RESOLUTION NO. 2012-__
A RESOLUTION OF THE NAPA COUNTY CONSERVATION, DEVELOPMENT AND PLANNING COMMISSION, STATE OF CALIFORNIA RECOMMENDING THAT THE NAPA COUNTY BOARD OF SUPERVISORS ADOPT A ZONING ORDINANCE ADDING CHAPTER 18.66 TO THE NAPA COUNTY CODE CREATING THE NAPA PIPE ZONING DISTRICT AND REZONING ASSESSOR'S PARCEL NO. 046-412-005 TO THAT DISTRICT
WHEREAS, on June 5, 2007, the Board of Supervisors directed the Conservation, Development and Planning Department ("Planning Department") to formally commence preparation of a General Plan amendment related to the Napa Pipe Project ("Project") re-designating the Project site from "Study Area" to "Napa Pipe Mixed Use" and making other changes to the General Plan necessary to approve the Project. The Project  generally initially proposed a mixed use neighborhood including 3,200 dwelling units on the 154-acre industrial site south of the City of Napa at 1025 Kaiser Road; and

WHEREAS, the Project was subsequently refined and reduced to a compact, mixed-use residential neighborhood of 2,580 units on 135 acres, containing attached housing in rowhouse and mid-rise form, neighborhood serving retail, light industrial /R&D/commercial space, a senior housing facility, a  hotel, and parks and open space; and

WHEREAS, in conjunction with the General Plan amendment, the Project also proposed zoning designation and text amendments, design guidelines and a subdivision map; and

WHEREAS, subsequent to the close of public comments on the environmental documents related to the Project, the Project was further modified to reduce the number of dwelling units from 2,580 to 2,050, consistent with studies prepared by the Napa Sanitation District and with the "Medium Density Alternative" described in the Napa Pipe 2009 Draft Environmental Impact Report ("2009 DEIR") and Supplement to the 2009 DEIR; and 

WHEREAS, the Planning Department has recommended a less intensive development proposal than the proposed Project, and is requesting amendment of the General Plan for only that portion of the Napa Pipe site encompassed by Assessor's Parcel No. 046-412-005 consisting of approximately 63 acres; and

WHEREAS, this 63-acre proposal, referred to as the “Modified (63 Acre) Project” (or “63 Acre Project”), reflects changes in economic conditions since the original application was filed and accepted for processing, balances land for housing and job creation, and would still achieve most of the proposed Project objectives; and
WHEREAS, the 63 Acre Project calls for a new mixed-use neighborhood to be constructed on the portion of the Napa Pipe site between the Napa River and the railroad tracks.  This new neighborhood would have a combination of residential uses, neighborhood-serving retail, a 150-unit senior/assisted living facility, a 150-room hotel, and 140,000 additional square feet of non-residential uses in addition to public open spaces, new streets and other infrastructure; and

WHEREAS, the 91 acre parcel east of the railroad tracks would retain its current General Plan land-use designation (“Study Area”) and zoning (Industrial with Airport Compatibility Combination District overlay (I:AC)), allowing construction of warehousing and other industrial uses permitted in the Industrial zoning district; and

WHEREAS, key Project features of the Modified (63 Acre) Project include:
1)
Remediation of hazardous materials on the entire 154-acre Napa Pipe site consistent with a clean-up plan approved by the Regional Water Quality Control Board;
2)
Filling and grading to raise the elevation of the 63 Acre Project site;

3)
Development of approximately 700 dwelling units at densities of 20 dwelling units per acre (or up to 945 dwelling units if a State-mandated density bonus is obtained) with an average unit size of 1,200 square feet;

4)
Construction of a 150-unit Continuing Care Retirement complex with 225 beds that would provide independent living for seniors, with common dining, recreational activities, housekeeping and transportation as well as assisted care for seniors;
5)
Construction of new roads, sidewalks and other infrastructure, plus approximately 27.3 acres of new public parks, open spaces and wetlands, including a new segment of the Napa River trail about 0.8 miles long;
6)
Development of community facilities encompassing a total of 15,600 square feet, including a transit center, interpretive nature center, boat house, public safety building, café/visitor pavilion and drydock theater, and approximately 40,000 square feet of neighborhood serving retail and restaurant uses;
7)
Development of a 150 room hotel with associated uses, such as meeting space and spa;
8)
Development of up to approximately 100,000 square feet of office research and development, or food and/or wine production sales space;

WHEREAS, the 63 Acre Project would be served by the Napa County Fire Department and Napa County Sheriff.  Potable water would be supplied by a mutual water company which would purchase water from the City of Napa and use groundwater only as a back-up source in drought years unless the City of Napa declines to sell water to serve the site. Wastewater treatment and recycled water supplies (for irrigation) would be provided by the Napa Sanitation District; and
WHEREAS, the environmental effects of the 63 Acre Project were compared to the proposed Project as analyzed in the Napa Pipe Final EIR in a Supplemental Environmental Analysis (“SEA”). The SEA found, in comparison to the proposed Project, that the 63 Acre Project would not result in any new or increased environmental impacts which were not addressed in the Final EIR; and 
  WHEREAS, the Planning Commission held duly noticed public hearings on February 21 and March 19, 2012 to receive testimony and to consider a recommendation to the Board of Supervisors to approve the 63 Acre Reduced Development Project and adopt the proposed ordinance adding Chapter 18.66 creating the Napa Pipe Zoning District to the Napa County Code and rezoning Assessor's Parcel No. 046-412-005 to said zoning district attached hereto as Exhibit "A"; and 
WHEREAS, the Planning Commission has, by separate resolution, recommended the Board of Supervisors certify the Napa Pipe Final EIR and find it sufficiently analyzes the environmental effects of the 63 Acre Project.
WHEREAS, the Planning Commission now desires to recommend to the Board of Supervisors that they adopt the proposed zoning ordinance for the Modified (63 Acre) Project.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission resolves as follows:


1)
The above recitals are true and correct and reflect the independent judgment of the Board.


2)
The environmental effects of adoption of the proposed ordinance and rezoning have been adequately analyzed in the Napa Pipe Final Environmental Impact Report, and the administrative record thereof, including the Supplemental Environmental Analysis.

3)
The Planning Commission finds, that, pursuant to Chapter 4, Title 7, commencing with Section 65800, of the California Government Code, that the proposed ordinance is consistent with the following goals, policies and action items of 2008 General Plan Update and as to be amended by Board Resolution concurrent with adoption of the proposed ordinance: Goals AG/LU -2,3,5; CIR-1; CC-8; CON-11; H-1; ROS-2; and Policies AG/LU-28, 30 42, 52, 93 95, 119; CIR-1, 3, 4,38; CC-36, 44, 45; CON-51; E-5, 8; H-2b, 2c, 4a, 4d; ROS-14, 22, 23 ,24; and Action Items AG/LU-94.1 and CC-45.1.

4)
The Planning Commission recommends the Board of Supervisors adopt the proposed ordinance attached hereto as Exhibit "A" which adds Chapter 18.66 to the Napa County Code creating the Napa Pipe Zoning District and rezoning Assessor's Parcel No. 046-412-005 to said district. 

THE FOREGOING RESOLUTION WAS DULY AND REGULARLY ADOPTED by the Planning Commission of the County of Napa, State of California, at a regular meeting of the Commission held on the __ day of____, 2012, by the following vote:


AYES:

COMMISSIONERS ​

NOES:

COMMISSIONERS


ABSENT:
COMMISSIONERS








__________________________________







MICHAEL BASAYNE, Chair







Napa County Planning Commission

ATTEST: 

Clerk of the Planning Commission

APPROVED AS TO FORM

Office of County Counsel

By:  (by e-signature)

Date: 



By:_____________________       
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