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Il. PROJECT DESCRIPTION

A. ENTITLEMENT REQUESTS

The Applicant requests a Planned Development Overlay Zoning, Use Permit, and Design
Review Permit for a mixed-use project consisting of: (1) a four-story 253-room “dual
branded” hotel building consisting of a 100-room Marriott Residence Inn and a 153-room
AC Hotel; (2) a single-story 26,214 square foot winery building; and (3) a two-story 29,878
square foot office building, along with associated parking (441 parking spaces) on a
11.55-acre site.

The project approvals requested as part of this application include:

Environmental Impact Report (EIR) Certification: This development proposal and
the actions listed are subject to preparation and circulation of an EIR (provided
separately and included by reference in the Attachments section of this report below)
pursuant to the California Environmental Quality Act (CEQA). Prior to taking action
on the project entitlements, the City Council must adopt a resolution certifying the
Trinitas Mixed Use Project Final EIR, adopting certain findings of fact, adopting a
Statement of Overriding Considerations and adopting a Mitigation Monitoring and
Reporting Program (MMRP).

1. Rezone the property to Planned Development (PD) Overlay District: A PD Overlay
District is proposed to allow for flexibility in development standards to allow a slight
reduction in required parking and a small increase in the height limit for areas of
the site, which requires adoption of an Ordinance by the City Council.

2. Use Permit: The proposed hotel use requires the approval of a Use Permit in the
“Industrial Park A & B” (IP) zoning designation. Based on a recent change to the
2
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City’s Municipal Code, a Use Permit for a hotel requires a recommendation by the
Planning Commission and final action by the City Council.

3. Design Review Permit: Approval of the site layout, landscaping, and proposed
hotel, winery, and office buildings requires Design Review Permit approval. Design
Review is also needed for the hotel building to exceed 50 feet and 3 stories in
height in the IP-A Zone. The proposed signage, which is consistent with the
previously approved sign program for the Business Park, is subject to Staff review
and approval.

The project site is located within the Airport Land Use Commission’s (ALUC) Airport Land
Use Compatibility Plan (ALUCP) Study Area, which evaluates property using a scale of
“‘A” to “E”, with land ranked “A” having the most restrictions and land with a “E” ranking
having the fewest restrictions. While the majority of the Trinitas site has a lower “E”
ranking, a portion of the southern end of the Trinitas site has a combination of the more
restrictive “C” and “D” rankings. The hotel building itself is split between the “C” and “E”
Zones, with a 12,400 square foot section of the hotel (representing approximately 8% of
the total hotel building square footage) located within the more restrictive “C” Zone. A
small area of the hotel parking lot is within Zone “D”.

Sheet A0-03 of the drawings submitted depicts the location of the three ALUC
compatibility zones for the project site, as do drawings in the Draft EIR (Exhibit 5.7-4).
Any project, or portion of a project, that is proposed within compatibility zones “A” through
“D” triggers the review of the ALUC. The City Zoning Ordinance stipulates that the ALUC
review shall occur after action by the Planning Commission but before action by the City
Council. The ALUC is tentatively scheduled to review the Trinitas project on June 20,
2018. ALUC consistency is discussed in more detail in the “Analysis” section of this report.

B. PROJECT COMPONENTS

The Trinitas Mixed Use Project consists of three primary components, a four story 57-
foot-high, “dual branded” hotel with a total of 253 guest rooms, a 26,214 square foot
single story winery building, and a two story 29,878 sq. ft. office building. The project
includes 441 spaces of surface parking to serve this proposed mix of uses. The project
site, which consists of 11.55 acres, is visually prominent due to its extensive frontage
along State Route (SR) 221. The property consists of three separate parcels all under
common ownership. The location of the parcel lines, which are generally consistent with
the location of the three proposed structures, can be seen in a number of the drawings
included in the Commission packet, including Sheet A0-03.
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FIGURE 1: SITE PLAN
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Hotel Building and Use:

The 253-room hotel building contains two separate but related hotel operations,
consisting of a Marriott “AC Hotel” with 153 rooms and a Marriott “Residence Inn” with
100 rooms. The four-story hotel has an overall height of 57 feet, and contains 155,557
square feet of total floor area. The hotel’s four-story height combined with the fact that the
hotel building will be located closer to SR 221 (approximately 140 feet from the travel way
of SR 221) than either the single-story winery or the two-story office building, will ensure
that the hotel is the most prominent structure on the site. While the two hotels will have
separate entries and lobbies, the “dual branding” allows the hotel operations to share

facilities, including a shared swimming pool, lounge, and fithess room, and shared
administrative office space.

Aside from shared facilities and services, the AC Hotel will include an approximately 1,000
square foot meeting room, a small shop serving hotel guests, a bar/lounge, a breakfast
area, and a library/media room. The Residence Inn will have its own meeting room of
approximately 1,500 square feet, a small shop, a breakfast area, and a hearth/study area.
A bar/lounge is proposed to be located within the AC Hotel, which will serve alcoholic
beverages and appetizers to guests from both hotels. While the two hotels will provide
breakfast to guests, a restaurant is not proposed as part of the Trinitas project. The
Applicant chose not to include on-site dining to help ensure that Trinitas will support
existing and planned restaurants in Downtown Napa and elsewhere in the City.




PL16-0054 Trinitas Mixed Use 5

The hotel component of the Trinitas project will also function in a synergistic way with the
existing hotel/resort located nearby within the same business park, namely the Meritage
Resort and the Meritage Commons project which is under construction. Both of these
facilities are located nearby on Bordeaux Way. All three properties, Trinitas, Meritage
Resort, and Meritage Commons, are under common ownership. This common ownership
and close proximity provides an opportunity for shared facilities and efficiencies between
the existing and under construction hotels and Trinitas, including back of house services
such as laundry, as well as guest-serving components that include the shuttle to
downtown Napa that currently serves the Meritage Resort.

Winery:

The project includes a 26,214-square-foot single story winery, that includes wine
production, storage facilities, a conference room, a tasting area, a sales office,
administrative offices, a wine lab, restrooms, and an outdoor lawn/plaza. The winery is
anticipated to be either a single-tenant or a custom crush operation. The winery building
is positioned in close physical proximity to the hotel, with the proposed lawn/plaza linking
the winery and the hotel building. This lawn/plaza will allow for convenient pedestrian
access between the winery and the hotel that will be uninterrupted by vehicular traffic. It
is anticipated that tasting and other winery related events will occur within this lawn/plaza
area.

Office:

The third component of the Trinitas project is a two-story, 29,878-square-foot office
building, which includes an outdoor courtyard and lunch area on the westerly portion of
the site. The office building is expected to be utilized as office space for Meritage and
Trinitas administrative staff, including administrative employees currently working at the
Meritage Resort, as well as employees that will be working at the Meritage Commons
project.

Project Access:

Primary access to the project site will be from an existing driveway located at the
southwest corner of the site at the intersection of Bordeaux Way and Napa Valley
Corporate Way. This access also serves the adjacent single story office/light industrial
buildings located just west of the site. Secondary access is planned at the northwest
corner of the site at a new driveway that connects to Napa Valley Corporate Drive. This
access point will be limited to right in and right out traffic. No vehicular access is permitted
directly from SR 221 into the site. The EIR includes a detailed traffic study that analyzes
the project’s traffic impacts as well as required traffic mitigation (see Chapter 5.13 of the
DEIR). This traffic analysis, and the circulation improvements needed to mitigate traffic
impacts created by the Trinitas project, are discussed in detail later in this report under
the heading of “Environmental Analysis.”

Project Parking:

A total of 441 parking spaces are proposed to serve the project, all of which are surface
parking. Applying the City’s zoning code requirements to the proposed uses, including
the hotel, winery, and office, results in a parking requirement of 444 spaces, 3 spaces

5
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more than proposed. This small shortfall in parking is being addressed through the use
of a PD overlay district, which is discussed later in the “Analysis” section of this report.

The majority of the proposed parking would be located within a large parking lot between
the hotel and winery buildings and the project’'s SR 221 frontage. This arrangement,
coupled with the fact that the project site lies five to 10 feet below the road surface of SR
221, makes the large parking area potentially visually prominent as seen by motorists
traveling on SR 221.

Floor Area Ratio:

A Zoning Consistency Determination needs to be made in relation to the project’s
proposed Floor Area Ratio (FAR). While such a determination is not a separate
entitlement action, it is necessary as a result of the FAR proposed for the project. More
information is provided on this issue of zoning consistency in the “Analysis” section of this
report.

C. PROJECT CONTEXT
Location:

The site is located within the Napa Valley Commons Corporate Park, and is bordered by
SR 221 on the east, Napa Valley Corporate Way to the south, two existing office/light
industrial buildings and Napa Valley Corporate Drive to the west, and a vacant parcel
currently owned by Kaiser Corporation to the north. The site is highly visible due to its
location along SR 221 with approximately 750 lineal feet of SR 221 frontage. The
surrounding area is largely built-out with low-rise office and light industrial development.
The site of the proposed Napa Pipe Project is located immediately to the west of the Napa
Valley Commons Corporate Park. The Napa County Airport and the Airport Industrial Park
are located approximately four miles to the south.

History:

The Trinitas Project is part of a series of hospitality entittements within the Napa Valley
Commons Corporate Park that were previously granted to the same property owner, the
Pacific Hospitality Group. The entitlement process of these related developments began
almost twenty years ago in 2000 when the Planning Commission approved a 200-room
resort hotel with meeting facilities, restaurant, spa, and related improvements known as
the Meritage Resort and Spa on an approximately 21-acre site located near Trinitas on
Bordeaux Way. Subsequent approvals by the Commission expanded Meritage Resort
and Spa to a total of 322 rooms. On December 3, 2015, the Planning Commission
approved plans for a project adjacent to the Meritage Resort known as “Meritage
Commons,” consisting of 145 hotel rooms, exhibition hall, and related facilities, on a site
adjacent to the Meritage Resort and Spa. The 145-room Meritage Commons project is
currently under construction.

The Meritage Resort and Spa and Meritage Commons are both located near the Trinitas
Project site and are all owned by the same business entity. The two earlier projects
contain just over 30 acres of land devoted to hotel uses, with those 30 acres
accommodating a total of 467 hotel rooms (322 rooms Meritage Resort plus 145 rooms
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Meritage Commons). The proposed Trinitas project would add approximately 6.5 acres
of land dedicated to hotel uses along with 253 additional hotel rooms (the winery, office
building, and related parking account for the remaining five acres of the site). Based on
these figures, Trinitas would bring the amount of acreage in the business park dedicated
to hotel uses to 36.5 acres consisting of a total of 720 hotel rooms. Trinitas accounts for
about 20% of this total acreage and 36% of the 720 total hotel rooms.

Previous Commission Review:

A Preliminary Review was held by the Planning Commission on June 1, 2017. At this
Preliminary Review, the Commission provided the Applicant with direction on a number
of topics. The following is a brief summary of the Commission’s direction:

e Several Commissioners commented that the architecture of the proposed hotel
building did not meet the level of quality expected for such a prominent location.
Concerns were also expressed about the quality of the building materials
proposed, and the need to enhance materials.

e The Commission felt the design/architecture of the two hotels were not sufficiently
distinct.

e Concerns were expressed that the site’s orientation, with the location of the main
entry/ exit toward the rear of the hotel and winery buildings, required improved
“‘way finding,” and that architectural detailing and landscaping along the rear of the
buildings needed to be enhanced.

e The Commission requested photo simulations to depict the view of the project from
key off site views, in particular the view from SR 221 looking toward the hotel
building and the winery.

e The Commission offered to convene a subcommittee to work iteratively with the

Applicant on the hotel architecture. The Applicant declined this offer as they felt
they sufficiently understood the Commission’s concerns.

Environmental Review Process:

After the Preliminary Review, an Initial Study was prepared that determined an EIR was
needed to address the environmental impacts of the project. A Notice of Preparation
(NOP) stating that an EIR was being prepared was published for public review on June
30, 2017. A scoping hearing was held in July 2017 to receive comments from interested
parties on environmental issues to be addressed in the EIR. During this time period,
revised plans were prepared by the Applicant in response to issues raised at the June 1,
2017 Planning Commission Preliminary Review. Work on the Draft EIR (DEIR) began in
earnest once the 30-day NOP comment period closed on July 30, 2017. The DEIR was
completed and published by the City for a 45-day public review period beginning on
January 14, 2018. The 45-day public review period ended on February 28, 2018, with a
number of comments received on the DEIR.
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The Final EIR (FEIR) was completed on April 27, 2018. Copies of the FEIR, which
consists of the DEIR, and includes the comments received on the DEIR plus the City’s
responses to the comments received, was distributed to the Planning Commission on
April 27, 2018 as was a copy of the Mitigation Monitoring and Reporting Plan (MMRP).
Copies of the DEIR were previously distributed to the Planning Commission in January
2018.

Il. ANALYSIS
A. GENERAL PLAN

The General Plan Designation for the Trinitas project site is CP-720, Corporate Park.
The number “720” is used solely to identify the site, and has no regulatory function. The
General Plan describes the “CP” designation as follows:

“This designation provides for manufacturing, warehousing, and office, public and
guasi-public uses and similar compatible uses in a campus like setting. Intensive
industrial uses may be located in CP designated areas subject to special design
considerations and other criteria that apply to a specific corporate park.
Development in this designation shall have integrated design requirements,
including extensive landscaping and unifying design features. The FAR may not
exceed 0.40.”

The Trinitas office and winery uses are clearly consistent with this description, while the
proposed hotel use is addressed under the umbrella of “similar compatible uses in a
campus like setting”. The determination of hotel uses being consistent with the General
Plan CP designation was previously made with the approval of the “Meritage Commons”
project by the Planning Commission in December 2016, as was just noted in the “Project
History” section of this Staff Report. Similar consistency decisions involving hotel uses
occurred in the context of the initial approvals for the Meritage Resort project in 2000, and
with subsequent approvals that followed to enlarge that project. While the Meritage Resort
and related Commons project are oriented to vacationers seeking a resort setting, the
type of hotels proposed with the Trinitas project, and in particular the Marriott Residence
Inn, is a business oriented hotel that is typical for a corporate park setting. The AC Hotel
is somewhere between the Residence Inn and the Meritage Resort in terms of its
business orientation.

The Planning Commission will need to determine whether the Trinitas Project, and
specifically whether the proposed dual branded hotel is consistent with the “CP” General
Plan designation of the City’s General Plan. Given the past precedent of the City allowing
hotel uses within the same business park as Trinitas and the fact that the type of hotels
being proposed with Trinitas have more of a business orientation when compared to the
Meritage Resort and Commons, a land use determination of General Plan consistency
could be made.

Applicable General Plan Policies: A number of General Plan goals and policies are
directly relevant to the Trinitas Project. Key relevant goals/policies are discussed below.
It should be noted that Table 5.9-1 of the Trinitas DEIR contains a detailed analysis that
further addresses this question of General Plan consistency.
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Community Character, LU-1.6 (pg. 1-9): This policy addresses scenic corridors
and identifies SR 221 as a road “to be designated” as a scenic corridor. This policy
identifies the need for extensive landscaping along these corridors, including tree
planting, as well as undergrounding utilities. While the Trinitas project is proposing
a significant amount of landscaping internal to the project, the landscaping along
SR 221 is much less extensive. This is because that the Applicant initially believed
that the City would not permit any landscaping within this 45 to 50 foot wide area
along SR 221 due to the presence of a City water line. Based on follow up
discussions, it has been determined that landscaping is allowed within this highway
frontage area, although trees are limited to specific types and may not be planted
within the immediate vicinity of a pipe. This issue of SR 221 landscaping is
discussed in more detail in the Design Review portion of this report. In summary,
however, while Staff does not believe it is reasonable to require landscaping off-
premises in the Caltrans right-of-way, and because of underground utility issues in
this area, there are opportunities to increase landscaping on the Applicant’s
property in the parking area.

Concerning the issue of utility undergrounding which is specifically raised in
General Plan Policy LU-1.6, a condition has been added requiring that the highly
visible existing PG&E utility poles on the Trinitas SR 221 frontage be placed
underground (see Condition #33h). Since these existing poles are located within
the SR 221 right of way, approval of the undergrounding must be granted by
Caltrans as well as PG&E.

Non-Residential Development, LU-5.6 (pg. 1-17): This policy, which address free
standing or clustered tourist oriented commercial uses, including hotels, states that
such uses should be located in areas where the traffic generated by such uses is
oriented toward major arterials and highways, away from residential uses and
commercial uses that serve residential development. The Trinitas project, given its
location on SR 221 and roads that serve the corporate park, is consistent with this

policy.

Tourism/Hospitality, ED 4.4 (pg. 9-7): This policy discusses the importance of
promoting and facilitating hotel development within the City limits. The policy also
emphasizes the importance of locating hotel uses in the Downtown, but also states
that the City’s hotel strategy “shall encompass a variety of lodging types to meet
the needs of the diverse visitor market attracted to the Napa Valley.” This policy
concludes with language that states, “The City should specifically promote hotel
development that includes meeting facilities for small conferences.” While the
proposed hotel use is located a significant distance from the City’s downtown,
Trinitas contains a hotel product with a price point that will likely not compete
directly with a hotel in downtown Napa, where large parcels of vacant land are
scarce and expensive, and where construction costs are significantly higher due
in part to the need to build structured parking. Both hotel types being proposed
(Residence Inn and AC Hotel) include small conference facilities consistent with
this General Plan policy. Notwithstanding these issues, Staff is concerned that the
loss of industrially zoned parcels to hospitality uses (this represents the third and
fourth major hotels by the Applicant totaling 902 rooms, of which 182 are timeshare
units). Land for large-scale business offices and light industrial use is growing

increasingly difficult to find in Napa and in the corporate park forcing business
9
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interests outward to the Airport industrial area and further south which introduces
fundamental community-wide land use issues.

e Health and Safety, HS-6.1 to HS-6.8 (pg. 8-27, 28): A number of General Plan
policies address the need to avoid hazards created by aircraft using the Napa
County Airport. As noted in the Project Description section of this report, the Airport
Land Use Compatibility Plan (ALUCP) prepared by the ALUC establishes
standards in locating uses within the airport compatibility zones rated A to E, with
“‘A” being the most restrictive and “E” the least restrictive. The ALUCP also
establishes the maximum intensity typically allowed in terms of persons per acre
for uses located within Zones “C” and “D”, but there is no such numerical restriction
in Zone “E”.

The majority of the Trinitas site lies within Zone “E”. However, approximately
12,400 square feet of the proposed Residence Inn portion of the hotel building is
located within ALUC Zone C. While the City’s General Plan states (pg. 8-27) that
hotel uses are “Not Normally Acceptable” within Zone “C”, the ALUCP establishes
a threshold of 50 persons per acre maximum for structures within Zone “C”. Based
on calculations prepared by the City’s environmental consultant (pg. 5.7-22 of the
DEIR) the projected density for the portion of the Residence Inn located within
Zone “C” is 46.5 persons per acre, just below the 50 persons per acre maximum.
This assumption is based on 80% room occupancy, with the threshold of 50
persons per acre being exceeded at 86% occupancy. For additional context, the
average occupancy for hotels in the region is 75%.

In the case of Zone “D”, the ALUCP threshold is higher at 100 persons per acre in
structures and 150 persons per acre outside structures. The small parking area of
the hotel that is located in Zone “D” does not reach this level of intensity. It should
be noted that the City’s Zoning Ordinance has specific review criteria for
considering uses proposed within ALUCP Zones “A” to “E”. These review criteria
for Zones “C”, “D”, and “E” are discussed in the following “Zoning Consistency”
section of this report.

B. ZONING

The Project site is split by two zoning districts, IPA-A, Industrial Park — Area A and IP-B,
Industrial Park — Area B. The IP-A District allows a wider range of uses and less restrictive
development standards. The proposed Hotel building is located within the IP-A District,
while the Winery and the Office Building are located within IP-B District. As mentioned
previously in this report, the Applicant is requesting the establishment of a PD, that would
allow for flexibility in relation to specific development standards.

Table 1 compares the heights of the buildings in the project with the relevant zoning
requirements, and shows where flexibility is desired under the proposed PD to allow for
increased height. Table 2 below refers to landscape setbacks, not building setbacks. The
landscape setbacks require that the entire setback area be landscaped. No structures or
parking are allowed within the landscape setbacks. Table 3 summarizes building
setbacks. Given the size of the site, in all instances the proposed Trinitas building
setbacks greatly exceed the minimum requirement
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TABLE 1: BUILDING HEIGHTS

Zoning Designation Hotel Winery Office
IP-A 50 or 60* feet - -
IP-B - 30 feet 30 feet
Proposed 57 feet 38 feet** 32 feet**
*4 stories and 60 feet height allowed subject to Planning Commission Design Review
approval.
*PD overlay is being proposed to allow increased height.
TABLE 2: LANDSCAPE SETBACKS
Roadway Zoning Code | Hotel (IP-A) Winery (IP-B) | Office (IP-B)
IP-A/IP-B proposed proposed proposed
SR 221 50 ft./35 ft. 50 . 45 ft. No frontage
Napa Valley
Corporate Way 35 ft. 50 ft. No frontage No frontage
Napa Valley
Corporate Drive 35 ft. No frontage No frontage 35 ft.
TABLE 3: BUILDING SETBACKS
Roadway Zoning Code | Hotel (IP-A) Winery (IP-B) | Office (IP-B)
IP-A/IP-B proposed proposed proposed
SR 221 50 ft./35 ft. 115 ft. 280 ft. No frontage
Napa Valley
Corporate Way 35 ft. 135 ft. No frontage No frontage
Napa Valley
Corporate Drive 35 ft. No frontage No frontage 180 ft.

Proposed Land Uses: Under the Zoning Designations (IP-A, B) applicable to the project
site, the proposed winery and office building are considered to be permitted uses. The
hotel, on the other hand, requires approval of a Use Permit.

Floor Area Ratio (FAR): Floor Area Ratio (FAR) is a measure of the amount or intensity
of development on a given site, and is calculated based on the total square footage of a
project divided by the size of the site in question. The maximum permitted Floor Area
Ratio (FAR) in the IP-A, B Zoning Districts is 0.40, which is typical for industrial and
research and development uses where a typical structure may be a single story industrial
building with surface parking. While winery and two-story office structures typically have
an FAR below the 0.40 FAR maximum, hotel uses tend to have higher FAR’s. The FAR
for the Trinitas Project as a whole is 0.42, which is slightly above the 0.40 maximum.
Specifically, the Trinitas project exceeds the 0.40 FAR maximum by just over 8,000 sq.
ft. of building area. Early in the development review, this issue was discussed and Staff
recommended the Applicant reduce the FAR to within the FAR allowance in the City’s
ordinance. However, the Applicant believed it was important to the project to retain the
floor area as proposed.
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In cases where a project site encompasses several buildings on several lots, the
Municipal Code allows the FAR to be calculated based on averaging the combined
acreage and building square footage (Code 17.52.120.C) for the larger project. The
Trinitas Project and nearby Meritage Resort Project and the Meritage Commons Project
are all under common ownership, and therefore, Staff recommends they be considered
one “project site” for purposes of FAR averaging under Section 17.52.120.C. The average
FAR for the combined properties comes to 0.38, which falls within the 0.40 FAR permitted
by the ordinance. This calculation can be seen in Table 4:

TABLE 4: FAR FOR “LARGER” PROJECT

Project Acreage | Building Square Flolor Area
Footage Ratio (FAR)
Meritage Resort 20.63 ac. 317,367 sf .35 FAR
Meritage Commons 9.3 ac. 160,300 sf 40 FAR
Trinitas Project 11.55 ac. 211,649 sf 42 FAR
TOTAL 41.48 ac. 689,316 sf .38 FAR

In order to ensure that the average FAR for the combined properties does not exceed the
maximum FAR in the future, a deed restriction would be placed on the Meritage Resort
and Meritage Commons properties to limit further development of these properties in the
future. Given the small amount of transfer to the Trinitas property, Staff has expressed
support for this approach. A condition of approval has been added to address this issue
(see Condition #20). If, however, the Trinitas Project is not eligible for FAR averaging as
provided for by Section 17.52.120.C, the size of the Trinitas project would have to be
reduced by approximately 8,000 square feet.

Project Parking: The project proposes a total of 441 parking spaces where 444 spaces
are required by the Zoning Code. This small reduction in proposed parking is addressed
in the following section of this report concerning the proposed PD Zoning. Table 5
illustrates the calculations to determine required parking. Table 6 provides a breakout of
the 441 parking spaces provided by type of space.

In terms of bike parking, a total of 24 bicycle spaces are required and 28 spaces are
provided. The bike parking is dispersed between the hotel, the winery, and the office
building.

TABLE 5: TRINITAS PARKING SUMMARY

Size of Use Proposed Code Requirement Parking Required
Hotel: 253 rooms, 28 1 space per room + 1
i space per 2 267 spaces
employees/shift .
employees/shift
Winery: 21,500 sq. ft. 1 space per 500 sq. ft.
process/storage, 4,900 sq. ft. + 1 space/350 sq. ft. for 57 spaces
admin, sales sales/admin
Office: 30,000 sq. ft. 1 space/250 sq. ft. 120 spaces
TOTAL REQUIRED 444 spaces
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TABLE 6: PARKING BY TYPE OF SPACE

Type Parking Provided
Standard 261

Compact 112 (25% of total)
ADA 15

Clean Air 53

TOTAL PROVIDED | 441

Airport Land Use Compatibility Plan Reqgulations: The City’s Zoning Ordinance contains
specific requirements to consider in evaluating buildings and uses proposed within the
various ALUCP Zones. Copies of these requirements from the Zoning Code are included
as Attachment A. This section of the Zoning Code contains a total of four “Use Review
Criteria” to consider for any development being considered in Zones “C” and “D”. These
criteria address: (1) the density/intensity of development; (2) the clustering of uses to
avoid their placement in more restrictive zones, such as Zones “C” and “D”; (3) the issue
of noise generated by aircraft overflights and how that noise may impact uses located
below; and (4) the location and height of the proposed structures. These four criteria and
their applicability to the Trinitas Project are discussed in detail, on pages 5.7-23, 24 of the
DEIR.

It is important to note that the ALUC review, which will occur between the Planning
Commission’s recommendation and the City Council’s action, will consider these same
criteria.

C. PD OVERLAY DISTRICT

A PD Overlay District is being proposed to provide flexibility in relation to two specific
zoning provisions. The geographic boundaries of the proposed Trinitas PD District
Overlay zoning would be coterminous with the boundaries of the Trinitas site. The specific
provisions being requested as part of the Trinitas “PD” overlay is identified and discussed
briefly below:

Parking Provision: As noted above, the amount of parking proposed with the Trinitas
Project (441 parking spaces) is three parking spaces less than the 444 spaces required.
This minor difference, which is less than 1% of the total parking required, is reasonable
given the significant differences in peak parking demand between the uses involved, with
the office and winery experiencing peak parking demand during the day, while the hotel
use peaks in the evening, during the night, and in the early morning. The net result of
applying the proposed PD overlay to Trinitas is that the total parking required becomes
441 parking spaces. All other provisions of the City’s zoning code would still be applicable
to the site.

Maximum Building Height: The PD Overlay District proposes to increase the maximum
height permitted for the portion of the site designated IP-B, which includes the winery and
the office building but not the hotel. The proposed height of the winery building is 38 feet,
with the office building proposed at 32 feet in height. Both of these heights exceed the
maximum height of 30 feet allowed in the IP-B District. This proposed increase in
maximum allowed height from the current 30 feet to a proposed new maximum height of
38 feet is being requested under the terms of the proposed PD Overlay. The minor
increase in maximum height appears to be reasonable, given the size of the Trinitas site
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which allows for a significant distance between buildings, combined with the extensive
building setbacks from surrounding roads and properties. For example, the winery
building is setback approximately 300 feet from SR 221 and is 95 feet from the Kaiser
Permanente property to the north, while the office building is 180 feet from Napa Valley
Corporate Drive and 70 feet from the Kaiser Permanente property line. In addition, the
site’s elevation below the grade of SR 221 reduces the perceived height of the winery
and office buildings as seen from the highway. Lastly, the majority of the roof forms of
both the winery and the office comply with the 30-foot height requirement, with only a
portion of the roof exceeding 30 feet.

Required Findings: In order to adopt a Planned Development District Overlay, Napa
Municipal Code Section (NMC) 17.42.050 requires a total of seven findings that are listed
from “A” through “G”. These findings are discussed briefly below, along with the
applicability to the project:

A. The development is superior overall to a similar project designed to meet the
standards of this title and of the underlying district in which it is located.

The increased height allows for the office and winery buildings to be built at a
height that better suits the large scale and scope of the site, and the significant
building setbacks the site allows. The slight reduction in parking proposed is a
better fit for the mix of uses proposed as compared to the standards in the City’s
Parking Code.

B. Any variations from the standards of this title and the district in which the
development is located are justified by the high-quality design of the proposed
development when taken together as a whole.

The increased height allowed under the PD overlay for the winery and office
enhances the appearance of those buildings. This finding is not relevant to the
modified parking standard.

C. Each phase (if any) of the development, as well as the development as a whole,
can exist as an independent unit capable of creating an environment of sustained
desirability and stability.

The Trinitas Project is proposed with a single phase, so this finding is not relevant
to the project.

D. The proposed development is planned in coordination and compatible with the
existing and planned uses in the surrounding area.

While the surrounding area is largely built out, the Trinitas project as planned is
compatible with surrounding uses and any development planned north of the
project on the Kaiser Permanente property.

E. The proposed structure(s) and/or use(s) are consistent with the General Plan and
any applicable specific plan or other adopted plan.
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V. ENVIRONMENTAL REVIEW

The Planning Commission was previously distributed copies of the Trinitas DEIR that was
prepared in January 2018. During the 45-day public review period a number of comments
were received on the DEIR. These comments, along with responses, are included in the
FEIR which was distributed to the Commission on April 27, 2018.

Because the DEIR includes an extensive summary, the following section of this report
contains an overview of the EIR and additional details regarding traffic and biological
impacts. An overview of the Mitigation Monitoring and Reporting Program (MMRP) and
its role in the CEQA process is also detailed below, along with a summary of the
comments received on the DEIR and the responses to those comments.

The best overview of the DEIR is provided in the “Executive Summary” chapter of the
DEIR (see DEIR, Chapter 2, pgs. 2-1 to 2-29). This chapter contains a concise summary
of each DEIR chapter. In addition, the summary contains a useful multi-page matrix that
includes all of the project impacts and proposed mitigation measures which are compiled
in Section 2.5 (pg. 2-12 of the DEIR) under the title “Matrix of Mitigation Measures.” In
addition to identifying impacts and mitigations measures, this matrix answers the key
guestion of whether the project impacts can be mitigated. In the case of the Trinitas
project, the EIR concludes that the only impact that cannot be fully mitigated involves
greenhouse gas emissions. This specific impact is identified and discussed in Section 5.6
on pgs. 5.6.1t0 5.6.15.

Traffic Analysis: Chapter 5-13 (pgs. 5.13-1 to 5.13-46) of the DEIR contains the traffic
analysis of the project. This analysis encompassed a wide geographic scope, with a total
of 16 studied intersections. The study intersections can be seen on Exhibit 5.13-1 (pg.
5.13-3) of the DEIR. The analysis looked at Existing Plus Project as well as Cumulative
development to 2035 Plus Project.

The results of these two levels of analysis can be seen on Table 5.13-6 (pg. 5.13-23) and
Table 5.13-8 (pg. 5,13-32). In both conditions, it can be seen that a number of the
intersections fail, particularly at the cumulative plus project level where the majority of the
16 intersections studied are at “F” level of service. The traffic analysis determines whether
the impacts created by the project are significant based on established thresholds. A
summary of this analysis can be seen on pg. 5.13-30, 31, which shows that the project’s
impacts are significant on 8 of the 16 study intersections. Project mitigation is then
determined in the tables on pg. 5.13-43, with the level of mitigation based on the amount
of traffic attributable to the project.

The EIR identifies a “fair share” contribution required of the project for a given intersection
in Table 5.13-10 (pg. 5.13-42). The actual mitigation cost is calculated based on this fair
share percentage (2.12%) times the cost of the project. The only impact where 100% of
the fair share contribution is attributable to the project is located at the project’s main point
of entry/exit (Napa Valley Corporate Way and Bordeaux Way). The most costly traffic
mitigation that the project will fund is the SR 12/SR 221/29 intersection/interchange
improvements. While Trinitas’ fair share is only 2.12%, the project’s contribution may be
over $1 million due to the overall cost of the interchange improvements.
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Response to Comments / FEIR: A number of comments were received on the DEIR
during the 45-day comment period, with the bulk of the comments coming from the law
firm of Adams Broadwell representing Napa Residents for Responsible Development. All
of these comments as well as the responses can be seen in the Response to Comments
document, also referred to as the Final EIR. Technically, the Draft EIR combined with the
Response to Comments Documents and any related documentation and appendices
constitutes the Final EIR.

MMRP: The MMRP is a tool that is utilized in the CEQA process to help ensure that the
various mitigation measures identified in a EIR are implemented. The MMRP consist of a
compilation of the mitigation measures contained in the EIR, along with information
identifying which party will be responsible for implementing the mitigation measure. Also
included is identification of the procedural “trigger points” (such as issuance of building
permits) that will be utilized to ensure a specific mitigation measure will be implemented.

In order to link action on the MMRP to action on the project, compliance with the mitigation
measures is included as a condition of approval for the project.

V. REQUIRED FINDINGS

The Planning Commission’s decision regarding this project is subject to the required
findings established in NMC Section 17.60.070 relating to Use Permits and NMC Section
17.62.080 relating to the Design Review Permits. These findings are provided in the draft
resolution attached to this Report. These findings relate to consistency of the project with
the General Plan, Zoning Ordinances, and avoiding impacts of the project related to
architectural design, life safety access, construction noise and dust, and public utilities.
Staff believes that the proposed project complies with these findings and the attached
Resolutions contain the basis for this recommendation.

VI. PUBLIC NOTICE

Notice of the public hearing was provided by US Postal Service on May 4, 2018 to all
property owners within a 500-foot radius of the subject property. Notice of the public
hearing was also published in the Napa Valley Register on May 5, 2018 and provided to
people previously requesting notice on this matter, at the same time notice was provided
to the newspaper for publication. Legal notice included a general explanation of the matter
to be considered and any related permits, identification of the location of the property
involved where site specific, a description of the date, time and place of the public hearing,
the identity of the hearing body, and a statement consistent with the Code of Civil
Procedure regarding the time limit to commence any legal challenge and matters that
may be raised by such challenge. Additionally, notice was provided to all persons
requesting information relating to this project on the Final Environmental Impact Report
(including together the Draft EIR and Final EIR), including all persons providing comments
on the Draft EIR.

VIl.  STAFF RECOMMENDATION

Staff recommends that the Planning Commission forward a recommendation to the City
Council to: (1) certify the FEIR, adopt findings of Overriding Considerations, and adopt a
25
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Mitigation Monitoring and Reporting Program (MMRP); (2) adopt an ordinance to rezone
the property Planned Development Overlay District; and (3) approve a Use Permit and
Design Review Permit.

VIII.

IX.

ALTERNATIVE TO RECOMMENDATION

Continue the application with direction for modifications and allow the Applicant an
opportunity to prepare a revised proposal.

Direct Staff to return to the Planning Commission with a resolution documenting
findings from the record of the hearing to support denial of the proposed project.

REQUIRED ACTIONS

Final action by the Planning Commission to forward a recommendation to the City Council

to:

w N

Adopt a Resolution certifying the Final Environmental Impact Report (FEIR) for the
Trinitas Project, adopting Findings of Fact and a Statement of Overriding
Considerations for Greenhouse Gas Impacts and adopting a Mitigation Monitoring
and Reporting Program

Adopt an Ordinance approving the requested Planned Development (PD) Overlay.
Adopt a Resolution approving the Use Permit and Design Review Permit with
conditions for the Trinitas project.

DOCUMENTS ATTACHED

Trinitas Mixed Use Project Final EIR: http://www.cityofnapa.org/716/Projects
ALUC - Related Requirements from the City’s Zoning Ordinance

Draft Resolutions: Trinitas EIR Certification/MMRP, Use Permit/Design Review
Permit

Draft Ordinance: Planned Development Overlay District

Mitigation Monitoring and Reporting Program
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