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CAA PLANNING

March 17, 2014

John McDowell

Deputy Planning Director, ALUC Executive Director
Napa County Airport Land Use Commission

1195 Third Street, Suite 210

Napa, CA 94559

Subject: Referral of Napa Valley Commons Zoning Code Text Amendment
Dear Mr. McDowell:

On behalf of the Napa Valley Commons Property Owners Association, CAA Planning, Inc.
(CAA) is pleased to submit this request to the Napa County Airport Land Use Commission
(ALUC). This request seeks a consistency determination for a City of Napa (City) Zoning Code
text amendment with the Airport Land Use Consistency Plan for Napa County (ALUCP). The
City Zoning Code text amendment is intended to create consistency for the Industrial Park (IP)
districts located within Napa Valley Commons.

Background

On April 22, 1991, ALUC adopted the ALUCP and determined consistency with the Corporate
Park Specific Plan (formerly known as Airport North/Bedford Specific Plan). The Corporate
Park Specific Plan was adopted in 1981 and includes detailed regulations for Napa Valley
Commons (formerly known as Napa Valley Corporate Park). On September 22, 1992 the ALUC
determined consistency with the City’s adopted reorganized Municipal Code that includes an
Airport Overlay Compatibility District. The ALUC consistency determination for the City’s
General Plan took effect December 1, 1998 following voter approval of the General Plan. The
following information is provided in accordance with Chapter 17.34.070 of the Zoning Code.
The statutory authority for the establishment of airport land use commissions is provided in the
California Public Utilities Code, Sections 21670 et seq.

Description of Project

The City is considering a minor Zoning Code text amendment for Napa Valley Commons,
located at the northwest corner of Highway 29 and Highway 221 within the City of Napa. The
City’s IP- Industrial Park IP-A and IP-B districts of the Zoning Code would be amended to allow
for food manufacturing or processing, including wineries, as a conditionally permitted use in the
IP-A and IP-B districts, where these uses are currently only allowed within the IP-C district.
Additional clarifying text would be added to §17.14.020.A - Food manufacturing or processing,
including a wineries land use category, to include wine tasting rooms, retail sales, and related
uses accessory to wine manufacturing, bottling, or storage. Winery uses within the IP-A, IP-B,

and IP-C districts will require an administrative use permit consistent with Municipal Code
§17.52.540 and §17.58.020.
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Section 17.14.020.B.10 - Visitor accommodations, such as hotel and motel uses, would be
amended to allow the conditional use of retail, restaurant, conference center, and related uses
permitted as ancillary to hotel uses within the IP-A and IP-B districts. Finally, additional
clarifying text would be added to §17.14.020.C.2 - Offices, administrative, business and
professional land use category to clarify that wine-related businesses such as wine sales, tasting
facilities, and related accessory uses permitted as a component of non-manufacturing uses are
allowed up to 20% of floor area by right, and up to 40% of floor area through the administrative

use permit process. The proposed zoning text amendment is included as an attachment for
review.

In addition to the City’s General Plan and the Zoning Code, the project area has been governed
by the Napa Valley Corporate Park Specific Plan. It is the intent of this project to sunset the
Specific Plan, adopted by resolution in 1981 and last amended in 1989, in order to have the
project area to become reliant solely on the City’s General Plan and the Zoning Code, which
were updated in 2011 and 2013, respectively. The purpose of the Specific Plan was to allow for
annexation of the land area into the City of Napa, amend the City General Plan and Zoning
Code, and to allow for the orderly development of the area including expansion of utilities and a
well-planned circulation system. The Corporate Park Specific Plan envisioned a more industrial
use of the property that is no longer current with existing development or market demand.

The zoning code text amendment is considered a minor amendment and no construction or
physical land alteration is proposed. All relevant building standards will remain unchanged,
including those related to building height and intensity.

Existing and Proposed General Plan/Zoning Designation

The project site is designated as CP — Corporate Park by the General Plan and IP- Industrial Park
by the Zoning Code. The Zoning Code text amendment clarifies existing uses and provides
additional ancillary uses but does not change the zoning districts for the project site, as explained
above in the Description of Project. The General Plan and Zoning maps are attached.

The project is within an Airport Compatibility Overlay District. Chapter 17.34 - Airport
Compatibility Overlay Districts of the Municipal Code identifies standards for the project site.
The project site is considered within Airport Environmental Zones C, D, and E, with the majority
of the site contained in Zone C, as shown on the Airport Land Use Compatibility Plan Map,
attached hereto. Zone C contains the most restrictive uses for the project site, as it is identified as
an Extended Approach/Departure Zone. Permitted uses in Zone C include pasture, open space,
air craft tie downs, auto parking, most agricultural uses, low density use parks, golf courses,
nurseries, mini-storage, warehouses, light industrial, small retail, outdoor recreation uses, and
offices. Zone D is identified as a Common Traffic Pattern and retains all the permitted uses for
Zone C, with additional uses of most non-residential uses and accessory day-care centers.

Zone E is identified as an Other Airport Environs Zone, and the least restrictive zone contained
within the Napa Valley Commons, allowing any permitted use. The Zoning Code text
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amendment and sunset of the Corporate Park Specific Plan would maintain consistency with the
ALUCP, as the zoning districts at Napa Valley Commons would not change and would still be
subject to the Zoning Code standards.

Existing and Proposed Uses on the Site and Adjacent Properties

The project site is largely built out with low-rise office and industrial development and the
Meritage Resort and Spa. Vacant parcels of land exist east of Napa Valley Corporate Drive and
north of Boudreaux Way, and south of Napa Valley Corporate Way west of Highway 221.The
project is bordered by office and industrial uses to the north, Highway 221 and greenbelt to the
east, Highway 29 and open space to the south, and the Napa River and agriculture to the west.
With the proposed Zoning Code text amendment and the sunset of the Corporate Park Specific
Plan, the Zoning Districts would remain the same, but would provide additional allowable uses
pertinent to wine manufacturing and retail, and accessory hotel uses, as explained above in the
Project Description.

Approval Schedule

The project is scheduled to be considered by the City of Napa Planning Commission on March
20, 2014 and by the City Council in May of 2014. Due to the timing of the City’s review of this
project, we request a special ALUC meeting on April 16, 2014 to consider consistency of the
Napa Valley Commons Zoning Code Text Amendment with the ALUCP.

A Planning Commission Staff Report has been prepared for the project and is included herein as
an attachment. The Staff Report recommends approval of the zoning text amendment and
rescission of the Specific Plan. Also attached is a complete set of mailing labels for all property
owners within a 500 foot radius of Napa Valley Commons, provided in accordance with the
ALUC consistency application requirements.

CNEL Contours

The project is not within either the applicable 60 or 65 CNEL Contours for Napa County Airport,
as identified on the attached Napa County Airport CNEL Map.

Runway Protection Zones

The project is not located within the Runway Protection Zone.

Height Restriction Zone

The project is located within Zones C, D, and E of the ALUCP and is subject to height limits of
35 feet, if not otherwise assigned by the underlying district, as identified in Chapters 17.34.050-
ALUCP Zone C regulations, 17.34.040 ALUCP Zone D regulations, and 17.34.030 ALUCP
Zone E regulations, respectively. No change to the height limit is proposed.
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CEQA Documentation

The City of Napa has prepared an Initial Study/Negative Declaration, attached hereto, examining
the environmental effects of the proposed zoning code text amendment and the sunset of the
Napa Valley Corporate Park Specific Plan.

Conclusion

Per Section 21676(b) of the Public Utilities Code, the Napa Valley Commons Owner’s
Association requests that the Airport Land Use Commission place this item on a special meeting
agenda on April 16, 2014 for formal review and a consistency determination. The Napa Valley
Commons Property Owners Association also requests that the commission determine the Zoning
Code text amendment to be consistent with the standards and zoning districts under Chapter
17.34 - Airport Compatibility Overlay Districts of the Municipal Code, and in addition, the
sunset of the Corporate Park Specific Plan would be consistent with ALUCP zoning designations
and policies, as the Zoning Code and General Plan both embody the detailed regulations carried
forth from the original purpose of the Corporate Park Specific Plan. ALUC’s failure to act on the
referral within sixty (60) days of the date of receipt of the referral shall result in the proposed
action being deemed consistent by operation of law.

Please contact me if any other information is required in order to be placed on the agenda. Thank
you in advanced for your assistance in this matter.

Sincerely,
CAA PLANNING, INC.

U b

Shawna L. Schaffner
Chief Executive Officer

Attachment(s): Proposed Zoning Text Amendment — Pages from IP Zone
General Plan and Zoning Maps
Airport Compatibility Map
CNEL Map
Planning Commission Staff Report
Napa Valley Commons Initial Study/Negative Declaration (IS/ND)

c: Mike Allen, City of Napa
Kory Kramer, President, Napa Valley Commons Property Owners Association
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Figure 3A

Compatibility Plan
Nepa County Airport
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