COUNTY OF NAPA

CONSERVATION, DEVELOPMENT & PLANNING DEPARTMENT

1195 THIRD ST., SUITE 210

NAPA, CA  94559

(707) 253-4416

Notice of Intent to Adopt a Mitigated Negative Declaration 

1. Project Title: Napa Airport Corporate Center, Use Permit (P07-00113-UP).
2. Property Owner: Napa Airport Corporate Center, LLC
3. Napa County contact person and phone number: John McDowell, Deputy Planning Director, 253-4417, jmcdowel@co.napa.ca.us 

4. Project location and APN:  Located on a 12.44 acre portion of a 34.4 parcel on the southwest corner of State Route Highway 29 and South Kelly Road within an Industrial Park: Airport Compatibility (IP:AC) zoning district.  APN: 057-090-076.  Napa.

5. Project Sponsor’s Name and Address: Napa Airport Corporate Center, LLC, 8775 Folsom Blvd., Suite 200, Sacramento CA, 95826 (Mike Kelley)
6. Hazardous Waste Sites: The project is not included on a list of hazardous materials sites compiled pursuant to Government Code Section 65962.5. 
7. Project Description:  
Approval of a Use Permit to construct four 32-foot high concrete tilt-up industrial buildings totaling 170,949 square feet for flexible warehousing, light manufacturing, and ancillary office uses and including installation of 271 parking spaces located on approximately 12.44 acres of a 34.4 acre site at the southwest corner of State Highway 29 and South Kelly Road within an IP:AC (Industrial Park: Airport Compatibility Combination) zoning district.  The project will connect to municipal water and sewer services provided by the City of American Canyon.

PRELIMINARY DETERMINATION:
The Conservation, Development and Planning Director of Napa County has tentatively determined that the following project would not have a significant effect on the environment and the County intends to adopt a mitigated negative declaration. Documentation supporting this determination is contained in the attached Initial Study Checklist and is available for inspection at the Napa County Conservation, Development and Planning Department Office, 1195 Third St., Room 210, Napa, California 94559 between the hours of 8:00 AM and 4:45 PM Monday through Friday (except holidays). 



_______________________


DATE:  February 29, 2008 
By:  John McDowell
WRITTEN COMMENT PERIOD:  March 1, 2008 to April 1, 2008
Please send written comments to the attention of Sean Trippi at 1195 Third St., Room 210, Napa, California 94559, or via e-mail to strippi@co.napa.ca.us.  A public hearing on this project is tentatively scheduled for the Napa County Planning Commission on Wednesday, April 2, 2006.  You may confirm the date and time of this hearing by calling (707) 253-4416.

COUNTY OF NAPA

CONSERVATION, DEVELOPMENT & PLANNING DEPARTMENT

1195 THIRD ST., SUITE 210

NAPA, CA  94559

(707) 253-4416

Initial Study Checklist 

(reference CEQA, Appendix G)

8. Project Title: Napa Airport Corporate Center, Use Permit (P07-00113-UP).
9. Property Owner: Napa Airport Corporate Center, LLC

10. Napa County contact person and phone number: John McDowell, Deputy Planning Director, 253-4417, jmcdowel@co.napa.ca.us 

11. Project location and APN:  Located on a 12.44 acre portion of a 34.4 parcel on the southwest corner of State Route Highway 29 and South Kelly Road within an Industrial Park: Airport Compatibility (IP:AC) zoning district.  APN: 057-090-076.  Napa.
12. Project Sponsor’s Name and Address: Napa Airport Corporate Center, LLC, 8775 Folsom Blvd., Suite 200, Sacramento CA, 95826 (Mike Kelley)
6.
General Plan description: Industrial
7. 
Zoning: Industrial Park: Airport Compatibility (IP:AC) and Industrial: Airport Compatibility (I:AC)
13. Project Description:  
Approval of a Use Permit to construct four 32-foot high concrete tilt-up industrial buildings totaling 170,949 square feet for flexible warehousing, light manufacturing, and ancillary office uses and including installation of 271 parking spaces located on approximately 12.44 acres of a 34.4 acre site at the southwest corner of State Highway 29 and South Kelly Road within an IP:AC (Industrial Park: Airport Compatibility Combination) zoning district.  The project will connect to municipal water and sewer services provided by the City of American Canyon.

The project site is also included in the City of American Canyon’s General Plan as Industrial Park, but the project site is not currently located within the LAFCO-adopted American Canyon Sphere of Influence.  However, recent discussions between the City of American Canyon and County have been occurring concerning establishing an ultimate City urban growth boundary or urban limit line that would include this project site within the City of American Canyon.  At present, annexation of the site to the City of American Canyon has not been requested.  Since the project site is designated for industrial development in both the County and City, and the two jurisdictions industrial regulations essentially allow the same ultimate land uses, annexation of the site does not have a bearing on this project’s potential to cause impacts to the environment, either directly or indirectly.
The project consists of a four building, speculative industrial/warehouse complex situated on the west side of Highway 29 in the County’s Airport Industrial Area Specific Plan.  The buildings are all single-story structures with high ceilings that will allow for high rack storage and have the potential for interior second story mezzanines depending upon future tenant needs.  Building A, which is 20,296 sq. ft., is located at the corner of Highway 29 and South Kelly Road.  It is designed with large office front areas and six rear-accessed loading doors.  It is anticipated that users with greater office needs and lesser warehousing/manufacturing needs will locate in this building.  Buildings B and C have office fronts facing South Kelly Road with recessed loading docks in the rear.  These buildings are designed with fewer parking spaces and are anticipated to be occupied by either a single tenant or a small number of tenants.  Building B is 20,248 sq. ft., and Building C is 34,188 sq. ft.  Building D is 87,947 sq. ft and is located on the southern portion of the property being developed.  It has office entry from the north and screened, recessed loading docks to the south.  This building is designed for high volume warehousing and it is anticipated to be occupied by a single tenant or possibly two.
Access to the site will be from South Kelly Road and Devlin Road.  The applicant will be extending Devlin Road south of its current terminus at South Kelly Road for a length necessary to serve the project.  Extension of Devlin Road south across the California Northern railroad tracks to ultimately connect to Green Island Road will not be occurring as part of this project (Devlin Road is designated as a major industrial collector street in the Airport Industrial Area Specific Plan.  It is being completed as development occurs).  The project will have two driveways on South Kelly Road and two driveways on Devlin Road.  To accommodate the South Kelly Road driveways as well as projected traffic increases on Devlin and South Kelly Road, the applicant will be widening South Kelly Road to provide protected left turn pockets into the project site and onto Devlin Road.  In addition, the northbound left turn pocket on South Kelly Road to Highway 29 will be lengthened to accommodate future traffic demand.

Grading on the site will be minimal given the essentially level existing conditions.  Grading will consist of creating building pad sites and reshaping landforms to provide for proper urban surface drainage.  The applicant will be extending public utilities into the project site and within the rights of way of Devlin Road and South Kelly Road.  Utilities extended as part of this project include but are not limited to, City of American Canyon water and sewer lines; City of American Canyon reclaimed (purple pipe) water lines; and PG&E and telephone transmission lines.  The applicant will be required to dedicate all necessary easements and conveyances prior to commencing construction.

The project will also continue to provide access across the project site to the existing residence adjoining the project site.  The existing residence takes access from a gravel driveway that connects to Highway 29 adjacent to the auto dismantling storage yard.  County Public Works is requesting that the easement be relocated to take access from South Kelly Road, but that ultimately depends on the property owner for the residence consenting to a change of their access rights across the property.

Interior and perimeter landscaping will be installed throughout the project in accordance with County standards.  A preliminary lighting plan has also been included with the submittal.  A total of 271 parking spaces are dispersed through the project to meet County parking requirements.  However, in keeping with established County practices, the County will defer installation of unnecessary parking until such time that tenant occupancies warrant installation.  Typically, County parking requirements exceed demand for most users.

9.
Environmental setting and surrounding land uses:  

The site is vacant and flat containing non-native grasslands that have historically been used for cattle grazing.  The site has been designated for industrial development for over 20 years.  The project site is in close proximity to the Napa County Airport, and is located with Airport Land Use Compatibility Zone D, the Common Traffic Pattern.  This is an area of frequent aircraft overflight at low elevations.  On the subject property, but outside of the limits of the proposed project, are two small cattle grazing ponds and 3.69 acres of delineated jurisdictional wetlands.

On the northern boundary of the site is South Kelly Road, which connects to the current terminus of Devlin Road.  Devlin Road is planned to ultimately connect to Green Island Road, paralleling Highway 29, and serving as an internal industrial collector street intended to reduce truck and industrial traffic from Highway 29.  Presently several segments of Devlin Road are not yet completed, most notably the segment south of South Kelly Road partially through the current project site to Green Island Road, and the segment north of Tower Road crossing Fagan Creek and connecting with Airport Boulevard. 
There are a variety of land uses surrounding the project site.  In general, the vicinity is a developing urban area focused on industrial development.  Most of the industrial development has been related to the wine industry.  Specifically, to the north of the site are existing industrial buildings containing wine-related uses and a bicycle packaging company.  Northwest of the site is the County waste transfer station, the sole trash and debris collection point for the majority of Napa County (including south county cities) and the City of Vallejo.  West of the project site is a vacant property owned by the applicant and designated for industrial development.  The applicant has not proposed to develop the property, but has indicated a desire to pursue development at some point in the future.  The applicant has not submitted any plans to the County seeking entitlements for the remainder of the property they own.  East of the project site is a single family home that is partially surrounding by the proposed project.  This home is occupied by long-time owner occupants.  It is considered a pre-existing, legally established non-conforming use.  Ultimately, the Airport Industrial Area Specific Plan envisions redevelopment of the home site to industrial use, but as a pre-existing legal non-conforming use, it is entitled to remain in its current land use for as long as the property owner see fit.  Also east of the project site is an auto salvage yard that fronts on Highway 29.  A portion of the auto salvage yard, and properties to the south of the project site are within the city limits of the City of American Canyon.
10.
Other agencies whose approval is required:  Discretionary approval required by Napa County consists of a use permit.  The proposed project would also require various ministerial approvals by the County including, but not limited to building permits, encroachment permits and grading permits.  Permits to connect to water and sewer utilities are required from the City of American.  Widening of South Kelly Road at the intersection of Highway 29 requires encroachment permits from Caltrans.  A Storm Water Pollution Prevention Plan (SWPPP) is required to meet San Francisco Bay Regional Water Quality Control Board standards and is administered by the County Public Works Department.
Responsible (R) and Trustee (T) Agencies 
Other Agencies Contacted

San Francisco Bay Regional Water Quality Control Board
City of Napa


City of American Canyon

Napa County LAFCO

Caltrans

State Department Fish and Game (DFG) - Trustee
ENVIRONMENTAL IMPACTS AND BASIS OF CONCLUSIONS:

The conclusions and recommendations contained herein are professional opinions derived in accordance with current standards of professional practice.  They are based on a review of the Napa County Environmental Resource Maps, the other sources of information listed in the file, and the comments received, conversations with knowledgeable individuals; the preparer's personal knowledge of the area; and, where necessary, a visit to the site. For further information, see the environmental background information contained in the permanent file on this project.

On the basis of this initial evaluation:

	 FORMCHECKBOX 

	I find that the proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE DECLARATION will be prepared.

	 FORMCHECKBOX 

	I find that although the proposed project could have a significant effect on the environment, there will not be a significant effect in this case because revisions in the project have been made by or agreed to by the project proponent.   A MITIGATED NEGATIVE DECLARATION will be prepared.

	 FORMCHECKBOX 

	I find that the proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL IMPACT REPORT is required.

	 FORMCHECKBOX 

	I find that the proposed project MAY have a “potentially significant impact” or “potentially significant unless mitigated” impact on the environment, but at least one effect 1) has been adequately analyzed in an earlier document pursuant to applicable legal standards, and 2) has been addressed by mitigation measures based on the earlier analysis as described on attached sheets.  An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that remain to be addressed.

	 FORMCHECKBOX 

	I find that although the proposed project could have a significant effect on the environment, because all potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed upon the proposed project, nothing further is required.


________________________________________

_________________________________________

Signature






Date

John McDowell, Deputy Planning Director______________

Napa County Conservation, Development and Planning Department
ENVIRONMENTAL CHECKLIST FORM

	
	Potentially Significant Impact
	Less Than Significant

With Mitigation Incorporation
	Less Than Significant Impact
	No Impact

	I. AESTHETICS.  Would the project:  



	a) Have a substantial adverse effect on a scenic vista?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	b) Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, and historic buildings within a state scenic highway?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	c)
Substantially degrade the existing visual character or quality of the site and its surroundings?

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	d) Create a new source of substantial light or glare which would adversely affect day or nighttime views in the area?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 



Discussion:

a/b.
The proposed project would not be located within an area which would damage any known scenic vista, or damage scenic resources, trees, rock outcroppings, or historic buildings.  The proposed project site is currently vacant and located within a developing industrial park.  The site is not visible from a designated scenic highway or any scenic routes.
c.
The project is located within a fairly developed portion of the Napa County Airport Industrial Area Specific Plan that allows a mix of industrial developments.  The building is located on the southwest corner of State Highway 29 and South Kelly Road and has sufficient architectural detail on the elevations facing street frontages.  The loading areas for the buildings are situated to reduce visibility from public streets.  The overall design is equivalent to other similar industrial projects approved and constructed within the specific plan boundaries, and meets the minimum design requirements for the specific plan’s industrial park area.  Therefore, the project will not substantially degrade the existing visual character or quality of the site and surrounding area.  
d.
The new facility will result in a minor increase in the nighttime lighting.  In accordance with County standards, all exterior lighting will be the minimum necessary for operational and security needs.  Light fixtures will be kept as low to the ground as possible and include shields to deflect the light down.  Avoidance of highly reflective surfaces will be required, as well as standard County conditions to prevent light from being cast skyward.  This is an area routinely overflown by low flying aircraft which necessitates strong controls on skyward nighttime lighting.  As designed, and as subject to standard conditions of approval, the project will not have a significant impact from light or glare.

Mitigation Measures:  None required.

	
	Potentially Significant Impact
	Less Than Significant

With Mitigation Incorporation
	Less Than Significant Impact
	No Impact

	II. AGRICULTURE RESOURCES.  In determining impacts to agricultural resources are significant environmental effects, lead agencies may refer to the California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the California Dept. of Conservation as an optional model to use in assessing impacts on agriculture and farmland.  Would the project:



	a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Important (Farmland) as shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program of the California Resources Agency, to non-agricultural use?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	b) Conflict with existing zoning for agricultural use, or a Williamson Act contract?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	c)      Involve other changes in the existing environment which, due to their location or nature, could result in conversion of Farmland, to non-agricultural use?
	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 



Discussion:

a.
The project site is located within a developing industrial park.  The project would not result in the conversion of Prime Farmland, Unique Farmland or Farmland of Statewide Important as shown on the Napa County Important Farmland Map 2004 prepared by the California Department of Conservation District, Division of Land Resource Protection, pursuant to the Farmland Mapping and Monitoring Program of the California Resources Agency.
b.
The project site is not subject to a Williamson Act contract, and is zoned for industrial development.

c.
The project site is surrounded by developing industrial park land.  Although farming activities occurred on these lands in the past, the area has been designated for industrial development for over 20 years.  The project will not result in the conversion of existing farmland.

Mitigation Measures:  None required.

	
	Potentially Significant Impact
	Less Than Significant

With Mitigation Incorporation
	Less Than Significant Impact
	No Impact

	III.
AIR QUALITY.  Where available, the significance criteria established by the applicable air quality management or air pollution control district may be relied upon to make the following determinations.  Would the project:



	a) Conflict with or obstruct implementation of the applicable air quality plan?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	b) Violate any air quality standard or contribute substantially to an existing or projected air quality violation?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	c) Result in a cumulatively considerable net increase of any criteria pollutant for which the project region is non-attainment under an applicable federal or state ambient air quality standard (including releasing emissions which exceed quantitative thresholds for ozone precursors)?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	d) Expose sensitive receptors to substantial pollutant concentrations?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	e) Create objectionable odors affecting a substantial number of people?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 



Discussion:   The following analysis is based on the “BAAQMD CEQA Guidelines – Assessing the Air Quality Impacts of Projects and Plans” (December 1999). 

a.
The proposed project would not conflict with or obstruct the implementation of any applicable air quality plans.  The project site lies at the southern end of the Napa Valley, which forms one of the climatologically sub regions (Napa County Sub region) within the San Francisco Bay Area Air Basin.  The topographical and meteorological features of the valley create a relatively high potential for air pollution.  Potential air quality impacts could result from construction activities.  Construction emissions would have a temporary effect consisting mainly of dust generated during grading and other construction activities, exhaust emissions from construction related equipment and vehicles, and relatively minor emissions from paints and other architectural coatings.  BAAQMD recommends incorporating feasible control measures as a means of addressing such impacts.  These measures are set forth at Table 2 of the BAAQMD CEQA Guidelines.  If the proposed project adheres to these measures, then BAAQMD recommends concluding that construction-related impacts will be insignificant.  These measures will be incorporated into the proposed project as conditions of approval.  In accordance with BAAQMD CEQA Guidelines, these impacts are considered less than significant.

b.-e.
See (a) above. There are no projected or existing air quality violations in this area that this proposed project would contribute to. Nor would it result in any violations of any applicable air quality standards. 

The BAAQMD defines public exposure to offensive odors as a potentially significant impact.  During project construction, the project has the potential to generate substantial amounts of dust or other construction-related air quality disturbances.  As a standard practice for County development projects, application of water and/or dust palliatives are required in sufficient quantities during grading and other ground disturbing activities on-site to minimize the amount of dust produced.  These Best Management Practices will reduce potential temporary changes in air quality to a less than significant level.
Mitigation Measures:  None required.

	
	Potentially Significant Impact
	Less Than Significant

With Mitigation Incorporation
	Less Than Significant Impact
	No Impact

	IV. BIOLOGICAL RESOURCES. Would the project:


	
	
	
	

	a) Have a substantial adverse effect, either directly or through habitat modifications, on any species identified as a candidate, sensitive, or special status species in local or regional plans, policies, or regulations, or by the California Department of Fish and Game or U.S. Fish and Wildlife Service?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	b) Have a substantial adverse effect on any riparian habitat or other sensitive natural community identified in local or regional plans, policies, regulations or by the California Department of Fish and Game or US Fish and Wildlife Service?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	c) Have a substantial adverse effect on federally protected wetlands as defined by Section 404 of the Clean Water Act (including, but not limited to, marsh, vernal pool, Coastal, etc.) through direct removal, filling, hydrological interruption, or other means?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	d) Interfere substantially with the movement of any native resident or migratory fish or wildlife species or with established native resident or migratory wildlife corridors, or impede the use of native wildlife nursery sites?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	e) Conflict with any local policies or ordinances protecting biological resources, such as a tree preservation policy or ordinance?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	f) Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community Conservation Plan, or other approved local, regional, or state habitat conservation plan?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 



Discussion:

a/b/c.
The Napa County Environmental Resource Maps (based on the following layers - plants CNPS points & polygons, red legged frog core area and critical habitat, streams, known fish presence, ’03 Spotted Owls, and Spotted Owl habitat) do not indicate the presence of special status plant or animal species, wetlands, streams or riparian areas on the subject property.  However, a property-specific wetlands determination prepared by Jones and Stokes (October 2005) indicates that there are 3.69 acres of seasonal wetlands and cattail marsh on the southern portion of the property outside of the area proposed for development with this application.  The applicant has not proposed development near this sensitive area, but it is possible that construction of the project could result in these sensitive areas being disturbed.  To prevent encroachment into these areas, a mitigation measure has been included requiring temporary protective fencing and signage be placed in accordance with U.S. Army Corps of Engineers, U.S. Fish and Wildlife Service, and State Department of Fish and Game protocols a minimum of 50 ft. from the delineated wetlands prior to commencing construction, and that the fencing be maintained for the duration of construction.  See Jones and Stokes report attached.

The California Department of Fish and Game Natural Diversity Database also indicates the presence of Swainson’s hawk nesting site approximately 2.2 miles north of the project site.  The project site contains no trees and is not in a native state.  There is no suitable nesting habitat on the project site or within at least a quarter mile given the absence of mature trees.  Industrial development has been progressing in the general vicinity since 1989.  There are several existing developments on adjoining and neighboring properties.  Some disturbance of the subject property occurred when South Kelly Road was extended across its northern boundary to serve the County Water Transfer Facility.  The site has no potential suitable nesting habitat and does not meet DFG’s criteria as suitable foraging habitat given its urbanized characteristics, and therefore potential for impacts to Swainson’s Hawk are considered less-than-significant. 
d. 
As there are no streams or creeks on the site or fencing/barriers proposed, the project does not have the potential to interfere substantially with the movement of any native resident or migratory fish or wildlife species or with established native resident or migratory wildlife corridors, or impede the use of native wildlife nursery sites.

e.
The project would not conflict with any local policies protecting biological species, such a tree preservation or the County’s Conservation Regulations.  The site is a semi-improved industrial lot with no native vegetation in the area proposed for development.  In accordance with the requirements of the specific plan, new landscaping will be provided on the site.  The project does not conflict with any County ordinance or requirement to preserve existing trees, and therefore is considered as not having potential for significant impact.

f.
The proposed project would not conflict with the provisions of an adopted Habitat Conservation Plans, Natural Community Conservation Plans or other approved local, regional or state habitat conservation plans.  There are no plans applicable to the subject parcel.

Mitigation Measures:  
Mitigation Measure IV.1 – Prior to commencing construction, the permittee shall consult with, and meet are requirements of the U.S. Army Corps of Engineers, U.S. Fish and Wildlife Service, and State Department of Fish and Game to avoid construction-related impacts to jurisdictional wetlands located on the southern portion of the subject property outside of the development area.  Protective fencing and signage shall be install in accordance with Federal and State protocols a minimum of 50 ft. (or as otherwise approved by agencies with jurisdiction) from the delineated wetlands prior to commencing construction, and that the fencing and signage shall be maintained for the duration of construction.
	
	Potentially Significant Impact
	Less Than Significant

With Mitigation Incorporation
	Less Than Significant Impact
	No Impact

	V. CULTURAL RESOURCES. Would the project:


	
	
	
	

	a) Cause a substantial adverse change in the significance of a historical resource as defined in CEQA Guidelines §15064.5?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	b) Cause a substantial adverse change in the significance of an archaeological resource pursuant to CEQA Guidelines§15064.5?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	c) Directly or indirectly destroy a unique paleontological resource or site or unique geological feature?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	d) Disturb any human remains, including those interred outside of formal cemeteries?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 



Discussion:  

a-c.
The project site is vacant and does not contain any structures.  Research into past uses has not identified historic resources that may be present at the site.  Two previous archaeological surveys, entitled A Cultural Resource Inventory of the Napa Airport Master Environmental Assessment Area, prepared by Archaeological Resource Service (ARS), dated September 1983, and A Cultural Resources Evaluation of the “Napa 218” Parcel in the Napa County Airport Area, prepared by ARS, dated May 20, 1999, were conducted in the airport industrial park area and included the project site.  Neither study indicated the presence of historical, archaeological, or paleontological resources.  In addition, the Napa County Environmental Resource Maps (based on the following layers –Historical sites points & lines, Archaeology sites, sensitive areas, and flags) do not identify any historical, archaeological, or paleontological resources, sites or unique geological features on the project site.  There is no information in the County’s files that would indicate that there is a potential for occurrence of these resources.    It is therefore not anticipated that any cultural resources are present on the site, and the potential for impact is considered less-than-significant.  However, if resources are found during grading of the project, construction of the project is required to cease, and a qualified archaeologist will be retained to investigate the site in accordance with standard conditions of approval.

d.
No human remains have been encountered on the property during past grading activities when nearby public improvements were constructed and no information has been encountered that would indicate that this project would encounter human remains.  However, if resources are found during grading of the project, construction of the project is required to cease, and a qualified archaeologist will be retained to investigate the site in accordance with standard conditions of approval.

Mitigation Measures:  None required.
	
	Potentially Significant Impact
	Less Than Significant

With Mitigation Incorporation
	Less Than Significant Impact
	No Impact

	VI.
GEOLOGY AND SOILS. Would the project:

	
	
	
	

	a) Expose people or structures to potential substantial adverse effects, including the risk of loss, injury, or death involving:


	
	
	
	

	i) Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo Earthquake Fault Zoning Map issued by the State Geologist for the area or based on other substantial evidence of a known fault?  Refer to Division of Mines and Geology Special Publication 42.


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	ii) Strong seismic ground shaking?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	iii) Seismic-related ground failure, including liquefaction?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	iv) Landslides?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	b) Result in substantial soil erosion or the loss of topsoil?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	c) Be located on a geologic unit or soil that is unstable, or that would become unstable as a result of the project, and potentially result in on- or off-site landslide, lateral spreading, subsidence, liquefaction or collapse?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	d)
Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code (1997), creating substantial risks to life or property?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	e)
Have soils incapable of adequately supporting the use of septic tanks or alternative waste water disposal systems where sewers are not available for the disposal of waste water?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 



Discussion:  

a.
i.
There are no known faults on the project site as shown on the most recent Alquist-Priolo Earthquake Fault Zoning Map.  As such, the proposed facility would result in a less than significant impact with regards to rupturing a known fault. 

ii.
All areas of the Bay Area are subject to strong seismic ground shaking.  Construction of the facility must comply with all the latest building standards and codes at the time of construction, including the California Building Code which would reduce any potential impacts to a less than significant level.
iii.
No subsurface conditions have been identified on the project site that indicated a susceptibility to seismic-related ground failure or liquefaction.

iv.
The Napa County Environmental Resource Maps (Landslides line, polygon, and geology layers) did not indicate the presence of landslides on the property.

b.
Based upon the Soil Survey of Napa County, prepared by the United States Department of Agriculture (USDA), the soils in the area of development are Haire Loam, 2 to 9% slopes, which have slow to medium runoff and a slight erosion hazard.  This soil type is found mainly on old terraces and alluvial fans.  Given that the site is essentially flat, development on the site will be subject to the Napa County Stormwater Ordinance related to erosion control measures which would reduce any potential impacts to a less than significant level.

c/d.
According to the Napa County Environmental Resource Maps (Surficial Deposits layer) early or mid Pleistocene or terrace deposits and undifferentiated Holocene alluvium underlie the surficial soils on the project site.  Based on the Napa County Environmental Sensitivity Maps (Liquefaction layer) the project site has very low to high susceptibility for liquefaction.  Development will be required to comply with all the latest building standards and codes, including the California Building Code that would reduce any potential impacts to a less than significant level.  In addition, a soils report, prepared by a qualified Engineer will be required as part of the building permit submittal.  The report will address the soil stability, potential for liquefaction and will be used to design specific foundation systems and grading methods.

e.
The project will connect to municipal water and sewer service provided by the City of American Canyon.  A “will serve” letter has been submitted by the affected jurisdictions indicating that they have sufficient capacity to accommodate the water and wasterwater demand of this project. 
Mitigation Measure:  None required.

	
	Potentially Significant Impact
	Less Than Significant

With Mitigation Incorporation
	Less Than Significant Impact
	No Impact

	VII.
HAZARDS AND HAZARDOUS MATERIALS. Would the project:


	
	
	
	

	a) Create a significant hazard to the public or the environment through the routine transport, use, or disposal of hazardous materials?
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	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	b)
Create a significant hazard to the public or the environment through reasonable foreseeable upset and accident conditions involving the release of hazardous materials into the environment?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	c)
Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, or waste within one-quarter mile of an existing or proposed school?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	d)
Be located on a site which is included on a list of hazardous materials sites compiled pursuant to Government Code Section 65962.5 and, as a result, would it create a significant hazard to the public or the environment?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	e)
For a project located within an airport land use plan or, where such a plan has not been adopted, within two miles of a public airport or public use airport, would the project result in a safety hazard for people residing or working in the project area?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 
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	f) For a project within the vicinity of a private airstrip, or, where such a plan has not been adopted, within two miles of a public airport or public use airport, would the project result in a safety hazard for people residing or working in the project area?


	 FORMCHECKBOX 
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	g)
Impair implementation of or physically interfere with an adopted emergency response plan or emergency evacuation plan?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	h)
Expose people or structures to a significant risk of loss, injury or death involving wild-land fires, including where wild-lands are adjacent to urbanized areas or where residences are intermixed with wild-lands?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 



Discussion:  

a. The proposed project will not involve the transport of hazardous materials other than those small amounts normally used in construction of the facility.  At this time, specific tenants are not known.  It is anticipated that tenants will be a mix of warehousing, light industrial/manufacturing and office users with many or most related to the wine industry as is typical of the rest of the Airport Industrial Area Specific Plan area.  A Business Plan will be filed with the Environmental Health Division should the amount of any hazardous materials reach reportable levels.  However, in the event that a future use involves the use, storage or transportation of greater the 55 gallons or 500 pounds of hazardous materials, a use permit and subsequent environmental assessment would be required in accordance with the Napa County Zoning Ordinance prior to the establishment of that use.  During construction of the project some hazardous materials, such as building coatings/ adhesives/ etc., will be utilized.  However, given the quantities of hazardous materials and the limited duration, they will result is a less-than-significant impact.

b. The project would not result in the release of hazardous materials into the environment.

c. There are no schools located within one-quarter mile from the proposed project site.

d. The project site is not on any known list of hazardous materials sites.

e. The project site is located within two miles of the Napa County Airport, and is therefore subject to the requirements of the County’s Airport Compatibility Combination zoning district and the requirements of the Napa County Airport Land Use Commission’s Compatibility Plan.  The project is located within Zone D of the compatibility plan which is an area of common overflight and moderate risk.  The proposed use of the building is highly compatibility with the risk and noise impacts associated with properties within Zone D.  The building has also been designed to comply with specific requirements regarding light and glare to ensure airport land use compatibility.  County development regulations have been certified as meeting ALUC compatibility requirements, and consequently the project is not subject to separate ALUC review because it has been designed to comply with County airport compatibility land use requirements.
f. The project site is not located within the vicinity of any private airports.

g. The proposed driveways that serve the project will be improved to comply with County standards, and access throughout the site is designed to accommodate fire apparatus and large trucks.  The project is located within the American Canyon Fire District, which has reviewed the project and commented that the project is required to comply with all District standard conditions.  The Fire Marshall did not identify any design issues.  Therefore, the design of the project will not negatively impact or hinder emergency vehicle access.

h. The project would not increase exposure of people and/or structures to a significant loss, injury or death involving wild land fires because the project is located within an urbanized area.

Mitigation Measures:  None required.

	
	Potentially Significant Impact
	Less Than Significant

With Mitigation Incorporation
	Less Than Significant Impact
	No Impact

	VIII.
HYDROLOGY AND WATER QUALITY. Would the project:


	
	
	
	

	a) Violate any water quality standards or waste discharge requirements?


	 FORMCHECKBOX 
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	 FORMCHECKBOX 


	b)
Substantially deplete groundwater supplies or interfere substantially with groundwater recharge such that there would be a net deficit in aquifer volume or a lowering of the local groundwater table level (e.g., the production rate of pre-existing nearby wells would drop to a level which would not support existing land uses or planned uses for which permits have been granted)?
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	c)
Substantially alter the existing drainage pattern of the site or area, including through the alteration of the course of a stream or river, in a manner which would result in substantial erosion or siltation on- or off-site?


	 FORMCHECKBOX 
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	 FORMCHECKBOX 
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	d)
Substantially alter the existing drainage pattern of the site or area, including through the alteration of the course of a stream or river, or substantially increase the rate or amount of surface runoff in a manner which would result in flooding on- or off-site?


	 FORMCHECKBOX 
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	 FORMCHECKBOX 

	 FORMCHECKBOX 


	e)
Create or contribute runoff water which would exceed the capacity of existing or planned stormwater drainage systems or provide substantial additional sources of polluted runoff?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	f) Otherwise substantially degrade water quality?
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	g)
Place housing within a 100-year flood hazard area as mapped on a federal Flood Hazard Boundary or Flood Insurance Rate Map or other flood hazard delineation map?


	 FORMCHECKBOX 
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	 FORMCHECKBOX 


	h)
Place within a 100-year flood hazard area structures which would impede or redirect flood flows?


	 FORMCHECKBOX 
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	 FORMCHECKBOX 


	i)
Expose people or structures to a significant risk of loss, injury or death involving flooding, including flooding as a result of the failure of a levee or dam?


	 FORMCHECKBOX 
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	 FORMCHECKBOX 

	 FORMCHECKBOX 


	j) Inundation by seiche, tsunami, or mudflow?


	 FORMCHECKBOX 
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	 FORMCHECKBOX 

	 FORMCHECKBOX 



Discussion:  

a.
The proposed project will not violate any known water quality standards or waste discharge requirements.  The project will discharge into an existing storm drainage system designed to accommodate the drainage from this site.  The applicant is required to obtain a stormwater permit from the Regional Water Quality Control Board which is administered in part by the County Public Works Department on behalf of the Board.  Given the essentially level terrain, and the County’s established Best Management Practices which comply with RWQCB requirements, the project does not have the potential to significantly impact water quality and discharge standards.

b.
The project will connect to municipal water provided by the City of American Canyon.  No groundwater wells are associated with this property.
c-d.
The proposed project will not substantially alter the drainage pattern on site or cause a significant increase in erosion or siltation on or off site.  The project will incorporate erosion control measures appropriate to its maximum slope to manage onsite surface drainage and erosion of onsite soils during construction and winter months (October to April).  As noted above, the project is required to comply with County Public Works requirements which are fully consistent with Regional Water Quality Control Board standards.  These established Best Management Practices have been successfully implemented on numerous other projects within the Airport Industrial Area.  By incorporating these erosion control measures, this project would have a less than significant impact.  No substantial alteration of existing drainage is anticipated to occur.  There will be an increase in the overall imperious surface resulting from the new buildings, pavement and sidewalks.  However, given the size of the drainage basin, the increase in impervious surfaces will not discernibly change the amount of groundwater filtration or discernibly increase surface runoff from that which currently existing on site. This project would therefore result in a less than significant impact.
e.
The existing storm drainage system is designed to County standards and is sized to accommodate all drainage from this site. 

f.
There are no other factors in this project that would otherwise degrade water quality.

g–i.
The project site is not located within a flood hazard area, nor would it impede or redirect flood flows or expose structures or people to flooding.  The project site is not located within a dam or levee failure inundation zone. 

j.
The parcel is not located in an area that is subject to inundation by tsunamis, seiches, or mudflows. 

Mitigation Measures:  None required
	
	Potentially Significant Impact
	Less Than Significant

With Mitigation Incorporation
	Less Than Significant Impact
	No Impact

	IX.
LAND USE AND PLANNING. Would the project:


	
	
	
	

	a)
Physically divide an established community?
	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	b)
Conflict with any applicable land use plan, policy, or regulation of an agency with jurisdiction over the project (including, but not limited to the general plan, specific plan, local coastal program, or zoning ordinance) adopted for the purpose of avoiding or mitigating an environmental effect?
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	c)
Conflict with any applicable habitat conservation plan or natural community conservation plan?
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Discussion:  

a-c.
The proposed project would not occur within an established community, nor would it result in the division of an established community.  The proposed project complies with the Napa County General Plan, the Napa County Code, The Airport Industrial Area Specific Plan, and all other applicable regulations.  There are no applicable habitat conservation plans or natural community conservation plans applicable to the property.

Mitigation Measures:  None required.

	
	Potentially Significant Impact
	Less Than Significant

With Mitigation Incorporation
	Less Than Significant Impact
	No Impact

	X.
MINERAL RESOURCES. Would the project:


	
	
	
	

	a)
Result in the loss of availability of a known mineral resource that would be of value to the region and the residents of the state?


	 FORMCHECKBOX 
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	b)
Result in the loss of availability of a locally-important mineral resource recovery site delineated on a local general plan, specific plan or other land use plan?


	 FORMCHECKBOX 
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	 FORMCHECKBOX 

	 FORMCHECKBOX 



Discussion: 

a/b.
The Conservation and Open Space Element of the General Plan do not indicate the presence of valuable or locally important mineral resources on the project site.  The proposed project would not result in a loss of a mineral resource of any value. 

Mitigation Measures:  None required.

	
	Potentially Significant Impact
	Less Than Significant

With Mitigation Incorporation
	Less Than Significant Impact
	No Impact

	XI.
NOISE. Would the project result in:


	
	
	
	

	a)
Exposure of persons to or generation of noise levels in excess of standards established in the local general plan or noise ordinance, or applicable standards of other agencies?
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	b)
Exposure of persons to or generation of excessive groundborne vibration or groundborne noise levels?
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	c)
A substantial permanent increase in ambient noise levels in the project vicinity above levels existing without the project?


	 FORMCHECKBOX 
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	d)
A substantial temporary or periodic increase in ambient noise levels in the project vicinity above levels existing without the project?


	 FORMCHECKBOX 

	 FORMCHECKBOX 
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	 FORMCHECKBOX 


	e)
For a project located within an airport land use plan or, where such a plan has not been adopted, within two miles of a public airport or public use airport, would the project expose people residing or working in the project area to excessive noise levels?


	 FORMCHECKBOX 
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	f)
For a project within the vicinity of a private airstrip, would the project expose people residing or working in the project area to excessive noise levels?


	 FORMCHECKBOX 
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	 FORMCHECKBOX 

	 FORMCHECKBOX 



Discussion:  

a/b.
The proposed project will result in a temporary increase in noise levels during the construction of the buildings, parking areas, and associated improvements.  Construction activities will be limited to daylight hours using properly muffled vehicles.  Noise generated during this time is not anticipated to be significant.  The proposed project would not result in long-term significant permanent construction noise impacts or operational impacts.  Furthermore, construction activities would generally occur during the period of 7am-7pm on weekdays, during normal hours of human activity.  All construction activities will be conducted in compliance with the Napa County Noise Ordinance (Chapter 8.16), which will ensure that the impacts to the existing non-conforming residence are less-than-significant.
c/d.
The anticipated level of noise to occur following the completion of construction including the operation of the facility would be typical of light industrial/warehouse/office uses in an existing industrial park.  The project is located within an industrial park and is not in an area where noise increases resulting from additional industrial development will impact sensitive receptors, except for the presence of the adjacent pre-existing non-conforming residence.  Since the house is non-conforming, it is allowed to remain in use as a residence, although in accordance with zoning and airport land use compatibility requirements, the highest and best use of that residential property would be conversion to industrial use.  In the interim period, the residence would be subject to increased noise from the surrounding industrial development.  Increased noise levels resulting from occupancy of the project are required to comply with County noise standards.  Compliance will County noise standards will ensure that the residence is not significantly impacted by noise increases.  The design of the proposed project, together with adherence to the County Noise Ordinance, would ensure the proposed project would not result in adverse noise impacts.
e)
The portion of the project site where development is proposed is located within compatibility Zone D of the Napa County Airport, which is an area of common aircraft overflight.  As such, persons on the project site will be exposed to noise from regular aircraft overflight.  The nature of the use is not sensitive to increased noise levels from aircraft, and is considered compatible with aircraft operations.

f)
The project is not within the vicinity of a private airstrip.
Mitigation Measures:  None required.
	
	Potentially Significant Impact
	Less Than Significant

With Mitigation Incorporation
	Less Than Significant Impact
	No Impact

	XII.
POPULATION AND HOUSING. Would the project:


	
	
	
	

	a)
Induce substantial population growth in an area, either directly (for example, by proposing new homes and businesses) or indirectly (for example, through extension of roads or other infrastructure)?
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	b)
Displace substantial numbers of existing housing, necessitating the construction of replacement housing elsewhere?


	 FORMCHECKBOX 
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	c)
Displace substantial numbers of people, necessitating the construction of replacement housing elsewhere?
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Discussion:  

a.
The project site is currently vacant and located in an industrial area.  The project will increase the number of jobs within the industrial park.  Given the size of the project, the number of jobs is expected to be relatively small compared to the overall business park and nearby communities; therefore this increase in jobs will not contribute to a cumulatively considerable increase in the demand for housing units within Napa County and the general vicinity.  Furthermore, the County has adopted a Housing Element (certified by the State Housing and Community Development Agency) which identifies locations for new housing, and adopted a development impact fee, included as mitigation measure #1, below, to provide funds for constructing affordable housing.  The fee is paid at the time building permits are issued.  This fee is charged to all new non-residential developments based on the gross square footage of non-residential space multiplied by the applicable fee by type of use as listed in Chapter 15.60.100, Table 1, and is considered to reduce housing inducement impacts to a less than significant level.

b/c.
As noted in the setting section, there is an existing non-conforming residence adjacent to the site.  The residence will not be removed by this project, however, the residence will be completely surrounded by industrial development once this project is completed.  Ultimately, the Airport Industrial Area Specific Plan seeks to redevelop the residential property with industrial uses.  There are no existing homes on the project site.  The project will not result in the displacement of any housing units or people.

Mitigation Measures: 
Mitigation Measure XII.1
Prior to County authorization of Building Permits for the project the permittee shall pay the Napa County Affordable Housing Mitigation Fee as set forth in County Code, and as may be amended. 

	
	Potentially Significant Impact
	Less Than Significant

With Mitigation Incorporation
	Less Than Significant Impact
	No Impact

	XIII.
PUBLIC SERVICES. Would the project result in: 

	
	
	
	

	a)
Substantial adverse physical impacts associated with the provision of new or physically altered governmental facilities, need for new or physically altered governmental facilities, the construction of which could cause significant environmental impacts, in order to maintain acceptable service ratios, response times or other performance objectives for any of the public services:


	
	
	
	

	Fire protection?
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	Police protection?
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	Schools?
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	Parks?
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	Other public facilities?
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Discussion:  

a.
The proposed project will have a less than significant impact on public services.  Public services are already provided to the site and the proposed project would not increase the demand on those public services.  Fire protection measures are required by the American Canyon Fire District Fire Marshall as part of the development and there would be no expected impact to response time as the property has good public road access.  School impact mitigation fees will be levied with the building permit application.  Those fees assist local school districts with capacity building measures.  The proposed project will have little impact on public parks.  County revenue resulting from building permit fees, property tax increases and taxes will help meet the costs of providing public services to the property.

Mitigation Measures:  None required.

	
	Potentially Significant Impact
	Less Than Significant

With Mitigation Incorporation
	Less Than Significant Impact
	No Impact

	XIV.
RECREATION. Would the project:

	
	
	
	

	a)
Increase the use of existing neighborhood and regional parks or other recreational facilities such that substantial physical deterioration of the facility would occur or be accelerated?
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	b)
Does the project include recreational facilities or require the construction or expansion of recreational facilities which might have an adverse physical effect on the environment?


	 FORMCHECKBOX 
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Discussion:  

a/b.
The proposed project would not significantly increase the use of existing recreational facilities, nor does the proposed project include recreational facilities that may have a significant adverse effect on the environment.

Mitigation Measures:  None required.

	
	Potentially Significant Impact
	Less Than Significant

With Mitigation Incorporation
	Less Than Significant Impact
	No Impact

	XV.
TRANSPORTATION/TRAFFIC. Would the project:


	
	
	
	

	a)
Cause an increase in traffic which is substantial in relation to the existing traffic load and capacity of the street system (i.e., result in a substantial increase in either the number of vehicle trips, the volume to capacity ratio on roads, or congestion at intersections)?
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	b)
Exceed, either individually or cumulatively, a level of service standard established by the county congestion management agency for designated roads or highways?


	 FORMCHECKBOX 
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	c)
Result in a change in air traffic patterns, including either an increase in traffic levels or a change in location that result in substantial safety risks?


	 FORMCHECKBOX 
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	d)
Substantially increase hazards due to a design feature, (e.g., sharp curves or dangerous intersections) or incompatible uses (e.g., farm equipment)?


	 FORMCHECKBOX 
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	 FORMCHECKBOX 


	e) Result in inadequate emergency access?
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	f) Result in inadequate parking capacity?
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	g) Conflict with adopted policies, plans, or programs supporting alternative transportation (e.g., bus turnouts, bicycle racks)?
	 FORMCHECKBOX 
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	 FORMCHECKBOX 



Discussion:  

a-b.
Weekday traffic volumes within the project vicinity consist primarily of commute traffic within the peak traffic periods, with residential from nearby communities, commercial, tourist, and industrial park traffic occurring throughout the day.  Southern Napa County is characterized by two distinct commute traffic patterns:  a Napa to Bay Area commute, and a smaller Solano County to Napa commute.  The existing traffic congestion is primarily the result of regional growth impacts.  Major improvements to both Highway 29 and Highway 12 are necessary to address regional traffic congestion.  As mandated by Napa County, projects within the industrial park are responsible for paying “fair share” costs to the construction of improvements to impacted roadways within the industrial park.

Since 1990, the County has imposed and collected traffic mitigation fees on all development projects within the Airport Industrial Area.  A developer’s “fair share” fee goes toward funding roadway improvements within the specific plan area including improvements designed to relieve traffic on State Highways.  The traffic mitigation fee is further described in Board of Supervisor’s Resolution 08-20.  For this project, a traffic mitigation fee based on PM peak hour vehicle trips will be imposed and collected prior to issuance of a building permit as determined by the Director of Public Works and is included as a mitigation measure below.

The County has established that a significant traffic impact would occur if increases in traffic from a project would cause intersections or two-lane highway capacity to deteriorate to worse than LOS E, or at intersections or two-lane highway where base case (without project) is LOS F, a significant impact is considered to occur if a project increases the base volumes by more than one percent.  Napa County utilizes a one percent significance threshold for the identification of significant adverse traffic impact during peak hours to travel.  This threshold was directed by the Napa County Transportation Planning Agency.  This factor has been used consistently as the significance determination for all recent EIR and CEQA documents within the Airport Industrial Area.


A project specific traffic study was prepared by a County-designated licensed traffic engineer and is attached to this initial study.  In summary, the project is expected to generate 292 daily two-way trips (146 inbound and 146 outbound), with 17 inbound and 11 outbound trips during the AM peak hour, and 9 inbound and 17 outbound trips during the PM peak hour.  Traffic modeling produced no significant intersection level of service impacts in either the near-term horizon (2010) or long-term horizon (2030).  However, the project did contribute significantly to certain cumulative impacts and mitigation in addition to the traffic mitigation impact fee was determined necessary to reduce those particular impacts to less-than-significant levels.  As described below, the applicant will be required to provide right-of-way and pay fair-share widening costs and/or construct certain improvements on South Kelly Road. (see Crane Traffic Study attached – November 2007)
c.
The project does not have any impact on air traffic patterns.

d/e.
The project includes construction of new driveways on Devlin Road and South Kelly Road.  The new driveways have been designed to comply with all County standards and the recommendation of the traffic study prepared for this project (Crane Transportation, November 2007).  The project will not result in any changes to levels of service or cause any new safety risks.

f.
The project has been designed with 271 parking spaces to comply with Airport Industrial Area Specific Plan standards.  The project will not result in inadequate parking.

g.
The proposed project does not conflict with any known policies or plans supporting alternative transportation. 

Mitigation Measures: 
Mitigation Measure XV.1 – Prior to County issuance of a Building Permit, the applicant shall submit payment of the Napa County’s traffic Mitigation fee in accordance with Board resolution 08-20, as may be amended, of the equivalent of the vehicle trips generated by the project in the PM peak traffic period.

Mitigation Measure XV.2 – Prior to County issuance of a Building Permit, and as part of the improvement plans for the project, South Kelly Road shall be widened to provide protected left-turns travel lanes designed to accommodate projected year 2030 vehicle and truck traffic, consisting of the following improvements with final design subject to review and approval from County Public Works and Caltrans.  (In the event that the subject property is annexed by the City of American Canyon prior to commencing construction, final design of the road improvements will be subject to City of American Canyon Public Works final review and approval prior to commencing construction.)  Requirement Improvements consist of: Construct a protected left turn pocket from South Kelly Road onto southbound Devlin Road; provide protective left turn travel lanes for all driveways accessing South Kelly Road; widen South Kelly Road intersection with Highway 29 to provide a left turn pocket to northbound Highway 29 sufficient in length to accommodate 2030 traffic;  and provide a right turn lane to southbound Highway 29 sufficient in length to accommodate 2030 traffic.  Prior to issuance of building permits, the permittee shall work with the Director of Public Works to determine the developer’s fair share obligation to constructing this project, and develop a financing mechanism to reimburse the permittee for any widening costs borne by the permittee in excess of their fair share contribution.
Mitigation Measure XV.3 – Prior to the issuance of a  Building Permit, the permittee shall pay a fair share contribution to County Public Works towards the lengthening of the left turn lane on the northbound Highway 29 approach to South Kelly Road as identified in the project traffic study.

	
	Potentially Significant Impact
	Less Than Significant

With Mitigation Incorporation
	Less Than Significant Impact
	No Impact

	XVI.
UTILITIES AND SERVICE SYSTEMS. Would the project:


	
	
	
	

	a)
Exceed wastewater treatment requirements of the applicable Regional Water Quality Control Board?
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	b)
Require or result in the construction of a new water or wastewater treatment facilities or expansion of existing facilities, the construction of which could cause significant environmental effects?
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	c)
Require or result in the construction of a new storm water drainage facilities or expansion of existing facilities, the construction of which could cause significant environmental effects?
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	d)
Have sufficient water supplies available to serve the project from existing entitlements and resources, or are new or expanded entitlements needed?
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	e)
Result in a determination by the wastewater treatment provider which serves or may serve the project that it has adequate capacity to serve the project’s projected demand in addition to the provider’s existing commitments?
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	f)
Be served by a landfill with sufficient permitted capacity to accommodate the project’s solid waste disposal needs?
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	g)
Comply with federal, state, and local statutes and regulations related to solid waste?
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	 FORMCHECKBOX 



Discussion:  

a. The project will occur within an urbanized area and connect to a publicly maintained wastewater treatment system.  The wastewater provider, City of American Canyon, has provided a will serve letter and has found that project to be in compliance with district master plans.  Wastewater is treated at the City’s treatment plant constructed in 2002 which has a capacity to treat 2.5 mgd annual average flow with a 5.0 mgd wet weather peak flow.  As of October 2006, the annual average flow into the plant was 1.7 mgd (City of American Lombard Crossing Industrial Park Initial Study).  The City’s wastewater treatment plant complies with all water quality discharge requirements, and therefore the project will comply with regional water quality control standards.
b.
The project will not require construction of any new water or wastewater treatment facilities that will result in a significant impact to the environment.  The project site is located in an area planned for industrial development and existing water and wastewater treatment facilities have been sized to accommodate the proposed project.  The proposed project would require new pipelines at the site to connect to existing supply pipelines that ultimately tie back into the City’s water treatment plan.  The City’s water treatment plan has a maximum capacity of 5.6 mgd plus a potable water connection with the City of Vallejo that provides up to 1.2 mgd for a total current production capacity of 6.8 mgd.  Between July 2005 and June 2006, the City of American Canyon treated an average of 3.2 mgd.  The average daily demand for water at the City’s project build-out in 2015, including the buildout of the proposed project area (which is anticipated to be annexed to the City in the near future) would be 5.6 mgd with a maximum daily demand of 11.2 mgd.  The City’s agreement with the City of Vallejo provides options to purchase up to 1.2 mgd of additional potable water capacity by 2015.  Thus, the total treatment capacity at buildout would be 8.0 mgd, sufficient to meet average day demand, but not sufficient to meet maximum daily demand.  Thus, the project’s impact on water treatment capacity is potentially significant unless mitigated.  The projected water and sewer demand is based on flows of 650 gallons/day/acre.  It is necessary to mitigate the maximum day demand by applying the water conservation and recycled water measures recommended in the City’s Water Supply Report (December 2007) prepared for the project (see mitigation measures below).  Inclusion of water conservation and recycled water measures recommended by the City, the municipal water provider, will reduce the potential for impact to a less-than-significant level.  (source:  City of American Canyon Lombard Crossing Industrial Park Initial Study, and City of American Canyon Water Supply Report for Napa Airport Corporate Center).
c. The proposed project includes the construction of new drainage facilities.  The new drainage system will be designed by a qualified engineer and is subject to review and approval by the Department of Public Works.  The Department of Public Works has included conditions of approval requiring that the drainage system be designed to avoid diversion or concentration of storm water runoff onto adjacent properties.
d. The project will receive water from the City of American Canyon which has sufficient water supplies to serve projected needs.  The project is located within an area designated for urban development by the City, and it is anticipated that the project will be annexed to the City in the near future.  The City has acquired water rights to provide adequate water for all areas within their service area, and has issued a will serve letter for the proposal.
The City has performed an in depth analysis of how this project impacts City water supply, and has conducted a project specific Water Supply Report completed in December 2007.  This report greatly assisted the County in completing this initial study and complying with recent case law (Vineyard Area Citizens for Responsible Growth v. City of Rancho Cordova and Sunrise Douglas Property Owners Association et al) which sets forth guidelines for evaluating the water supply of a project under the California Environmental Quality Act (CEQA).  It requires that water supplies not be illusory or intangible, that water supply over the entire length of the project be evaluated, and that environmental impacts of likely future water sources, as well as alternate sources, be summarized.
A summary of information contained in the City of American Canyon’s Water Supply Report prepared for this project (December 2007), and a summary of the City’s water analysis for the Lombard Crossing Industrial Park Initial Study are included below which accurately and comprehensively address short and long term water resource availability.

The City completed an Urban Water Management Plan in January 2006.  The Urban Water Management Plan incorporated the project as an industrial use.  Potable water allocated to this site in the Urban Water Management Plan as an industrial use was 650 gallons per acre per day.  As summarized in the American Canyon Urban Water Management Plan (2006), the City’s water supply is from the following sources:


State Water Project (SWP) water;


Permit water (raw water) from the City of Vallejo;


Treated water from Vallejo;


Treated water from the City of Napa; and


Recycled water from the City of American Canyon’s treatment plant.

The State Water Project (SWP) delivers the City’s raw water supply in the North Bay Aqueduct (NBA).  The City’s entitlement of 4,700 acre-feet per year (AFY) in 2005 will increase annually by 50 to 100 AFY, to 5,200 AFY in 2015.  SWP water is not proposed to increase after 2015.  The City of American Canyon Water Treatment Plant treats the SWP water or it is delivered as raw water to the customers who use it for irrigation.  The Urban Water Management Plan finds that, as of 2005, the City of American Canyon would experience a shortfall in water supplies in multiple dry years of up to 427 acre feet and single-dry-years of up to 897 acre feet.  By the year 2015, the City of American Canyon would experience a shortfall in multiple dry years of up to 1,037 acre feet and in single dry years of up to 1,557 acre feet.
In order to mitigate these single dry years, and multiple dry year events shortages for the long term, the City of American Canyon has undertaken a comprehensive Integrated Water Management Plan (IWMP) that will identify potential additional water supply solutions and increase the flexibility of its system.  Additionally, the City of American Canyon is implementing an aggressive water conservation program to reduce water demands throughout the City.  The County supports the water conservation efforts being employed by the municipal water service provider, and has included the below conservation mitigation measures necessary to reduce the project’s potential to considerable contribute to these potential significant water supply impacts.
A project specific Water Supply Report was prepared in December 2007 by the City’s Public Works Department to address a range of topics, including:


The water service request for Napa Airport Corporate Center


Consistency with the Urban Water Management Plan and the Recycled Water Facilities Plan


Water footprint/zero water footprint


Project’s contribution to water capacity fee and improvements


Capital improvement program status for water supply and water treatment


Vineyards court case analysis


Recommended mitigations


Opportunities to reduce the project’s water footprint

Total water demand on an average day basis, including potable, irrigation and industrial water will be 10,148 gallons per day.  Based on the water demand factors called out in the Urban Water Management Plan, the estimate is reasonable.  The total annual demand based on an average of 10,148 gallons per day will be 11.36 AFY.  The City’s Public Works Department estimates the total water maximum day demand will be twice the average daily demand or 20,296 gallons per day.
The applicant has agreed to include project improvements to conserve water as requested by the City, the municipal water service provider, which include:


Drought tolerant landscaping


Future use of recycled water for landscaping


Dual plumbing for toilets
The project’s estimated total annual demand of 11.36 AFY, is substantially consistent with the demands estimated in the Urban Water Management Plan.  The Urban Water Management Plan estimated 9.05 AFY, but assumed that only 16% of non-vineyard demands outside of the then-approved sphere of influence would be met by recycled water.  The applicant’s engineer, Reichers Spence, prepared a report on the project for the City of American Canyon dated October 12, 2007 that estimates 1,645 gallons per day of interior demand will be met with recycled water based on dual plumbing.  All of the 3,570 gallons per day landscape irrigation demand can be met recycled water.  Thus, the project’s estimated average demand for potable water is 4,933 gallons per day, or 5.52 AFY, well below the Urban Water Management Plan estimate after subtracting 16% for recycled water.
On October 23, 2007, the City Council of the City American Canyon adopted the following definition of Zero Water Footprint (ZWF):


“No loss in water service reliability or increase in water rates to the City of American Canyon’s existing customers due to the requested increased demand for water in the City’s water service area.”
Appendix A of the Water Supply Report is a flow chart of the process for water service requests considered by the City of American Canyon as part of their policy decision on Zero Water Footprint.  The project does not have a zero water footprint.  It would result in a loss in water service reliability of American Canyon water service due to the increased annual water demand without an offsetting source of supply.

The additional source of supply from acquiring a permanent transfer of water rights from Sacramento Valley agricultural interests will not be available until the 2011-12 water year, based on three years from the anticipated approval of the capacity fee capital program in December 2007.  A decision will not be made on execution of the 2007-2011 option under the Vallejo water contract until after the Integrated Water Management Plan is combined in 2009.  If an alternate supply is chosen, it would require a minimum of two years to implement.  Although the landscaping irrigation system is being designed for future conversion to recycled water, there is no definite date for this conversion and implementation of recycled waste is not a short term mitigation.  The recycled water system will need to be extended into the project site to accomplish the conversion.
Thus the project would result in potential reliability impacts during multiple dry year and single dry year conditions during the 2009-2010 and 2010-2011 water years.  This impact can feasibly be mitigated however by providing funds to the City of American Canyon to purchase dry year water, if necessary.  Dry year water is available either through the State Water Project Contractor’s Association or from individual sellers.  The cost of dry year water is currently on the order of $200 per AF per year, and no environmental review is required on a one-year transfer.  Acquisition of one-year water transfers for the 2009-2010 and 2010-2011 water years will mitigate short term impacts, as set forth in the City’s Water Supply Report prepared for this project (attached).
e. See response “a.” above. 

f. The proposed project will be served by a landfill with sufficient capacity to meet the projects demands.  No significant impact will occur from the disposal of solid waste generated by the proposed project. 
g.
The proposed project will comply with federal, state, and local statutes and regulations related to solid waste.

Mitigation Measures:  
Mitigation Measure XVI.1 – Prior to the issuance of a Building Permit, the permittee shall design and construct the project with purple irrigation pipe so that reclaimed water may be used for landscape irrigation purposes, subject to review and approval by the City of American Canyon Public Works Department.  The project shall use recycled water for irrigation as soon as recycled water becomes available at the site.

Mitigation Measure XVI.2 – The permittee shall pay all updated water capacity and impact fees to provide funding for the City of American Canyon to acquire additional long-term water resources and improve and develop its treatment and distribution system.  The fees will allow for the City to exercise additional options for potable water capacity from the City of Vallejo and/or other sources, and will also provide for implementation of the recycled water system, helping to reduce the impact of additional water demand to less than significant.

Mitigation Measure XVI.3 – The project shall contribute to the City of American Canyon Short-term Water Supply Mitigation, as set forth in the City’s Water Supply Report Table 2, page 13,  as non-refundable payments to the water operations fund to allow the City to acquire dry year water if necessary.  If the long-term mitigations are not in place prior to the 2011-2012 water year, the project shall continue to make annual non-refundable payments until the short-term impacts are mitigated by completion of long-term improvements.
Mitigation Measure XVI.4 – The applicant shall pay a per-unit fee to the City of American Canyon’s Water Conservation Program that is current at the time building permits are issued for the project, permitting the City to develop and implement the Program.  The project can further reduce its water footprint by including one or more of the following off-site water conservation opportunities available through the Water Conservation Program:



Use of high-efficiency toilets and water using fixtures and appliances.


Use of high-efficiency irrigation systems



Use of purple pipe recycled water supply for landscaping and grey water uses to be utilized when reclaimed water is made


available to the site.

Mitigation Measure XVI.5 – The permittee shall incorporate water conservation Best Management Practices into the project as a whole, and individual projects onsite.  The project will be reviewed by the City of American Canyon Public Works Department for additional onsite conservation opportunities during the building permit plan review process.

	
	Potentially Significant Impact
	Less Than Significant

With Mitigation Incorporation
	Less Than Significant Impact
	No Impact

	XVII.
MANDATORY FINDINGS OF SIGNIFICANCE

	
	
	
	

	a)
Does the project have the potential to degrade the quality of the environment, substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife population to drop below self-sustaining levels, threaten to eliminate a plant or animal community, reduce the number or restrict the range of a rare or endangered plant or animal or eliminate important examples of the major periods of California history or prehistory?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	b)
Does the project have impacts that are individually limited, but cumulatively considerable?  (“Cumulatively considerable” means that the incremental effects of a project are considerable when viewed in connection with the effects of past projects, the effects of other current projects, and the effects of probable future projects)?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 


	c)
Does the project have environmental effects that will cause substantial adverse effects on human beings, either directly or indirectly?


	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 

	 FORMCHECKBOX 



Discussion:  

a. The Biological Resources section indicates that there is a possibility of state or federally protected species occurring in the vicinity of the site.  Mitigation Measures area proposed to protect those species, and no further effects are expected if all mitigation measures are implemented.  No historic or prehistoric resources are anticipated to be affected by the proposed project.  The project will not degrade the quality of the environment, substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife population to drop below self-sustaining levels, threaten to eliminate a plant or animal community, reduce the number or restrict the range of a rare or endangered plant or animal or eliminate important examples of the major periods of California history or prehistory.
b. The project does not have impacts that are individually limited, but cumulatively considerable as mitigated.  Potential traffic and housing impacts are discussed in their respective sections above.  The project would also increase the demands for public services to a limited extent, increase traffic and air pollution, all of which contribute to cumulative effects when future development along Highway 29 is considered.  Cumulative impacts of these issues are discussed and mitigated in previous sections of this Initial Study (e.g. Traffic, Housing).
c. The project does not pose any substantial adverse effects on human beings, either directly or indirectly.
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