

respect to the unified development of the affected parcels in

accordance with the Plan.

| 6. Once the Agency has determined that several
parcels are to be assembled and developed by a master developer,
it may acquire such parcels if the Agency determines such
acquisition is in thé interest of the Project Area. The owners
of property acquired by the Agency prior to selection of a master
developer shall be entitled to submit a proposal for development

of the several parcels that will be assembled.

7. If a mastgr development agreement cannot be
executed within the negotiations period established by the
Agency, or if, following execution, the master development
agreement is subsequently terminated prior to completion of the
contemplated development, the Agency may take such actions as it
deems appropriate to negotiate with another qualified developer,
solicit additional proposals, modify its concept for unified
development of the affected parcels, or otherwise fulfill the
objectives of the Plan-and these Rules for such parcels. Such
Agency actions shall not require further solicitation of
proposals from or involvement of the owners of the affected

parcels.

RULES RMB 5 05127192
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B. Development of Individual Parcels by Existing Owner

Provided that the Agency does not determine, in ifs
reasonable discretion, by resolution, that it is in the best
interest of the Project Area that a particular parcel be
assembled with other parcels and developed by a master developer
as part of a unified development, then that parcel may be

developed by its existing owner in accordance with the rules set

forth below.

1. Each parcel in the Project Area shall be
considered to conform to the Plan unless and until the Agency has
determined by resolution that such parcel does not conform to the
- Plan. A determination of non-conformance may be made by the
Agency at its own direction or in response to a request for a

determination regarding conformance by a property owner in the

Project Area.

2. If the Agency determines a parcel does not conform
to the Plan, the owner of such parcel shall be required to entgr
into an owner participation agreement with the Agency pursuant to

the requirements of subsection III B 4 below.

3. If the Agency has made no determination of non-
conformance with respect to a parcel, the owner of such parcel
may continue ownership without an owner participation agreement
subject to the limitations set forth in the following sentence.

RULES.RMB 6 _ 05/27/92



In the event (a) the Agency makes a subsequent determination that
the parcel does not conform to the Plan, (b) the owner intends to
construct any additional improvements or substantially alter or
modify existing structures on the parcel, or (c¢) the owner
intends to acquire additional real property within the Project
Area, then the Agency may reguire such owner.to enter into an
owner-participation agreement with the Agency pursuant to the

requirements of subsection IIT B 4 below.

4. If a property owner is required ﬁo enter into an
owner participation agreement with the Agency pursuant to the
provisions of subsections III B 2 or III B 3 above, the Agency
shall notify the property owner in writing of such a requirement.

The property owner may then become an owner participant by

meeting the following requirements:

a. All participants must agreement to record or

permit to be recorded on their property, a declaration of

restrictions which is designed to protect the future use of the

land as being consistent with the Plan.

b. Within sixty (60) days of the notification
described above, the owner shall meet with Agency staff to

discuss necessary requirements to bring the owner’s property into

conformity with the Plan.

RULES.RMB 7 05127192
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c. Within ninety (90) days thereafter, the owner

shall submit preliminary improvement plans and a general

statement of plans for financing such improvenents for review by

the Agency.

d. The Agency may reasonably extend these time

periods when it is in the best interest of the Project Area to do

50.

e. Upon acceptance of the plans-described in
subdivision (c) above, as revised or corrected if necessary, the
owner shall enter into an owner participation agreement with the
Agency to assure the orderly development of the required

improvement to the property.

5. 'If an owner who is required to enter into an owner
participation agreement fails or refuses to enter intoc such
agreement pursuant to subsection III B 4 above, or if such owner
fails to perform any of the owner’s obligations under an executed
agreement, the owner shall, at the sole discretion of the Agency,
forfeit his/her rights to partidiﬁation under the Amended Plan
and these Rules. In addition, failure by an owner to participate
as required by the Plan and these Rules may cause the Agency to
seek any and all remedies available to achieve such participation
and may subject the property to acquisition by the Agency if the
Agency determines that it is in the interest of the Project Area
to undertake such acquisition; provided, however, that the Agency

RULES.RMB 8 05/27/92
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may exercise its powers of eminent domain only in the

circumstances and manner otherwise authorized by the Plan.

RULBES.RMB 9

08127192
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Railroad Ave./Main St. Property

Project Proposals
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