RESOLUTION NO. 2014-______

A RESOLUTION OF THE NAPA COUNTY PLANNING COMMISSION RECOMMENDING THAT THE NAPA COUNTY BOARD OF SUPERVISORS AMEND THE NAPA COUNTY GENERAL PLAN TO CHANGE THE LAND USE DESIGNATION FROM “STUDY AREA” TO “PUBLIC INSTITUTIONAL” AND MAKE NECESSARY CHANGES TO THE GENERAL PLAN TEXT AND MAP TO ACCOMMODATE THE COUNTY JAIL PROJECT 


WHEREAS, California Government Code Section 65350, et seq. provides for the procedure to amend County General Plans at the option of local legislative bodies; and


WHEREAS, Resolution No. 05-173 establishes the County’s local procedures for initiating and processing General Plan Amendments and authorizes the Planning Commission to review and make recommendations to the Board of Supervisors on proposed amendments to the Napa County General Plan; and


WHEREAS, on November 12, 2013, in accordance with its local procedures for initiating General Plan Amendments, the Board made the required findings and initiated a General Plan amendment to re-designate approximately 27 acres located at 2300 Napa Vallejo Highway, Napa, CA, (APN 046-370-021) from “Study Area” to “Public Institutional”; and 


WHEREAS, on November 19, 2014, pursuant to and in conformance with Section 65353 of the California Government Code, the Planning Commission conducted a duly noticed public hearing on the proposed General Plan Amendment attached as Exhibit “A” and incorporated here by reference.  The proposed General Plan Amendment would change the text and map of the Napa County General Plan by re-designating approximately 27 acres located at 2300 Napa Vallejo Highway, Napa, CA, (APN 046-370-021) from “Study Area” to “Public Institutional” to accommodate the County Jail Project; and

WHEREAS, the Planning Commission considered all public testimony and evidence presented regarding the merits of the proposed General Plan Amendment; and 


WHEREAS, having considered all of the evidence, the Planning Commission desires to adopt this Resolution recommending that the Board adopt the proposed General Plan Amendment;


NOW, THEREFORE, BE IT RESOLVED by the Napa County Planning Commission as follows:

A.
The Commission recommends that the Board of Supervisors find that pursuant to CEQA Guidelines Section 15168(c)(2), a program EIR may be relied upon for CEQA compliance for later activities if the lead agency determines that no new effects will occur or no new mitigation measures would be required as a result of the later activity.  The proposed General Plan Amendment is within the scope of the County Jail Project and the program-level EIR prepared for the County Jail Project and certified by the Napa County Board of Supervisors on February 11, 2014 adequately describes the activity for purposes of CEQA. No new effects would occur and no new mitigation measures would be required.

B.
The Commission recommends that the Board find that the changes contained in the proposed General Plan Amendment attached as Exhibit “A” are internally consistent with the Napa County General Plan, both among the elements and within each element.  All changes proposed will maintain consistency per Government Code Section 65300.5.

C.
The Commission hereby recommends that the Board adopt the proposed map and text amendments to the General Plan as set forth in Exhibit “B” attached and incorporated here by reference.


THE FOREGOING RESOLUTION WAS DULY AND REGULARLY ADOPTED by the Napa County Planning Commission at a special meeting of the Commission held on the ______ day of ______________________, 2014, by the following vote:


AYES:

COMMISSIONER
__________________________________







__________________________________


NOES:

COMMISSIONER
__________________________________


ABSENT:
COMMISSIONER
__________________________________







__________________________________







BOB FIDDAMAN, Chairman







Napa County Board of Supervisors

ATTEST: MELISSA FROST
Clerk of the Planning Commission

APPROVED AS TO FORM

Office of County Counsel

By: Laura J. Anderson (e-signature)

Date: October 31, 2014

By:___________________________

Additions are underlined.
Deletions are struck through.
Revision markers are noted in left or right margins as vertical lines.

EXHIBIT A

	Page
	Recommended Text Change

	p. AG/LU-29
	Policy AG/LU-52:
The following standards shall apply to lands designated as Study Area on the Land Use Map of this General Plan.

Intent:  This designation allows industrial uses to continue pursuant to existing zoning, but signals the need for further site- or area-specific planning to assess the potential for a mix of uses in this area.  The Study Area designation is intended to be applied only to the portion of the Napa Pipe site that is not designated Napa Pipe Mixed Use and to the Boca parcel in the unincorporated area south of the City of Napa, where sufficient infrastructure may be available to support mixed-use development.

General Uses:  All uses allowed in the Industrial land use category may be permitted.

Minimum Parcel Size:  Parcel sizes shall be as established for the Industrial designation.

Maximum Building Density:  Maximum building intensity shall be as established for the Industrial designation.

	p. AG/LU-29 & 30
	Policy AG/LU-53:
The following standards shall apply to lands designated as Public-Institutional on the Land Use Map of this General Plan.

Intent:  To indicate those lands set aside for those existing and future uses of a governmental, public use, or public utility nature such as a public hospital, public use airport, public jail and staff secure facility, sanitation district facilities, government equipment yard, state or federal administrative offices, recycling-composting, or any other facilities for which the determinations set forth, pertaining to criteria for eminent domain in the California Code of Civil Procedures Section 1245.230(c)(1) through (3), can be made.

Consistent with Policy AG/LU-64, in Angwin, the intent of the Public-Institutional designation is to acknowledge the presence of Pacific Union College and lands appropriate for college uses and facilities consistent with Angwin’s rural character.  Uses allowed include agriculture (including research), classroom and other educational uses (including to serve pre-K, elementary and secondary students), meeting rooms, offices, maintenance and utility facilities, and residences for use by students, faculty and staff of the College, the Angwin Airport (Parrett Field) and limited commercial, community-service, medical, cultural, religious, recreational, and accessary uses essential to the needs of students, faculty or staff.

Minimum Parcel Size:  Not applicable.  In Angwin, further parcelization is permitted to support the college’s educational mission and reconfiguration of existing parcels is permitted to comply with Policy AG/LU-66

Maximum Building Density:  50% coverage and buildings/facilities necessary to support a student population of approximately 2,300.

	p. AG/LU-53
	South County Industrial Areas Figure is modified to reflect change to General Plan designation of APN 046-370-021

	p. AG/LU-54
	Description: The “south county” industrial area is area located in the southern portion of Napa County, generally between the cities of Napa and American Canyon. These industrial areas represent the largest urbanized (non-agricultural) area in the unincorporated county.

A wide variety of uses are located in these areas, including the Napa Airport, a rock quarrying operation, light and heavy industries, offices, and a number of vineyards. Wine is also made in the industrial area, and in contrast to wineries located in agricultural areas of the county, wineries located in the industrial areas are not required to use 75% Napa County grapes. Not requiring wineries in the industrial area to use 75% Napa County grapes was an intentional strategy of the Winery Definition Ordinance, adopted in 1990, to encourage larger, industrial-type wineries to locate in the industrial area and not in agricultural areas.

Recognizing the need to plan for future uses, the County in 1986 adopted the Napa County Airport Industrial Area Specific Plan, which remains in effect today.  The specific plan provides land use, circulation, public facilities, growth management, and implementation policies that apply within the area between Soscol Ridge and the City of American Canyon (see map above). The specific plan area covers approximately 2,580 acres, reflecting a reduction in size due to annexation of approximately 365 acres to the City of American Canyon in 2004. The area has been building-out gradually over time, consistent with the original projection of about 20 acres/year contained in the 1986 plan.
North of the Airport Industrial Area, there are several industrial properties that have historically accommodated heavy industry, relying on rail, road, and water access. These include the following:

Syar Industry – The Syar quarry is a Mineral Resource area located immediately south of the Napa State Hospital and extends east of the industrially-zoned area into agriculturally designated lands. A haul road links the quarry under SR 221 to a long narrow parcel accommodating offices, a batch plant, and rail and barge access.

Boca – The industrial parcel comprising approximately  55 acres is located on the east side of the Napa-Vallejo Highway adjacent to the Syar Industry sand and gravel quarry and SR 221.  The current tenant is industrial in nature, although the property owner has expressed an interest in redeveloping the site.

Napa Pipe Property – Napa Pipe is an approximately 150-acre site that is proposed for a mixed-use development with a substantial residential component, including affordable housing. Napa Pipe is subject to airport overflights and is bordered by the Napa River, wetlands, and the Napa Valley Corporate Park (in the City of Napa).  The site is accessible via Kaiser Road and Napa Valley Corporate Drive.

The presence of Napa Airport imposes restrictions on uses in portions of the industrial area which are under the flight path of the airport.



	p. AG/LU-55
	Policy AG/LU-94:
Sites designated as Study Area on the Land Use Map are urbanized sites adjacent to the City of Napa that shall be considered for revitalization and reuse by a mix of uses via site-specific planning. Site planning shall consider the availability and cost of urban services, opportunities for public access and recreation, impacts and benefits to Napa County and the City of Napa, and the potential for future annexation to the City.

Action Item AG/LU-94.1: Prior to approving non-industrial development the County shall adopt development standards for the Boca and Napa Pipe sites which shall include, but may not be limited to, buffering and visual screening from existing industrial uses and Syar Quarry, design features that include physical buffers (e.g., vegetation, landscape features, or walls in unique circumstances), building placement and orientation in a manner that physically separates these sites from incompatible operations of adjacent uses (e.g., truck traffic, odors, stationary noise sources), and implementation of other measures to address noise and vibration. Standards for the Napa Pipe site shall ensure conformance with the Napa County Airport Land Use Compatibility Plan.



	p. AG/LU-69
	Figure AG/LU-3 Land Use Map is modified to reflect change to General Plan designation of APN 046-370-021

	p. H-30 & 31
	Preliminary Housing Sites Inventory

The basic premise of land use policy in Napa County has long been that development, with few exceptions, should occur in urban areas. The Agricultural Preserve, an early example of “smart growth,” was developed in 1968 to implement this policy. In 1990, voters passed Measure J to provide further protection of agricultural land in the county. Measure J requires voter approval for any General Plan Amendment that would re-designate land that is designated Agricultural Watershed and Open Space (AWOS) or Agricultural Resource (AR), unless certain narrow exceptions apply. Due to the uncertainty associated with gaining voter approval, Napa County has determined that sites that are subject to Measure J should not be considered as potential sites for affordable housing development in the county.
At the outset of the inventory process, the County decided to examine all of the sites in the Angwin, Monticello/Atlas Peak, Spanish Flat, and Moskowite Corner areas that were identified in the 2004 Housing Element and to consider additional locations within the unincorporated County that may accommodate additional housing production. These additional sites were identified through early public outreach efforts. Moreover, at the direction of the County Board of Supervisors and Planning Commission, the County focused on viable sites that are near urban areas and employment centers where adequate infrastructure and services can be made available to accommodate new development.

Lands in the unincorporated County that are not designated AWOS or AR include 14 general areas: Berryessa Estates, Pope Creek, Angwin, Deer Park, Spanish Flat, Berryessa Highlands, Moskowite Corner, Big Ranch Road, Silverado, Coombsville, South County Industrial Areas, Calistoga Vicinity, Partrick Road, and two Study Areas referred to as the Napa Pipe site and the Boca site.

County staff conducted site visits and a suitability and constraints analysis for each of these areas. Sites were analyzed on a parcel by parcel basis against the following criteria: availability of services, compatibility with neighboring uses, parcel size, and physical site characteristics such as topography and natural features. Based on the analysis, the County identified 14 parcels in four areas that would be suitable for affordable housing: 

1) Angwin, Sites A and B

2) Napa Pipe, Sites A and B

3) Moskowite Corner, Sites A, B and C

4) Spanish Flat, Sites A, B, C, D, E, and F

HOUSING

The remaining areas were not selected for the following reasons:

South County Industrial Area: This area is currently designated only for industrial use. Napa County has a long-term commitment to protecting the Napa Airport from encroachment of residential uses, which are viewed as incompatible with airport operations. The Airport Land Use Compatibility Plan guides land use decisions in the area and ensures that future development near the airport is compatible with the airport’s use. Additionally, safety considerations preclude designation of this area for residential use.

Coombsville and Big Ranch Road Rural Residential Areas: Although the Coombsville and Big Ranch Road Rural Residential areas are located close to the City of Napa, these areas were determined to be unsuitable for higher density housing because they are largely built out with rural residential development (in the case of Coombsville) and are in active agricultural use (in the case of Big Ranch Road). Also, portions of the Coombsville Rural Residential Area are located within the Lower Milliken-Sarco-Tulocay Creek (MST) groundwater deficient basin; a 2003 U.S. Geological Survey study found that groundwater is being depleted in the MST basin. Neither the Coombsville nor Big Ranch Road areas have access to water services from the City of Napa.

Boca Site: The Boca site was not included because of the active quarry operations on the Syar site immediately to the east. This site may become more desirable for housing development in the future, when quarry operations cease.

Silverado Urban and Rural Residential Area: Vacant sites zoned for residential development in the Monticello Road area were initially considered because some landowners in this area expressed interest in additional residential development. These parcels tend to be rather small and County efforts are not likely to generate substantial numbers of units. Although three parcels in the Monticello Road/Atlas Peak area were identified as potential sites for affordable housing in the 2004 Housing Element, they have been removed from the current Housing Element because these sites are no longer needed to accommodate the County’s RHNA. The site at Napa Pipe (see below) is a superior site for the development of large r scale affordable housing during 2007-2014 housing element cycle.

Moskowite Corner Site E: An existing mobile home park on the site means that a net increase in housing units will be difficult to achieve. However, the Housing Element will include a program to create an incentive for replacement of existing affordable housing with new permanent affordable housing units.

Berryessa Highlands, Pope Creek, and Berryessa Estates: These areas have steeply sloping terrain and poor roadway access. It would be extremely expensive to develop multi-family housing in these areas; the sites provided at Moskowite Corner and Spanish Flat are superior in terms of their potential access to neighborhood services.

Deer Park: There are no parcels suitable for affordable housing within this already-developed residential community, although further study may be warranted in subsequent housing cycles. Much of this area has steeply sloping terrain, making it difficult to build multifamily housing. In addition to the above areas/sites, County staff considered County-owned sites within incorporated cities and sites that are within the AR and AWOS, but are zoned for commercial use consistent with Policy AG/LU-45. These sites were not selected for the following reasons:

Calistoga Fairgrounds & Other County-Owned Sites within Cities: Napa County owns approximately 70 acres within the City of Calistoga and substantial acreage within the City of Napa where the County’s administrative and social services functions are located. If housing were developed on these sites, the cities would get “credit” for the units in the eyes of the State, because the sites lie within the cities’ Spheres of Influence. Nonetheless, these sites were examined as potential housing sites and eliminated because they are unlikely to be available for housing development in the timeframe of the current housing cycle. Specifically, Napa County has a 20-year land tenure agreement with the State Department of Food and Agriculture’s Division of Fairs and Expositions for the Calistoga Fairgrounds. This agreement was established in January 2004 and will not expire within the timeframe of this Housing Element unless it is terminated by one or both of the parties. County-owned sites within the City of Napa are currently in use for County operations, and are also unlikely to be available for alternate uses in the current housing cycle.

Commercial Sites: Policies in the Agricultural Preservation & Land Use Element permit new or continued commercial uses on sites that are zoned commercial but located within areas designated for agriculture. (See Figure AG/LU-2 for a site inventory.) Therefore, commercially-zoned parcels were considered for affordable housing development sites. However, almost all of these parcels already have some development on them, they are quite disbursed, and few have access to urban infrastructure. While these parcels were not included in the priority sites list, the County will pursue a program to allow a limited number of accessory dwelling units in combination with permitted commercial uses on these commercially-zoned sites.

	p. IP-3
	Action Item AG/LU-94.1: Prior to approving non-industrial development the County shall adopt development standards for the Boca and Napa Pipe sites which shall include, but may not be limited to, buffering and visual screening from existing industrial uses and Syar Quarry, design features that include physical buffers (e.g., vegetation, landscape features, or walls in unique circumstances), building placement and orientation in a manner that physically separates these sites from incompatible operations of adjacent uses (e.g., truck traffic, odors, stationary noise sources), and implementation of other measures to address noise and vibration. Standards for the Napa Pipe site shall ensure conformance with the Napa County Airport Land Use Compatibility Plan.
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EXHIBIT B

	Page
	Recommended Text Change

	p. AG/LU-29
	Policy AG/LU-52:
The following standards shall apply to lands designated as Study Area on the Land Use Map of this General Plan.

Intent:  This designation allows industrial uses to continue pursuant to existing zoning, but signals the need for further site- or area-specific planning to assess the potential for a mix of uses in this area.  The Study Area designation is intended to be applied only to the portion of the Napa Pipe site that is not designated Napa Pipe Mixed Use and to the Boca parcel in the unincorporated area south of the City of Napa, where sufficient infrastructure may be available to support mixed-use development.

General Uses:  All uses allowed in the Industrial land use category may be permitted.

Minimum Parcel Size:  Parcel sizes shall be as established for the Industrial designation.

Maximum Building Density:  Maximum building intensity shall be as established for the Industrial designation.

	p. AG/LU-29 & 30
	Policy AG/LU-53:
The following standards shall apply to lands designated as Public-Institutional on the Land Use Map of this General Plan.

Intent:  To indicate those lands set aside for those existing and future uses of a governmental, public use, or public utility nature such as a public hospital, public use airport, public jail and staff secure facility, sanitation district facilities, government equipment yard, state or federal administrative offices, recycling-composting, or any other facilities for which the determinations set forth, pertaining to criteria for eminent domain in the California Code of Civil Procedures Section 1245.230(c)(1) through (3), can be made.

Consistent with Policy AG/LU-64, in Angwin, the intent of the Public-Institutional designation is to acknowledge the presence of Pacific Union College and lands appropriate for college uses and facilities consistent with Angwin’s rural character.  Uses allowed include agriculture (including research), classroom and other educational uses (including to serve pre-K, elementary and secondary students), meeting rooms, offices, maintenance and utility facilities, and residences for use by students, faculty and staff of the College, the Angwin Airport (Parrett Field) and limited commercial, community-service, medical, cultural, religious, recreational, and accessary uses essential to the needs of students, faculty or staff.

Minimum Parcel Size:  Not applicable.  In Angwin, further parcelization is permitted to support the college’s educational mission and reconfiguration of existing parcels is permitted to comply with Policy AG/LU-66

Maximum Building Density:  50% coverage and buildings/facilities necessary to support a student population of approximately 2,300.

	p. AG/LU-53
	South County Industrial Areas Figure is modified to reflect change to General Plan designation of APN 046-370-021

	p. AG/LU-54
	Description: The “south county” industrial area is area located in the southern portion of Napa County, generally between the cities of Napa and American Canyon. These industrial areas represent the largest urbanized (non-agricultural) area in the unincorporated county.

A wide variety of uses are located in these areas, including the Napa Airport, a rock quarrying operation, light and heavy industries, offices, and a number of vineyards. Wine is also made in the industrial area, and in contrast to wineries located in agricultural areas of the county, wineries located in the industrial areas are not required to use 75% Napa County grapes. Not requiring wineries in the industrial area to use 75% Napa County grapes was an intentional strategy of the Winery Definition Ordinance, adopted in 1990, to encourage larger, industrial-type wineries to locate in the industrial area and not in agricultural areas.

Recognizing the need to plan for future uses, the County in 1986 adopted the Napa County Airport Industrial Area Specific Plan, which remains in effect today.  The specific plan provides land use, circulation, public facilities, growth management, and implementation policies that apply within the area between Soscol Ridge and the City of American Canyon (see map above). The specific plan area covers approximately 2,580 acres, reflecting a reduction in size due to annexation of approximately 365 acres to the City of American Canyon in 2004. The area has been building-out gradually over time, consistent with the original projection of about 20 acres/year contained in the 1986 plan.
North of the Airport Industrial Area, there are several industrial properties that have historically accommodated heavy industry, relying on rail, road, and water access. These include the following:

Syar Industry – The Syar quarry is a Mineral Resource area located immediately south of the Napa State Hospital and extends east of the industrially-zoned area into agriculturally designated lands. A haul road links the quarry under SR 221 to a long narrow parcel accommodating offices, a batch plant, and rail and barge access.

Boca – The industrial parcel comprising approximately 55 acres is located on the east side of the Napa-Vallejo Highway adjacent to the Syar Industry sand and gravel quarry and SR 221.  The current tenant is industrial in nature, although the property owner has expressed an interest in redeveloping the site.

Napa Pipe Property – Napa Pipe is an approximately 150-acre site that is proposed for a mixed-use development with a substantial residential component, including affordable housing. Napa Pipe is subject to airport overflights and is bordered by the Napa River, wetlands, and the Napa Valley Corporate Park (in the City of Napa).  The site is accessible via Kaiser Road and Napa Valley Corporate Drive.

The presence of Napa Airport imposes restrictions on uses in portions of the industrial area which are under the flight path of the airport.



	p. AG/LU-55
	Policy AG/LU-94:
Sites designated as Study Area on the Land Use Map are urbanized sites adjacent to the City of Napa that shall be considered for revitalization and reuse by a mix of uses via site-specific planning. Site planning shall consider the availability and cost of urban services, opportunities for public access and recreation, impacts and benefits to Napa County and the City of Napa, and the potential for future annexation to the City.

Action Item AG/LU-94.1: Prior to approving non-industrial development the County shall adopt development standards for the Boca and Napa Pipe sites which shall include, but may not be limited to, buffering and visual screening from existing industrial uses and Syar Quarry, design features that include physical buffers (e.g., vegetation, landscape features, or walls in unique circumstances), building placement and orientation in a manner that physically separates these sites from incompatible operations of adjacent uses (e.g., truck traffic, odors, stationary noise sources), and implementation of other measures to address noise and vibration. Standards for the Napa Pipe site shall ensure conformance with the Napa County Airport Land Use Compatibility Plan.



	p. AG/LU-69
	Figure AG/LU-3 Land Use Map is modified to reflect change to General Plan designation of APN 046-370-021

	p. H-30 & 31
	Preliminary Housing Sites Inventory

The basic premise of land use policy in Napa County has long been that development, with few exceptions, should occur in urban areas. The Agricultural Preserve, an early example of “smart growth,” was developed in 1968 to implement this policy. In 1990, voters passed Measure J to provide further protection of agricultural land in the county. Measure J requires voter approval for any General Plan Amendment that would re-designate land that is designated Agricultural Watershed and Open Space (AWOS) or Agricultural Resource (AR), unless certain narrow exceptions apply. Due to the uncertainty associated with gaining voter approval, Napa County has determined that sites that are subject to Measure J should not be considered as potential sites for affordable housing development in the county.
At the outset of the inventory process, the County decided to examine all of the sites in the Angwin, Monticello/Atlas Peak, Spanish Flat, and Moskowite Corner areas that were identified in the 2004 Housing Element and to consider additional locations within the unincorporated County that may accommodate additional housing production. These additional sites were identified through early public outreach efforts. Moreover, at the direction of the County Board of Supervisors and Planning Commission, the County focused on viable sites that are near urban areas and employment centers where adequate infrastructure and services can be made available to accommodate new development.

Lands in the unincorporated County that are not designated AWOS or AR include 14 general areas: Berryessa Estates, Pope Creek, Angwin, Deer Park, Spanish Flat, Berryessa Highlands, Moskowite Corner, Big Ranch Road, Silverado, Coombsville, South County Industrial Areas, Calistoga Vicinity, Partrick Road, and two Study Areas referred to as the Napa Pipe site and the Boca site.

County staff conducted site visits and a suitability and constraints analysis for each of these areas. Sites were analyzed on a parcel by parcel basis against the following criteria: availability of services, compatibility with neighboring uses, parcel size, and physical site characteristics such as topography and natural features. Based on the analysis, the County identified 14 parcels in four areas that would be suitable for affordable housing: 

1) Angwin, Sites A and B

2) Napa Pipe, Sites A and B

3) Moskowite Corner, Sites A, B and C

4) Spanish Flat, Sites A, B, C, D, E, and F

HOUSING

The remaining areas were not selected for the following reasons:

South County Industrial Area: This area is currently designated only for industrial use. Napa County has a long-term commitment to protecting the Napa Airport from encroachment of residential uses, which are viewed as incompatible with airport operations. The Airport Land Use Compatibility Plan guides land use decisions in the area and ensures that future development near the airport is compatible with the airport’s use. Additionally, safety considerations preclude designation of this area for residential use.

Coombsville and Big Ranch Road Rural Residential Areas: Although the Coombsville and Big Ranch Road Rural Residential areas are located close to the City of Napa, these areas were determined to be unsuitable for higher density housing because they are largely built out with rural residential development (in the case of Coombsville) and are in active agricultural use (in the case of Big Ranch Road). Also, portions of the Coombsville Rural Residential Area are located within the Lower Milliken-Sarco-Tulocay Creek (MST) groundwater deficient basin; a 2003 U.S. Geological Survey study found that groundwater is being depleted in the MST basin. Neither the Coombsville nor Big Ranch Road areas have access to water services from the City of Napa.

Boca Site: The Boca site was not included because of the active quarry operations on the Syar site immediately to the east. This site may become more desirable for housing development in the future, when quarry operations cease.

Silverado Urban and Rural Residential Area: Vacant sites zoned for residential development in the Monticello Road area were initially considered because some landowners in this area expressed interest in additional residential development. These parcels tend to be rather small and County efforts are not likely to generate substantial numbers of units. Although three parcels in the Monticello Road/Atlas Peak area were identified as potential sites for affordable housing in the 2004 Housing Element, they have been removed from the current Housing Element because these sites are no longer needed to accommodate the County’s RHNA. The site at Napa Pipe (see below) is a superior site for the development of large r scale affordable housing during 2007-2014 housing element cycle.

Moskowite Corner Site E: An existing mobile home park on the site means that a net increase in housing units will be difficult to achieve. However, the Housing Element will include a program to create an incentive for replacement of existing affordable housing with new permanent affordable housing units.

Berryessa Highlands, Pope Creek, and Berryessa Estates: These areas have steeply sloping terrain and poor roadway access. It would be extremely expensive to develop multi-family housing in these areas; the sites provided at Moskowite Corner and Spanish Flat are superior in terms of their potential access to neighborhood services.

Deer Park: There are no parcels suitable for affordable housing within this already-developed residential community, although further study may be warranted in subsequent housing cycles. Much of this area has steeply sloping terrain, making it difficult to build multifamily housing. In addition to the above areas/sites, County staff considered County-owned sites within incorporated cities and sites that are within the AR and AWOS, but are zoned for commercial use consistent with Policy AG/LU-45. These sites were not selected for the following reasons:

Calistoga Fairgrounds & Other County-Owned Sites within Cities: Napa County owns approximately 70 acres within the City of Calistoga and substantial acreage within the City of Napa where the County’s administrative and social services functions are located. If housing were developed on these sites, the cities would get “credit” for the units in the eyes of the State, because the sites lie within the cities’ Spheres of Influence. Nonetheless, these sites were examined as potential housing sites and eliminated because they are unlikely to be available for housing development in the timeframe of the current housing cycle. Specifically, Napa County has a 20-year land tenure agreement with the State Department of Food and Agriculture’s Division of Fairs and Expositions for the Calistoga Fairgrounds. This agreement was established in January 2004 and will not expire within the timeframe of this Housing Element unless it is terminated by one or both of the parties. County-owned sites within the City of Napa are currently in use for County operations, and are also unlikely to be available for alternate uses in the current housing cycle.

Commercial Sites: Policies in the Agricultural Preservation & Land Use Element permit new or continued commercial uses on sites that are zoned commercial but located within areas designated for agriculture. (See Figure AG/LU-2 for a site inventory.) Therefore, commercially-zoned parcels were considered for affordable housing development sites. However, almost all of these parcels already have some development on them, they are quite disbursed, and few have access to urban infrastructure. While these parcels were not included in the priority sites list, the County will pursue a program to allow a limited number of accessory dwelling units in combination with permitted commercial uses on these commercially-zoned sites.

	p. IP-3
	Action Item AG/LU-94.1: Prior to approving non-industrial development the County shall adopt development standards for the Boca and Napa Pipe sites which shall include, but may not be limited to, buffering and visual screening from existing industrial uses and Syar Quarry, design features that include physical buffers (e.g., vegetation, landscape features, or walls in unique circumstances), building placement and orientation in a manner that physically separates these sites from incompatible operations of adjacent uses (e.g., truck traffic, odors, stationary noise sources), and implementation of other measures to address noise and vibration. Standards for the Napa Pipe site shall ensure conformance with the Napa County Airport Land Use Compatibility Plan.
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Note:  See Figure AG/LU-3 on Page AG/LU-67 for the location of this area and the map legend.
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