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CC: RON FEDRICK, ANDREA MATARAZZO 

 

For the County’s review and inclusion in the project file, the applicant provides the following 
clarifying information.   

Reduction in Parking Spaces 

The project site can provide the required 241 parking spaces as shown on the July 24, 2017 Site Plan, 
(Sheet C1.0).  The original application requested a reduction to the required parking (Narrative, page 
3 of 4), but did not specify how many spaces would be required.  The warehouse facility will be run 
by up to 20 full time and 20 part time employees.  Therefore the maximum number of spaces 
required is much less than the code calculation of 241.  A maximum of 80 parking spaces will be 
completed with construction.  The site however could accommodate the remaining spaces should the 
building be converted to another use in the future.  The conversion to another use would require a 
modification to the use permit. 

 

 Refrigeration in Warehouse 

This location is ideal for a warehouse not only because it is in a designated Industrial Zoning District, 
but also because it can take advantage of passive night cooling, which has a net positive impact on 
energy consumption.  The FCS memo (dated October 15, 2018) included an estimate of the average 
monthly electrical use for this building.  Energy efficiencies (such as use of cool roofing materials, 
maximum insulation, minimal fenestration, night cooling and use of solar) will be incorporated into 
the final design to ensure that the building is energy efficient.   New buildings by design are 
significantly more energy efficient than older warehouses, and the project does not involve any 
unusual characteristics that would result in excessive long-term operational demand for electricity.  
New buildings such as the proposed project must meet energy efficiency standards, which are part of 
the Title 24 building code, to conserve energy and avoid unnecessary energy consumption.  The code 
applies to the building envelope, space conditioning (heating, ventilating and air conditioning) 
systems, water heating systems, and lighting systems.  The California Building Energy Efficiency 
Standards are meant to promote energy efficiency as the name implies, and as such, they avoid the 
wasteful and inefficient consumption of energy. 

 

Biological Site visit data 

The letter from Pioneer Law Group dated February 21, 2019 includes additional information on the 
length of time the project Biologists spent for each site visit. 

 

If you need any additional information, please don’t hesitate to contact me. 



IS Andrea A. Matarazzo

Partnerpioneer
law group, lip andrea@pioneerlawgroup.net

direct: (916) 287-9502

February 21, 2019

Via Electronic Mail

Sean. Trippi@countyofnapa.org

Sean Trippi, Principal Planner

Napa County Planning,

Building & Environmental Services

1195 Third Street, Suite 210

Napa, CA 94559

Re: Nova Warehouse, Use Permit P 16-00456

Our File No. 5279-001

Dear Mr. Trippi:

Attached for your review and use is information provided by Zentner

Planning & Ecology regarding their evaluation of biological resources for the

proposed Nova Wine Warehouse at 185 Devlin Road in Napa County ("Project")

pursuant to the California Environmental Quality Act ("CEQA").

As shown in the attached summary of Zentner's focused surveys and

assessments, the firm's expert biologists carefully viewed the existing conditions

of the Project site in order to understand those conditions in relation to the

activities proposed and make a proper analysis of potential environmental

impacts. Biologists walked the entire site and visually examined the entire extent

of potential impact within the Project area to identify any features and habitat

elements that could indicate the presence of special status species. Appropriate

biological survey methods are determined based largely on the nature of a given

Project site, along with other factors. While often urged by non-experts or project

challengers, full resource inventories and protocol-level surveys for all potentially

occurring species are not required under CEQA and frequently are unwarranted

where, as here, suitable habitat is not present. (See, e.g., Zentner Memorandum
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in Response to Biological Resources Questions, October 2, 2018, pp. 2-4;

Association of Irritated Residents v. County of Madera (2003) 107 Cal.App.4th

1383.)

In Association of Irritated Residents, for example, the Court of Appeal

rejected the claim that protocol-level surveys were necessary to adequately

determine the significance of impacts to special status species and stated that

"CEQA does not require a lead agency to conduct every recommended test and

perform all recommended research to evaluate the impacts of a proposed

project. The fact that additional studies might be helpful does not mean that they

are required." Consequently, when there is sufficient information regarding

biological resources to determine potential impacts to those resources, additional

studies are not required under CEQA.

Here, the surveys conducted by Zentner Planning & Ecology thoroughly

evaluated existing conditions on the Project site and reported, as an example,

that no active or inactive burrowing owl nests of any kind were found on the

property or within its zone of influence, nor were any burrows found that would

indicate current or recent occupation by western burrowing owl. As per standard

Napa County requirements, if construction were planned to begin during the

nesting season, preconstruction nesting bird surveys would be conducted once

again prior to the commencement of construction, and any active nests

discovered would be protected per the requirements of the California Fish and

Game Code. This standard implementation of established regulatory

requirements, which is applicable to nearly all development projects in the State

of California, would ensure that there would be no adverse effects to nesting

birds. (See, e.g., Zentner Memorandum in Response to Biological Resources

Questions, October 2, 2018, pp. 7-8; see Citizens Opposing a Dangerous

Environment v. County of Kern (2014) 228 Cal.App.4th 360 [compliance with

existing regulatory framework as a mitigation measure to reduce impacts to less

than significant level is appropriate under CEQA].)

As summarized above and in the previous responses provided in our

December 4, 2018 letter to David Morrison, and based on substantial evidence in

light of the whole record, Napa County has satisfied the requirements of CEQA
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by preparing the Initial Study/Mitigation Negative Declaration ("IS/MND") for the

Project.

We again respectfully request that the Project be scheduled for an

approval hearing as soon as possible.

Vervtruly yours,

IONEER LAW UP/i LLP

NDREA A. MATARAZZO

AAM:sr

00033643.1



Nova Warehouse Project: Focused Site Surveys and Assessments

Approx. Time

On-Site
PersonnelTaskDate

Sean Micallef; Zentner Planning and Ecology (ZPE)2 hours Initial site reviewApril 26, 2016

Sean Micallef and Emily Mathews (ZPE)7 hours Special habitats and species surveysMay 6, 2016

Sean Micallef (ZPE)Survey of riparian habitats and species2.5 hoursMay 17, 2016

Sean Micallef (ZPE); Glen Holstein (subconsultant and expert

ornithologist)
Focused bird survey2.5 hoursJune 2, 2016

Botanical focused survey for papoose

tarplant (Centromadia parryi ssp. parryi )
Sean Micallef (ZPE)2 hoursJuly 5, 2016
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