CITY OF WINTERS SPECIAL PLANNING COMMISSION AGENDA

Thursday, June 11, 2015 @ 6:30 PM Chairman: Bill Biasi
City of Winters Council Chambers Vice Chairman: Kate Frazier
318 First Street Commissionets: Dave Adams, Lisa
Winters, CA 95694-1923 Baker, Paul Myer, Luis Reyes, Patrick
Community Development Department Riley
Contact Phone Number (530) 794-6713 City Manager: John W. Donlevy, Jr.
Email: jenna.moser(@cityofwintets.org Mgmt. Analyst: Jenna Moset
I CALLTO ORDER
I ROLL CALL & PLEDGE OF ALLEGIANCE
III  CITTZEN INPUT: Individuals or groups may address the Planning Commission on items
which are not on the Agenda and which are within the jurisdiction of the Planning
Commission. NOTICE TO SPEAKERS: Speaker cards are located on the first table by the
main entrance; please complete a speaker’s card and give it to the Planning Secretaty at the
beginning of the meeting. The Commission may impose time limits.
IV CONSENT ITEM
Vv STAFF/COMMISSION REPORTS
VI DISCUSSION ITEMS:

A. Winters Pacific Gas and Electric (PG&E) Gas Operations Technical Training Center - The
Planning Commission is conducting a public hearing to solicit comments regarding a
planning application for EIR Certification, various General Plan Amendments, General Plan
Policy Interpretation, various Rezonings and Zone Text Amendments, Development
Agreement, Conditional Use Permit, Site Plan/Design Review/Sign Permit, Parcel Map and
Mapping Items by Separate Instruments, and Amendments to the 2008 Winters Storm Drain
Master Plan as required for the development of the Gas Operations Technical Training
Center. The Planning Commission will make recommendations to the City Council for Final
Action.

VII COMMISSION/STAFF COMMENTS
VIII ADJOURNMENT

POSTING OF AGENDA: PURSUANT TO GOVERNMENT CODE § 54954.2, THE COMMUNITY
DEVELOPMENT MANAGEMENT ANALYST POSTED THE AGENDA FOR THIS MEETING ON JUNE 4, 2015

(Lo (fhse

JENN MOSER, MANAGEMENT ANALYST, PLANNING — GIS

APPEALS: ANY PERSON DISSATISFIED WITH THE DECISION OF THE PLANNING COMMISSION MAY
APPEAL THIS DECISION BY FILING A WRITTEN NOTICE OF APPEAL WITH THE CITY CLERK, NO LATER
THAN TEN (10) CALENDAR DAYS AFTER THE DAY ON WHICH THE DECISION IS MADE.



PURSUANT TO SECTION 65009 (B) (2), OF THE STATE GOVERNMENT CODE "IF YOU CHALLENGE
ANY OF THE ABOVE PROJECTS IN COURT, YOU MAY BE LIMITED TO RAISING ONLY THOSE ISSUES YOU
OR SOMEONE ELSE RAISED AT THE PUBLIC HEARING(S) DESCRIBED IN THIS NOTICE, OR IN WRITTEN
CORRESPONDENCE DELIVERED TO THE CITY PLANNING COMMISSION AT, OR PRIOR TO, THIS PUBLIC
HEARING".

MINUTES: THE CITY DOES NOT TRANSCRIBE ITS PROCEEDINGS. ANYONE WHO DESIRES A
VERBATIM RECORD OF THIS MEETING SHOULD ARRANGE FOR ATTENDANCE 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.

PUBLIC REVIEW OF AGENDA, AGENDA REPORTS, AND MATERIALS: PRIOR TO THE
PLANNING COMMISSION MEETINGS, COPIES OF THE AGENDA, AGENDA REPORTS, AND OTHER
MATERIAL ARE AVAILABLE DURING NORMAL WORKING HOURS FOR PUBLIC REVIEW AT THE
COMMUNITY DEVELOPMENT DEPARTMENT. IN ADDITION, A LIMITED SUPPLY OF COPIES OF THE
AGENDA WILL BE AVAILABLE FOR THE PUBLIC AT THE MEETING. COPIES OF AGENDA, REPORTS AND
OTHER MATERIAL WILL BE PROVIDED UPON REQUEST SUBMITTED TO THE COMMUNITY DEVELOPMENT
DEPARTMENT. A COPY FEE OF 25 CENTS PER PAGE WILL BE CHARGED.

ANY MEMBER OF THE PUBLIC MAY SUBMIT A WRITTEN REQUEST FOR A COPY OF PLANNING
COMMISSION AGENDAS TO BE MAILED TO THEM. REQUESTS MUST BE ACCOMPANIED BY A CHECK IN
THE AMOUNT OF $25.00 FOR A SINGLE PACKET AND $250.00 FOR A YEARLY SUBSCRIPTION.

OPPORTUNITY TO SPEAK, AGENDA ITEMS: THE PLANNING COMMISSION WILL PROVIDE
AN OPPORTUNITY FOR MEMBERS OF THE PUBLIC TO ADDRESS THE COMMISSION ON ITEMS OF BUSINESS
ON THE AGENDA; HOWEVER, TIME LIMITS MAY BE IMPOSED AS PROVIDED FOR UNDER THE ADOPTED
RULES OF CONDUCT OF PLANNING COMMISSION MEETINGS.

REVIEW OF TAPE RECORDING OF MEETING: PLANNING COMMISSION MEETINGS ARE
AUDIO TAPE RECORDED. TAPE RECORDINGS ARE AVAILABLE FOR PUBLIC REVIEW AT THE COMMUNITY
DEVELOPMENT DEPARTMENT FOR 30 DAYS AFTER THE MEETING.

THE COUNCIL CHAMBER IS WHEELCHAIR ACCESSIBLE
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PLANNING COMMISSION
STAFF REPORT

TO: Chairman and Planning Commissioners
DATE: June 11, 2015
FROM: David Dowswell, Community Development Director

Alan Mitchell, City Engineer
Heidi Tschudin, Contract Planner
Jenna Moser, Management Analyst

SUBJECT:  Winters PG&E Gas Operations Technical Training Center (GOTTC or Training
Center) Project

SUMMARY OF PROJECT

The project site is comprised of 55.2 acres at the southwest quadrant of the intersection of Interstate
505 (I-505) and East Grant Avenue (also known as State Route 128 or SR 128) in the City of
Winters, California. It is comprised of eight assessor's parcels: Jordan property -- Assessor's
Parcel Numbers (APNs) 038-070-028, -029, -030, -031, and -032) totaling 11.7 acres; McClish
property -- APNs 038-070-037, -038, and -039 totaling 43.4+/- acres (see Attachment 1, Project Site
Location).

The applicant, Pacific Gas and Electric (PG&E) has submitted an application to the City of Winters
(City) to reconfigure the property to accomplish the following:

1. Construct, operate, and maintain a natural gas vocational training center totaling 106,740
sf on approximately 29.4 acres (see Attachment 2, Training Center Site Plan and Other
Exhibits).

2. Construct and dedicate to the City for operation and maintenance a storm drainage
channel and parallel maintenance roads on approximately 7.9 acres. The maintenance road
closest to the west and south would also serve as a public trail connection to the Putah
Creek corridor and as a segment of Upper Putah Creek Trail system (see Attachment 16,
Revised Drainage Channel Cross-Sections).

3. Construct and dedicate to the City for operation and maintenance a signalized extension of
Timbercrest Road (which would serve as the main access to the Training Center) south
from SR 128 onto a portion of a 1.6-acre right-of-way for operation and maintenance by the



City. As a part of these improvements PG&E would construct a sidewalk and a bicycle
path along East Grant Avenue to East Main Street.

4. Create two remainder lots totaling approximately 16.2 acres to be retained by the current
owner (McClish) with no proposed development or land use approvals at this time (see Lots 1
and 2, Attachment 13, Parcel Map) _‘

5. Provide funding for the design and installation (by others, through cooperative efforts with the
city and local volunteer groups) of native landscaping and other recreational improvements
(which may include bench seating, trash receptacles, interpretive signage, trail directional
signage, etc.) within the Putah Creek Open Space buffer proposed for dedication to the City
adjacent to the existing riparian edge of the Putah Creek corridor.

6. The City or other parties would construct the future segment of the Upper Putah Creek Trail
along the rear of the McClish remainder parcel, within the 100-foot open space buffer along the
existing vegetation line of the Putah Creek Corridor. This segment constitutes the final segment
of the planned trail extending from downtown Winters to |-505.

STAFF RECOMMENDATION

The staff recommends approval of the project. This project represents the culmination of many
months of hard work and negotiation between Winters representatives, various representatives of
PG&E, and the property owners. This project will bring long sought development to the southwest
quadrant of Grant Avenue and I-505. The project will be an economic driver for the City bringing
important employment opportunities, key infrastructure, and a critical segment of the planned open
space improvements along Putah Creek all in the form of a state-of-the-industry training academy
that will bring regional recognition to Winters.

The project has been carefully reviewed for environmental impact, design compatibility, and
regulatory consistency. Mitigation measures and conditions of approval have been identified to
ensure the best possible fit for the project within the community. The staff believes this project will
have a long-term, value-added, beneficial presence in Winters.

The project is well located, attractive, and secure. It will result in up to 63 new jobs, plus indirect
employment in the form of construction jobs, catering and vending, restaurant and hotel use, and
other ancillary economic activity.

Specific recommended actions for approval of the project are provided at the end of this report
under Recommended Planning Commission Actions.

BACKGROUND

An application for this project was first submitted to the City on December 11, 2013. A CEQA Notice
of Preparation (NOP) was prepared on February 28, 2014 informing agencies and the public that an
EIR would be prepared for the project. Sixteen comment letters were received (see Appendix A of
the DEIR).

The project was subsequently substantially redefined and a revised application was received
October 6, 2014. The primary changes to the project included the following: the Training Center
site was reduced from approximately 50 acres to approximately 30, the site was moved east
adjacent to the freeway, the total building square footage was reduced by over 60 percent, and a
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number of site design and operational changes were made.

A Design Review Committee meeting was held on August 14, 2014. There were also a number of
community presentations. Between the original application in December of 2013 and the final
hearing before City Council a total of 27 public meetings were held. A list of these is provided in
Attachment 3.

A revised NOP was released on November 7, 2014. Eight comment letters were received (see
Appendix A of the DEIR).

On February 23, 2015 the Draft EIR was circulated for public review and comment for a period of
forty-five (45) days through April 13, 2015 (see Attachment 3). On March 17, 2015 a special joint
workshop of the Planning Commission and City Council was held to discuss various aspects of the
project including process, infrastructure, and building design. A second joint workshop of the
Planning Commission and City Council was held on March 24, 2015 to discuss interface between
the project and Putah Creek, and to receive verbal comments on the Draft EIR. A summary of all
verbal comments and copies of all written comments received on the Draft EIR are provided in the
Final EIR which was released May 29, 2015 (see Attachment 3).

DETAILED DESCRIPTION OF THE TRAINING CENTER

The applicant, PG&E, is proposing to construct a Gas Operations and Technical Training Center
(GOTTC or Training Center) on the Jordan property and a portion of the McClish property located
west of -505, south of East Grant Avenue north of Putah Creek and east of the Putah Creek Hamlet
subdivision. At full build out there will be 125 to 150 students and 63 faculty/staff coming to the
facility during the week. PG&E is proposing to operate the GOTTC every day from 7:00 am to 10
pm for indoor operations and 7:00 am and 7:00 pm for outdoor operations, however typical hours
will be 7:00 am to 5:00 pm Monday through Friday. The facility will be operated as a closed campus.
Students will not be allowed to leave the center during the day.

There will be two main buildings on the site, the Learning Center/Measurement and Control (M&C)
Technical Center and Transmission and Distribution (T&D) Technical Center. There will be a
number of smaller replica homes in the “Utility Village”. The Learning Center will include
classrooms, administrative offices, food service area, restrooms and storage. The M&C Center will
include a flow lab, classrooms, restrooms and storage. The T&D Center will include a number of
large open bays for training and restrooms. Plans also include a “Future Building”, located near the
Learning Center, a future expansion of the Utility Village, and future use of the southern portion of
the site for a Commercial Driver License Training area. No detailed plans or elevations have been
submitted for these expansion areas.

The Learning Center will be a one-story building, 20 feet high with a 24-foot high entry feature.
Near the entry there will be a sign which graphically represents the PG&E logo. The M&C Center,
which is connected to the administrative wing of the Learning Center, will be one-story and 30 feet
high. The combined Learning/ M&C Center will be approximately 65,400 square feet. The T&D
Center will be one-story, 20 to 30 feet high, and approximately 11,100 square feet. A parapet is
proposed for the Learning/M&C Center to hide the mechanical equipment located on the roof.
Mechanical equipment for the T&D Center will be located inside the building.

Site Plan

The GOTTC will be located on 29.4+/- acres. In addition to the buildings, the Training Center will
also include a parking lot with 208 parking stalls located on the west side of the Learning Center
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building. There is a large open equipment training area (6.5 acres), which will be used for training
students in the use of excavation equipment. An open approximately 4.3-acre asphalt area is
planned for the future commercial driver license training. There are a number of other smaller
training areas, including areas for crane certification and gas transmission training. A private water
quality detention pond (occupying approximately 1.3 acres), will be located in the southeastern
corner of the project site. The pond is designed to handle the on-site drainage from the Training
Center.

The entire site will be secured with fencing and sound wall. Along East Grant Avenue there will be a
seven (7) foot high (tubular steel) ornamental fence. Along I-505, adjacent to the storm drainage
channel, and on the south side of the Training Center, there will be a seven (7) foot high split-face
masonry wall designed to screen the open training area from view and to mitigate the noise impacts
being generated by the outdoor training activities. There will be parking lot lighting, lights on the
main buildings, and security lighting surrounding the perimeter of the site and within the large open
training area.

Architecture and Landscaping

The proposed architecture for the Learning/M&C Center is a contemporary style comprised of tilt-up
concrete panels finished with a textured coating. The Learning Center will have a stamped
wainscot, corrugated metal entry feature, and dark turquoise blue aluminum awnings above all the
windows on the north elevation and above most of the windows on the east and west elevation. The
M&C Center will have a stamped wainscot and a large graphic designed to emulate the PG&E logo.
There will be two large roll up doors and no windows. The T&D Center is a pre-manufactured metal
building. There will be a large painted graphic on each side of the building.

The color palette for the Learning Center is combination of light beige, orange, light gray and darker
gray. The M&C Center will be a combination of light gray and darker gray. The T&D Center will be
darker gray. The graphic will be painted the same color orange as the ampersand in PG&E’s logo.

Landscaping is proposed along the entire frontage of the project site adjacent to East Grant Avenue.

The parking lot will also be landscaped, including enough trees to meet the City’s parking lot
shading requirement. The density of the landscaping increases at the northeast corner of the site
where it is designed as more of an entry statement. Landscaping will also be provided along I-505
and surrounding the perimeter of the site adjacent to the masonry wall.

The masonry wall that surrounds the outdoor training areas will be constructed of individual split-
face concrete blocks. The top of the wall will be finished with a trim block. Columns were originally
proposed 100 feet apart, however the applicant has agreed to spacing of approximately 80-feet to
improve aesthetics.
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Access and Circulation

Access to the site will be off East Grant Avenue onto an extension of Timbercrest Road. Parking will
be located off the Timbercrest Road extension. A traffic signal will be installed at the intersection of
East Grant Avenue and Timbercrest Road. An eight (8) foot wide Class 1 bike lane will be
constructed on the south side of East Grant Avenue along the project frontage from Matsumoto
Lane to East Main Street. The portion of bike lane across the frontage of the McClish remainder
parcel will be a 6-foot minimum width asphalt path. A continuous pedestrian connection will also be
extended to the existing sidewalk at East Main Street. A bus stop/turnout will be provided on East
Grant Avenue near the intersection of East Grant Avenue and Timbercrest Road. The exact location
of the bus stop will be determined in cooperation with the Yolo County Transportation District and
Caltrans.

Other Improvements

Along the western edge of the project site there will be a large open storm drainage channel (60 feet
wide and up to 6 feet deep) designed to handle existing flows from a 100-year flood. The channel
wraps around the southern edge of the project site connecting into a channel located along 1-505
which empties into Putah Creek.

A 10-foot wide trail will be built along the west edge of the storm drainage channel as a connector
from East Grant Avenue to the Upper Putah Creek Trail. A 14-foot wide maintenance road is also
being built on the east side of the storm drainage channel. The portion of the Upper Putah Creek
trail immediately south of the Training Center is being constructed by the applicant on the south side
of the channel. The section of the Upper Putah Creek trail south of the McClish remainder property
will be completed by other parties when the McClish property develops.

The pedestrian connection sidewalk that will be extended to Main Street will be a temporary
improvement along the McClish frontage and a permanent improvement through the Rabada
property on the southwest corner of East Main Street and East Grant Avenue.

Signal equipment will be added to the existing traffic signal at Matsumoto Lane and E Grant Avenue,
for the northbound movement, for emergency and maintenance access.

Other Entitlements

Currently, the General Plan land use designations of the parcels proposed for development are
Highway Service Commercial (HSC) and Business/Industrial Park (BP). The applicant is requesting
the property be re-designated Public/Quasi Public. In addition, the applicant is proposing the
addition of a new use designation to the Zoning Code entitled Vocational Training Facility:

Vocational Training Facility means a public or private school offering specialized trade and
commercial courses for the purpose of technical, vocational or occupational training and
zoning ordinance training. These schools typically involve workshops, laboratories, or similar
facilities, as well as outdoor instruction and storage. This classification includes specialized
non-degree-granting school offering such subjects as: professional driving for commercial
licenses, operation of construction equipment, crane certification, welding, woodworking or
material fabrication, and engineering and/or automotive design and/or repair.
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The Zoning matrix is proposed to be amended to add “Vocational Training Facility” as a conditional
use in the PQP Zoning District and Table 6 of the Zoning Ordinance is proposed to be amended to
add under Public & Quasi Public that the required number of parking spaces for this type of use will
be determined by use permit. |

STAFF ANALYSIS
Land Use and Zoning

The change in the General Plan land use designations for the project site will allow the proposed
use, which currently is not listed as a permitted or conditional use in any of the City’s existing land
use designations. The existing PQP land use designation allows public and private schools. The
proposed Training Center is much like a private school, but due to some of its unique characteristics
is better described as a vocational training facility. This type of facility is also similar to a municipal
corporation yard which is also allowed in PQP.

Comparatively, the change in land use from HSC and BP to PQP is not significant because many of
the land uses allowed under the current land use designations could have similar impacts as the
proposed land use. Adding vocational training facility to the PQP Zoning District as a conditional
use is consistent with many of the other permitted and conditional uses that are allowed in this
District, such as hospitals, assembly halls, government offices and municipal corporation yards.

General Plan Policy VI.D.1 requires a 100-foot setback for development along the portion of Putah
Creek where the project site is located, measured from the top of the creek bank or from existing
riparian vegetation. The applicant proposes to dedicate an open space buffer area consistent with
this policy along the entire southerly boundary of the proposed GOTTC. The proposed width of the
buffer area ranges from 130 feet to 155 feet from the existing riparian vegetation. The applicant
proposes no buildings or similar structures within the open space buffer, however the east-west
segment of the proposed drainage channel is proposed within this area. The channel would be 60
feetin width with an additional 20 feet on either side for access and landscaping purposes for a total
of 100 feet. Pursuantto page I-4 of the City General Plan, the proposed drainage channel, which is
a public/quasi-public use a portion of which would also serve as a segment of the Upper Putah
Creek Trail, is an allowed use in this open space area.

The project is consistent with all applicable development standards in the PQP zone and elsewhere
in the Zoning Ordinance. As conditioned, the project will be consistent with the land uses and
applicable policies of General Plan and applicable development regulations of the zoning ordinance.

Conditional Use Permit

Pursuant to Section 17.20.010 of the Zoning Ordinance, the purpose of a conditional use permit
(CUP) is to allow the proper integration into the community of uses which may be suitable only in
specific locations in a zone or only if the uses are designated or arranged on a site in a particular
manner. A CUP is necessary for the proposed vocational training facility and for determining the
required parking. The project has been reviewed and conditioned to address issues relevant to the
Use Permit determination.
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PG&E has requested approval to operate the Training Center from 7:00 am to 10:00 pm every day
forindoor activities and 7:00 am to 7:00 pm every day for outdoor activities; however they have also
clarified that the typical operation for the GOTTC would be Monday through Friday from 7:00 am to
5:00 pm. PG&E has expressed that they need the flexibility to train staff in the evenings, and on all
weekends and holidays. Staff recommends a condition of approval that will require PG&E to give
48-hour advance notice to the City when they plan to operate the Training Center on either a
Sunday or a holiday, including the likely hours and duration of activity.

Site Plan/Design Review

Pursuant to Section 17.36.020 of the Zoning Ordinance, design review is required of this project.
The purpose of design review to ensure that the location and configuration of structures and
corollary site improvements are visually harmonious with their site and that of surrounding sites and
structures. The Grant Avenue Design Guidelines were used as a basis for this review (see
Attachment 5).

Under General Building Design the Guidelines state, “Avoid design which consists largely of boxes
with applied design elements. Apply dimensional relief to building facade. Provide a number of
facade layers (e.g., front of columns or pilasters, wall plane, window frame, and window glass)”.

Since the joint Planning Commission and City Council study session and special meeting in March
the applicant has added a number of design features to the Learning Center building to help break
up the wall plane including metal awnings above each window, vertical ribbed wainscot to the M&C
Center (including the west elevation) and portions of the Learning Center, and revised the color
schemes. The applicant has also made modifications to the north building facade of the Learning/
M&C Center to improve articulation.

The applicant at this time is not requesting approval of a design for the “Future Building”, utility
village buildings, or Commercial Driver License Training area. The design of these components of
the Training Center will need to be approved by staff and the future building design will need to be
approved by the Planning Commission, but the uses are included in this entitlement and associated
CEQA review. A proposed condition has been added to address this.

Signage

Two exterior signs (Gas Academy and PG&E) are proposed, one adjacent to the entrance to the
Learning Center and the other near the parking lot. There are also five super graphics/signs
representing PG&E’s logo on the M&C and T&D Tech Center buildings. Section 17.80.040(B) of the
Zoning Ordinance allows a maximum of 100 square feet of wall signs. The area of the signs at the
entry to the Learning Center is approximately 24 square feet. Staff does not consider the super
graphics to be signs, but rather murals/art, because they contain no wording. If the Commission
considers the super graphics as signs their collective area exceeds the maximum allowable and the
applicant would need to eliminate all of them or reduce their total square footage to 76 square feet.
A condition has been added to ensure that a reference to Winters appears as part of the official
name of the center ad identity signage.

Parking

The project includes parking for 208 vehicles. One of the actions before the Commission is
amendment Table 6 of Section 17.72.020 of the Zoning Ordinance “Off-street parking and loading”
requirements to add “vocational training land use parking” which will be determined by Conditional
Use Permit.
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The applicant, in determining the number of parking spaces needed for the GOTTC, researched the
parking requirements for similar uses in Winters and several other cities. The applicant determined
a minimum total of 141 spaces (15 for teachers, 91 for students, 25 for transient staff) would be
needed. PG&E proposes to provide 208 spaces based on a more conservative method of providing
a space for each student and staff person, assuming they all drive solo to the site. Staff believes
the parking will be adequate to handle the actual need for the facility.

Section 17.20.050(D) of the Zoning Ordinance requires a six (6) inch high raised curb or bumper
where parking abuts landscaping. The site plan does not specify whether wheel stops are proposed
where the parking abuts landscaping. The plans also do not specify whether wheel stops are
proposed for the interior parking. Wheel stops are often not maintained and can result in a hazard.
Staff recommends all perimeter parking which abuts landscaping be designed to be 17 feet in length
with two foot overhang, as permitted by ordinance. Staff further recommends the sidewalk directly in
front of the parking spaces located closest to East Grant Avenue be widened two (2) feet on the
parking lot side to act as a wheel stop. This change would reduce the length of these spaces to 17
feet. A proposed condition has been added prohibiting the use of wheel stops and requiring the
widening of sidewalk in front of the spaces closest to East Grant Avenue.

Section 17.72.080 (B) of the Zoning Ordinance requires one (1) bicycle parking space be provided
for every ten (10) automobile parking spaces required for each particular use. Bicycle parking will
be provided on the west side of the building as required by code. The plans do not identify how
many spaces are proposed to be provided. By Code there needs to be enough parking for 21
bicycles. A condition has been added requiring 21 bicycle spaces be provided on-site at a location
satisfactory to the City.

Landscaping and Fencing

The landscaping has been designed consistent with the City’s landscape and screening
requirements. Since the landscaping plan was prepared, the Governor has declared a statewide
water emergency and new emergency regulations related to water reduction measures have been
putinto place. A condition has been added requiring the project landscape architect to review and
revise the proposed landscaping plans to ensure full compliance with the Governor's executive
orders and the emergency regulations.

The plans for the masonry wall that will surround much of the facility call for columns to be spaced
100 feet apart. Staff believes this spacing is too wide and was originally supporting a width of 45 to
50 feet between columns. After reviewing a similar wall on Pioneer Avenue in the neighboring city of
Woodland staff has modified their position and supports column spacing of 75 to 80 feet apart. The
applicant has agreed to spacing of approximately 80 feet. Staff further recommends that the
columns be faced with a different masonry material than the main wall. A proposed condition has
been added addressing these items and requiring the applicant to submit samples of the masonry
wall block and column veneer for approval by the Community Development Department.

Lighting

The proposed lighting includes security lighting associated with the buildings, training areas, and
parking. Section 17.72.050(F) of the Zoning Ordinance requires that outdoor lighting in a parking
area shall not employ a light source higher than sixteen (16) feet from final grade unless approved
by the planning commission and found consistent with the Winters Design Guidelines. The Design
Guidelines recommend that night lighting along both I-505 and East Grant Avenue be consistent
with the small town character, but should be of adequate level to ensure public safety and create a
sense of security. General Plan Policy VIII.D.7 requires that lighting in new development be
designed, installed, and maintained to minimize excess spillage, unnecessary brightness and glare,
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and degradation of night sky clarity. All of the lighting will comply with the City’s regulations.
Storm Drainage

The site lies within both a Federal Emergency Management Agency (FEMA) flood hazard zone and
also the City's General Plan Flood Overlay Zone (FOZ). With respect to the FEMA designation,
development is allowed provided the applicant satisfies the federal construction requirements for
elevation above the 100-year flood elevation or use the Federal flood map revision process to
amend the project out of the hazard zone.

With respect to the local FOZ, non-residential development is allowed provided the applicant's
proposed improvements are consistent with and further the purposes of the City's Storm Drainage
Master Plan (SDMP), and provided the City's funding plan is in place and the applicant pays the
appropriate fees prior to construction.

The City’s Storm Drainage Master Plan shows Detention Ponds #3 and #4 being located on the
project site and the Putah Creek Diversion Channel being located west of the current alignment.
The proposed on-site private water quality/detention pond and relocated 100-foot storm drainage
channel have been designed to meet the requirements of the SDMP, and have been reviewed by
the City’s drainage consultant. Amendments to the SDMP are proposed as a part of the project to
reflect the changes proposed by the applicant.

Other Infrastructure

The site will be served adequately by all required services. Water is available to the site via a 10-
inch public main that is located within a 60-foot public utility easement that crosses the site. Sewer is
available to the project site via an 8-inch public gravity sewer main which is also located in the public
utility easement.

Parcel Map and Other Mapping ltems

The applicant proposes a variety of mapping changes to subdivide the property, merge parcels,
dedicate various easements and rights-of-way, and vacate various easements and rights-of-way as
necessary to facilitate the proposed project.

Traffic and Circulation

The project includes the following circulation improvements that will be installed/completed as part of
the project:

1) Construction of the new Timbercrest Road.

2) Installation of a traffic signal at the intersection of East Grant Avenue and Timbercrest Road
prior to occupancy.

3) Widening East Grant Avenue on the south side and installing necessary improvements.

4) Payment of traffic impact fees for future installation of a traffic signal at East Grant Avenue
and the 1-505 southbound ramps.

S) Installation of a temporary sidewalk connection across the McClish property and a

permanent connection across the Rabada property which will allow pedestrians to walk

safely to East Main Street and into town.

Construction of Class | path along the south side of East Grant Avenue.

Construction of bus stop with canopy in front of the Training Center.

Modification to existing signal at Masumoto and East Grant for northbound movement.

Construction of internal emergency/maintenance access road.

O 00~ ®
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10) Construction of connecting 10-foot asphalt paths along channel to connect East Grant with
south side of property and from west property line to I-505 (Upper Putah Creek Trail)

The plans show the new road that leads to the Training Center as Timbercrest Road, the same as
the private road on the opposite side of East Grant Avenue. The applicant has requested that the
street be renamed One PG&E Way. Staff supports this request. Additionally staff recommends that
the trail segment from East Grant to the Upper Putah Creek Trail be named McClish Trail to honor
the McClish family. '

CEQA CLEARANCE

The development of the GOTTC will result in a number of environmental impacts, all of which can
be mitigated to less-than significant levels. A summary of impacts and mitigation measures is
provided in Chapter 2 of the Draft EIR. An overview of key conclusions reached in the Draft EIR is
provided below.

Aesthetics

The proposed site is located at a gateway to the City and is highly visible from SR128/East Grant
Avenue, I-505, and the Putah Creek riparian corridor. There are a number of policies in the General
Plan that address visibility. Mitigation Measure (MM) 4.1-2 addresses visual impacts of the
proposed sound wall and interim drainage channel by requiring redesign of the proposed channel
cross-sections and expansion of landscaping along the sound wall and in the east/west segment of
the channel.

Draft revised cross-sections for the channel are provided in Appendix A of the FEIR. These exhibits
are still in the process of being refined by the applicant and the City but they are illustrative of how
the mitigation will be implemented. The east/west segment of the channel will be 100 feet or greater
in width. There will be a three-foot planter area behind the sound wall planted with vines and other
vegetation (shrubs and occasional tree) to soften the aesthetics of the wall. South of the three-foot
planter will be a 14-foot gravel maintenance road. South of the road would be a two-foot shoulder
and the modified interim channel with 3:1 slopes on the north side and 6:1 slopes on the south side.
South of the channel will be a 30 to 70-foot open space area within which a 10-foot meandering
asphalt path will be constructed. The channel and open space area will be planted in native
grasses. In addition, native vegetation, funded by the applicant and planted by the City and
volunteers, will be planted on the 6:1 slope of the channel and within the open space area.

The north/south segment of the channel will be 100-feet in width. For the segment of channel south
of the proposed Timbercrest cul-de-sac, there will be a three-foot planter behind the sound wall
planted with vines and other vegetation (shrubs and occasional tree) to soften the aesthetics of the
wall. West of the three-foot planter will be a 14-foot gravel maintenance road. West of the road
would be a two-foot shoulder and the 60-foot channel with 3:1 slopes on each side. West of the
channel will be a 10-foot planter, 10-foot asphalt path, and two-foot shoulder. The channel and
planter areas will be planted in native grasses that provide erosion protection. The 10-foot planter
would not be further vegetated until development occurs at the McClish remainder parcels.

The segment of the channel adjacent to the extension of Timbercrest would receive a slightly
different treatment as depicted in the draft exhibit. PG&E will landscape the area between the
channel and the curb, the area south of the cul-de-sac, and the area between Grant Avenue and
north end of the channel.

At some point in the future when additional development triggers the need, the north/south channel
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will be modified to drain directly into Putah Creek, and the east/west segment of the channel will no
longer be needed for drainage. At that point the east/west area will convert entirely to open space
use as part of the Putah Creek corridor.

Biological Resources

The project site has habitat value for a number of local special status species. Mitigation Measures
4.4-1 and 4.4-2 address impacts on raptors and other nesting birds. The measures identify
requirements for pre-construction surveys. Measure 4.4-1b requires the applicant to provide 1:1
mitigation for loss of approximately 38 acres of Swainsons hawk foraging habitat in the form of a
conservation easement or payment of mitigation fees. Mitigation Measure 4.4-4 requires avoidance
and protection for elderberry bushes that provide habitat for the Valley Elderberry Longhorn Beetle
(VELB).

RECOMMENDED PLANNING COMMISSION ACTIONS
The Planning Commission recommends the following actions to the City Council:

1. Adopt a resolution certifying the Final Environmental Impact Report (SCG #2014032005)
based on Findings of Fact (see Attachment 4, Final EIR including Draft EIR; and
Attachment 6 Resolution Certifying the Final EIR)

2. Adopt aresolution amending the Land Use Diagram of the Winters General Plan as follows
(see Attachment 7, Approval Resolution and Attachment 8, General Plan Amendment):
a) Parcel-specific Land Use Diagram amendment to change 11.5 +/- acres (Jordan:
038-070-028 Lot 3 portion,-029, -030, -031; -032, and City ROW) from Highway
Service Commercial (HSC) to PQP

b) Parcel-specific Land Use Diagram amendment to change 18.0 +/- acres (McClish:
038-070-038, -039 Lot 3 portion, and 0.8 +/- acres of City ROW) from BIP to PQP

c) Parcel-specific Land Use Diagram amendment to change approximately 0.2 acre
(Jordan: 038-070-28 Lot B portion) from HSC to Open Space (OS) and 7.7 +/- acres
(McClish: 038-070-37 Lot A portion and 038-070-39 Lot B portion) from BIP to OS

d) Parcel-specific Land Use Diagram amendment to change approximately 0.1 acre
(McClish) from BIP to City right-of-way

3. Adopt a resolution finding the proposed construction of the storm water channel consistent
with General Plan Policy VI.D.1 related to the City’s requirement for a 100-foot open space
buffer along Putah Creek (see Attachment 7, Approval Resolution).

4. Adopt a resolution amending the 2008 Storm Drainage Master Plan as follows (see
Attachment 7, Approval Resolution):

a) Delete Water Quality Detention Ponds #3 and #4 and replace with one private storm
water detention pond on approximately 1.6 acres in the southeastern corner of the
project site.

b) Move the conceptual alignment of the Putah Creek Diversion Channel south of SR
128, approximately 325 feet to 485 feet east of the currently approved alignment (as
shown on revised Figure 5 adopted 2012) through McClish APN 038-070-037 and
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038-070-039) (see Attachment 9, Revised Storm Drain Master Plan Figure 5,
Channel Location).

5. Adoptan ordinance changing the official Zoning Map by changing the zoning classification for
the project site Business/Industrial Park (B-P) and Highway Service Commercial (C-H) to
Public Quasi Public.as follows (see Attachment 10, Zoning Amendment Ordinance and
Attachment 11, Zoning Amendment):

a) Parcel-specific rezoning to change approximately 11.5 acres (Jordan: 038-070-028
Lot 3 portion,-029, -030, -031; -032) from Highway Service Commercial (C-H) to
PQP

b) Parcel-specific rezoning to change approximately 18.0 acres (McClish: 038-070-038,
-039 Lot 3 portion) from BIP to PQP

c) Parcel-specific rezoning to change approximately 0.2 acre (Jordan: 038-070-28 Lot
B portion) from C-H to OS and approximately 7.7 acres (McClish: 038-070-37 Lot A
portion and 038-070-39 Lot B portion) from BIP to OS

d) Parcel-specific rezoning to change approximately 0.1 acre (McClish) from BIP to
City right-of-way

6. Adoptan ordinance amending Sections 17.08.060, 17.52, and 17.72 of the Winters Municipal
Code (Zoning) as follows (see Attachment 10, Zoning Amendment Ordinance):

a) 17.08 — Use Classifications
Amend Section 17.08.060 to add the following text:

0. Vocational Training Facility. “Vocational Training Facility” means a public or
private school offering specialized trade and commercial courses for the purpose of
technical, vocational or occupational training. These schools typically involve
workshops, laboratories, or similar facilities, as well as outdoor instruction and
outdoor storage. This classification includes specialized non-degree-granting
schools offering such subjects as: professional driving schools for commercial
licenses, operation of construction equipment, crane certification, welding,
woodworking or material fabrication, and engineering and/or automotive design
and/or repair.

b) 17.52 — Land Use Regulations: Zoning Matrix

Amend Section 17.52.020 to add Vocational Training Facility as a conditional use in
the PQP district to the land use matrix.

c) 17.72 — Off-Street Parking and Loading

Amend Section 17.72.020, Table 6 relating to Off-Street Parking Requirements (i.e.,
off-street spaces required) to add the Vocational Training Facility land use in
alphabetical order under Public and Quasi Public Uses subject to use permit.

7. Adopt a resolution approving a Conditional Use Permit (CUP) for operation of a vocational
training school in PQP zone district; subject to conditions of approval (see Attachment 7,
Approval Resolution and Attachment 12, Conditions of Approval).
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8.

Adopt a resolution approving the Site Plan/Design Review pursuant to Sections 17.36.020
and 17.80.010 of the City Zoning Ordinance and consistent with the Grant Avenue Design
Guidelines subject to conditions of approval (see Attachment 7, Approval Resolution and
Attachment 12, Conditions of Approval).

9. Adopt a resolution approving a Parcel Map to subdivide the McClish parcel into three private
lots (Lot 1, Lot 2, and Lot 3), vacating public right-of-way and a 60-foot public utility easement,
offering to dedicate to the City, in fee, two public lots (Lot A and Lot B), offering to dedicate to
the City a 35-foot public utility easement, offering to dedicate to the City a 35-foot emergency
vehicle access easement, offering to dedicate to the City a 15-foot trail easement, and offering
to dedicate to the City a 12-foot wide sidewalk easement along Grant Avenue (see Attachment
7, Approval Resolution and Attachment 13, Parcel Map).

10. Adopt an ordinance approving the Development Agreement

11. Authorize the Mayor to enter into a Public Improvement and Maintenance Agreement to
provide for construction and dedication to the City of required public improvements with
authorization to the City Attorney to make minor modifications/clarification to the agreement as
may be necessary for execution (see Attachment 15).

12. Direct staff to name the public street extension One PG&E Way and name the north/south
trail segment McClish Trail.

ATTACHMENTS

1 Project Site Location

2 Training Center Site Plan and Other Exhibits

3 List of Public Meetings

4 Final EIR (two volumes) (provided separately to Commission and available online at

www.cityofwinters.org)

5 Grant Avenue Design Guidelines Consistency Checklist

6 Resolution 2015-27 Certifying the Final EIR (including Findings of Fact)

7 Approval Resolution 2015-28

8 General Plan Amendment

9 Revised Storm Drain Master Plan Figure 5 Channel Location

10 Zoning Amendment Ordinance 2015-02

11 Zoning Amendment

12 Conditions of Approval (including Mitigation Monitoring and Reporting Program)

13 Parcel Map and Separate Mapping Instruments

14 Development Agreement Approval Ordinance 2015-03 (including Development Agreement)

15 Form of Public Improvement and Maintenance Agreement

16 Revised Drainage Channel Cross-Sections
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