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Land Use and Planning
This section analyzes the potential land use and planning impacts associated with the
proposed Project. Information and analysis in this section are based on goals and policies in
the City of Napa General Plan and Zoning Code.

Existing Conditions
Regional Setting

The Project site is located within the southern portion of the City pf Napa within Napa Valley
Commons corporate park, approximately 4 miles south of downtown Napa. The Napa County
Airport and Airport Industrial Park are approximately 4 miles south of the Project site. The
Project site is within the Napa County Airport Land Use Compatibility Plan (ALUCP) area.
Immediately to the east is a winery surrounded by open space. The Napa Pipe development is
located to the west with the Napa River beyond.

On-Site Land Uses

The proposed Project site consists of previously graded vacant land sparsely covered by
shrubs and non-native grass. Multiple trees exist on the eastern and southern perimeter of
the site. The site is frequently mowed for fire control. There are currently no on-site uses, as
the property is undeveloped with no structures on the site.

Surrounding Land Uses

The Project site is located at the southern boundary of the City of Napa, near the junction of
State Route 29 (SR 29) and State Route 221 (SR 221) within the Napa Valley Commons
corporate park. The Meritage Resort and Meritage Commons are located approximately
0.2 mile to the south within the corporate park, with the Grape crusher look-out point located
immediately beyond.

5.9.2
1.

The immediate surrounding area is largely built-out with low-rise office and industrial
development. The Kaiser Data Center is located northerly of the site across a vacant parcel.
Vineyards are located easterly of the site across SR 221. The Napa Pipe redevelopment
project is located westerly of the site within the County of Napa (County) and the City’s
sphere of influence. The Napa Pipe project is a mixed-use development with residential and
commercial uses. Other land uses in the area include small wineries, tech companies, and
County offices.

Regulatory Setting

City of Napa General Plan
The City of Napa General Plan Envision 2020 (General Plan) document was adopted
December 1, 1998. The General Plan formalizes a long-term vision for the physical evolution
of Napa and outlines policies, standards, and programs to guide day-to-day decisions
concerning Napa’s development through the year 2020.
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The City’s General Plan designation for the Project site is Corporate Park (CP), as shown on
Exhibit 5.9-1, General Plan Map, City of Napa. The CP designation provides for uses such as
manufacturing, warehousing, office, and public and quasi-public uses. Hotel, winery, and
office uses are also permitted in the CP designation. The General Plan regulates Floor Area
Ratio (FAR) with a maximum FAR for the proposed Project of 0.40.

City of Napa Zoning Code

The City of Napa Zoning Code (adopted in September 1992) was prepared in accordance with
the City’s General Plan. The Zoning Code incorporates principles of contemporary planning
practices and only approves uses that, by their nature or location in a district, would not
adversely impact nearby uses. Uses that could adversely impact nearby uses, unless designed,
situated, or operated in a particular manner, shall be permitted only as “conditional” uses
subject to a discretionary use permit. Procedures are included in the zoning code for the
review and approval of large scale, integrated mixed use or other innovative projects.

The Project site is zoned Industrial Park (IP-A and IP-B) within the City’s zoning designations.
The IP zoning district allows hotel and winery uses by condition and office uses by right. The
Project will require approval of a Conditional Use Permit pursuant to Zoning Code §17.14.020
for a hotel in the IP-A zoning district and a winery in the IP zoning district. The City of Napa
Zoning Map is included as Exhibit 5.9-2.

Zoning Code §17.54.040 sets forth parking ratios for development. The proposed Project will
provide 441 total on-site parking spaces where 444 parking spaces are required by the
Zoning Code. A Planned Development Overlay will be required to allow shared parking in
order to be consistent with the Zoning Code requirements as well as a building height
increase for the winery and office buildings as further described below.

5.9.3

The maximum height of structures within the IP-A and IP-B districts as established by Zoning
Code §17.14.030 is 40 feet (60 feet with design review) and 30 feet, respectively. Setbacks as
identified in §1.14.030 for the IP-A and IP-B districts are 50/35 ft. respectively along
Highway 221, 35 feet along Napa Valley Corporate Way and 35 feet for Napa Valley Corporate
Drive.

Thresholds of Significance

For purposes of this DEIR, the thresholds of significance for evaluation of Project impacts are
based on suggested criteria from the California Environmental Quality Act Environmental
Checklist found in Appendix G of the CEQA Guidelines. The Project would result in a
significant impact if it would:
a)
b)

c)
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Physically divide an established community
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
Conflict with an applicable habitat conservation plan or natural community
conservation plan.
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Implementation of the proposed Project will not alter existing on-site land use designations
or development limits. The Project site is designated Corporate Park in the City General Plan
and proposes the development of a hotel, a winery, and an office building. The Project will
require approval of a Planned Development Overlay for shared parking and an increase in
height allowances for the winery and office building. The Project as proposed is consistent
with the City Zoning Code designation of Industrial Park with the approval of a conditional
use permit for a hotel in the IP-A zoning district and a winery in the IP zoning district.

1.

Following is a consistency analysis related to regulatory document compliance.

Consistency with the City of Napa General Plan

The Project site comprises three parcels totaling 11.55 acres. The Project is proposed as a
part of The Meritage Resort and Meritage Commons, which are under common ownership
and located on Bordeaux Way between Napa Valley Corporate Way and Napa Valley
Corporate Drive. The consistency analysis relates to pertinent Elements of the City of Napa
General Plan.

Land Use Element

Table 5.9-1

The City of Napa General Plan Land Use Element prescribes the pattern of land use in
Napa and sets out the standards for future development and redevelopment. The Land
Use Plan sets policies on where and how land should be developed, and standards for
land use, development, and environmental protection in Napa. The City is divided into
12 planning areas, with the proposed Project located within Planning Area 11 – River
East. The River East Planning Area is located at the southern tip of the City, primarily
extending west of SR 221 to the Napa River. Napa Valley Community College and
Kennedy Park (the City’s largest park) can be found in this Planning Area. The
proposed Project is located within Napa Valley Commons corporate park at the
southern end of the River East Planning Area. The following table describes the
proposed Project’s consistency with the City’s General Plan Commercial Development
Policies.

Napa City General Plan Land Use Element Consistency

Policy
The City shall seek to improve the character and
viability of commercial areas and allow for a range of
goods and services convenient to Napa residents
through planning and zoning incentives.
When new development is proposed or when an
opportunity arises due to use changes within an
existing strip area, the City shall encourage shared
parking and access (reducing curb cuts), shared
design features, shared signing, consistent landscape
treatments across frontages, and other integrating
features.
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Analysis
The proposed Project offers a range of uses to the general public,
including a dual branded hotel, winery, and office building. The mixed-use
nature of the proposed Project is consistent with the City’s General Plan
policy, as proposed uses are available to Napa residents.
The proposed Project’s curb cuts have been minimized to one curb cut
on Napa Valley Corporate Drive. An existing curb cut on Napa Valley
Corporate Way will be utilized as well. The Project will have shared
parking through approval of a Planned Development Overlay. Shared
signage will be permitted through approval of a sign program.
Landscaping proposed for the Project includes native mature trees,
shrubs and grasses, consistent with the adjoining property to the south. A
vacant lot adjoins the property to the north. The proposed Project is
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Analysis
consistent with the City’s General Plan policy, as it will comply with the
Napa Valley Commons Design Guidelines, which provide design
guidelines for all of Napa Valley Commons.
The City shall require major new commercial projects The proposed Project is located approximately 800 feet from the VINE
to be designed to support mass transit and alternative bus stop on Napa Valley Corporate Drive. In addition, the Project
modes of transportation.
anticipates utilizing the existing The Meritage Resort shuttle service to
provide alternative transportation for hotel guests to downtown Napa.
Additional shuttle service will be included to accommodate the new
development.
Free-standing or clustered tourist commercial uses
The proposed Project includes a dual-branded hotel, a winery, and an
(e.g., entertainment, commercial recreation, lodging, office building located at the corner of Napa Valley Corporate Drive and
fuel) shall be located in areas where traffic patterns
Napa Valley Corporate Way within the Napa Valley Commons corporate
are oriented to major arterial streets and highways
park in south Napa. The site is located adjacent to SR 221, a major state
and/or where expansion or development will not
highway. The proposed Project is consistent with this General Plan
adversely affect existing residential, office, or
policy, as it will not adversely affect existing residential, office, or
neighborhood commercial developments.
neighborhood commercial developments.
The City shall encourage automobile-oriented uses to The proposed Project includes 441 on-site parking spaces. A majority of
locate parking in areas less visible from the street
parking is proposed to be located away from Napa Valley Corporate Way
(e.g., reverse frontage commercial
and Napa Valley Corporate Drive which are slow speed surface streets
centers).
that would experience the greatest visual impact. Approximately 40
parking spaces will be located adjacent to Napa Valley Corporate Way
and Napa Valley Corporate Drive; however, the frontage along these
roadways will be heavily landscaped and include a setback of 35 feet
along Napa Valley Corporate Drive and 50 feet along Napa Valley
Corporate Way, which are consistent with Zoning Code setback
requirements. The proposed Project is consistent with this City General
Plan policy, as parking along frontages and views of parking along
frontages have been minimized.

Transportation Element
The Transportation Element of the Napa City General Plan contains Goals and Policies
that focus on access and mobility needs for new development. The General Plan major
transportation objectives include developing a transportation infrastructure that
provides for an acceptable traffic flow and provides access to all destinations; creates a
citywide transportation system that allows users to choose from a variety of safe
transportation options including an adequate system of streets, transit, pedestrian, and
bicycle facilities; and minimizes the negative effects of additional automobile traffic and
other transportation. Section 5.13, Transportation/Traffic, of this DEIR provides
further discussion and analysis of project consistency with applicable City transportation policies. The following table describes the proposed Project’s consistency with the
City’s General Plan Policies related to traffic and transportation.
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Napa City General Plan Transportation Element Circulation Plan
Consistency

Policy
10’ Sidewalk/Landscape Strip: City standards generally
provide for a 10’ sidewalk/landscape strip on each side
of the street. The standard designates minimum 4’ wide
sidewalks separated by landscaping. Variations may be
approved by the Public Works Director depending on
site conditions and expected needs.

Analysis
The proposed Project does not include new street construction.
Sidewalk improvements are proposed along Napa Valley Corporate
Drive and Napa Valley Corporate Way consistent with City of Napa
General Plan Transportation Element Circulation Plan. The Project
proposes generous amounts of landscaping through the use of native
mature trees, shrubs and grasses within the street frontage setbacks.
Planned landscaping is depicted on Exhibit 4-48, Tree Plan.
The City shall assess fees on new development
The proposed Project will participate in fair share contributions for
sufficient to cover the fair share portion of that
roadway impacts. Section 5.13, Transportation/Traffic of this DEIR
development’s impacts on the local and regional
further examines anticipated traffic impacts that will result from the
transportation system.
implementation of the proposed Project.
The City shall require that new development construct The proposed Project will participate in construction of improvements
improvements identified in the Capital Improvement
identified in the CIP based on fair share contributions. Section 5.13,
Plan (CIP) as needed to serve the development.
Transportation/Traffic of this DEIR further analyzes anticipated traffic
impacts that will result from the implementation of the proposed Project.
The City shall ensure that traffic levels of service (LOS) The proposed Project Transportation Impact Study was prepared to
will not exceed midrange LOS D at all signalized
evaluate traffic impacts that would result from Project implementation.
intersections on arterial and collector streets[.]
Current LOS and future LOS, including impacts from the proposed
Project, are fully analyzed in Section 5.13, Transportation/Traffic.
The City shall ensure that all new development and
The proposed Project Transportation Impact Study was prepared to
redevelopment will meet adopted service levels (LOS) evaluate traffic impacts that would result from Project implementation.
for transportation facilities unless findings are made
Current LOS and future LOS, including impacts from the proposed
that achieving other specific public goals found in this
Project, are analyzed in Section 5.13, Transportation/Traffic.
General Plan outweigh this requirement.
The City shall ensure that streets are designed with
The proposed Project is designed with extensive landscaping within
attractive landscape amenities and street trees
the property as well as along street frontages, as shown on Exhibit 4wherever possible.
48, Tree Plan. A more detailed description of the proposed landscaping
for the Project is included in Section 5.1, Aesthetics.
The City shall define adequate access to a private
The proposed Project would provide adequate access, as defined by
commercial and/or industrial Project to include egress
the City, through the provision of ingress/egress to and through the
through the property, pullout areas, handicapped
property, pullout areas, handicapped accessible shelters and/or
accessible shelters and/or benches at passenger
benches at passenger loading areas, signs, poles, and high grade pads
loading areas, signs, poles, and high grade pads for
for bus parking as necessary. Transportation access is analyzed in this
bus parking as necessary.
DEIR in Section 5.13, Transportation/Traffic.
The City shall encourage developers to include public
The proposed Project will offer a free shuttle to downtown Napa for
transit support and promotion of other alternatives to
hotel guests as an alternative to single occupancy vehicles. Additional
single occupancy vehicles (SOV) in commercial
shuttles will be added to accommodate the proposed Project. Shuttle
development projects. Support may include provision of operations are further discussed in Section 5.13, Transportation/Traffic.
discount bus passes to employees, bicycle facilities,
transit information displays, and on-site transit facilities
(turnouts or berthing space, shelters, and access).
Develop strategies and work with private
On-site bike racks will be provided at the hotel, office and winery. Bike
landowners/business to provide parking spaces for
storage will be provided at the hotel and office buildings. Short-term
bicycle parking at strategic locations.
bike racks are for day use only and the covered and lockable bike
storage areas are intended for longer storage needs.
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Analysis
The proposed Project is designed with pedestrian paths for travel
between the separate uses on the Project site. A limited number of
sidewalks and crosswalks exist in the immediate area for pedestrians to
access nearby transit stops, residential uses and commercial uses.
Pedestrian access is further discussed in Section 5.13,
Transportation/Traffic.

Natural Resources Element
The Natural Resources Element of the Napa City General Plan contains Goals and
Policies that focus on plant, wildlife, and fish habitat, rare and endangered species, and
public awareness for the protection of natural resources, water quality, and air quality.
The General Plan major natural resources objectives include developing and
maintaining high quality plant and wildlife habitats surrounding the City; protecting
important plant and wildlife habitats incorporated into developed areas within the
rural/urban limits (RUL); high quality air and water resources; and supporting open
space areas in and around the City in coordination with the protection and
enhancement of natural resources, plant and wildlife habitats. Section 5.3, Biological
Resources, of this DEIR provides further discussion and analysis of project consistency
with applicable City natural resources policies. Consistency with the City’s General Plan
policies is detailed in the following table.

Table 5.9-3
Napa City General Plan Resources Element Consistency
Policy
Analysis
Natural Resources Policies
The City shall encourage the planting of native plant
species in natural habitats.

The proposed Project includes the retention of three valley oak trees and
one coast live oak tree on-site and the planting of approximately 400
trees, as shown on Exhibit 4-48, Tree Plan.
During development review, the City shall endeavor
The proposed Project will adhere to the City’s tree ordinance. An arborist
to identify and protect significant species and groves report has been prepared which identified Coast Live Oak, Valley Oak
or clusters of trees on project sites.
trees and other clusters of trees. Project compliance with the City’s tree
ordinance is further analyzed in Section 5.3, Biological Resources.
The City shall pursue appropriate new management The proposed Project will comply with the City best management
practices for reducing the impact of pollution from
practices for reducing the impact of pollution from urban activities. A
urban activities. See Storm Drainage section of
Water Quality Management Plan has been prepared for the Project and
Chapter 4, Community Services.
further analysis of storm water facilities can be found in Section 5.8,
Hydrology and Water Quality.
The City shall provide for the use of permeable or
Project design includes the use of artificial turf and semi-permeable
semi-permeable materials for parking lots and other
pavements as further analyzed in Section 5.8, Hydrology and Water
off-street paved areas
Quality.
The City shall develop guidelines and regulations to
The proposed Project is designed consistent with the City’s tree
encourage new development to protect and enhance ordinance for the retention of trees including 3 Valley Oak trees, 1 Coast
on-site habitat and incorporate it into the Project. The Live Oak and shrubs and bushes along Napa Valley Corporate Way and
City will allow the creation of off-site habitat on public SR 221. An arborist report was prepared for the proposed Project and
or private land as an alternative if it is demonstrated
further analysis can be found in Section 5.3, Biological Resources.
to be infeasible to incorporate significant habitat
protection into plans.
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Policy

The City shall continue to require implementation of
sensitive construction practices that minimize erosion
and sedimentation, protect native and other important
trees, restrict riparian encroachment, and maintain
unobstructed drainageways.
The City shall continue to refer development
proposals in sensitive areas to state and federal
wildlife agencies for review and comment.
The City shall encourage the use of mass transit,
bicycle facilities, and pedestrian walkways in order to
decrease use of private vehicles and thereby reduce
emissions from mobile sources.

The City shall promote energy conservation/energy
efficiency improvement programs, which reduce
energy demand from power-generating facilities
which contribute to background levels of regional air
emissions
The City shall, during discretionary review, require
that development proposals comply with federal and
state air quality standards, or make findings that the
Project has overriding benefits to the community that
outweigh nonattainment of the standards.

Analysis
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The proposed Project includes implementation of best management
practices for construction, including the protection of three valley oak
trees and one coast live oak tree. Additional information related to on-site
tree protection is included in Section 5.3, Biological Resources. A Water
Quality Management plan was prepared for the Project and is discussed
further in Section 5.8, Hydrology and Water Quality.
The proposed Project implementation includes notification to California
Fish and Wildlife in reference to the presence of Valley and Coast Live
Oaks found on-site. Further analysis can be found in Section 5.3,
Biological Resources.
The proposed Project is a mixed-use project and it is anticipated there
will be crossover between hotel guests and the winery. The Vine bus stop
is located just north of the intersection of Napa Valley Corporate Drive
and Napa Valley Corporate Way, allowing employees and office building
tenants convenient public transportation to work. The proposed Project
will also offer a free shuttle to downtown Napa for hotel guests. A detailed
description of the Project’s proposed circulation plan is included in
Section 5.13, Transportation/Traffic.
The proposed Project includes measures for reducing energy demand
from power generating facilities which contribute to background levels of
regional air emissions. Energy efficiency measures are further analyzed
in Section 5.6, Greenhouse Gas Emissions.
The proposed Project is subject to discretionary review. An air quality and
greenhouse gas emissions report was prepared to analyze Project
compliance with federal and state standards. In the event that the
proposed Project does not comply with federal and state standards and
thresholds, the City will be required to adopt a statement of overriding
considerations. Further discussion and analysis can be found in
Section 5.1, Aesthetics and Section 5.6, Greenhouse Gas Emissions.

City of Napa Community Services Element
The Community Services Element of the Napa City General Plan contains Goals and
Policies that focus on responsive police services, responsive fire services, proactive fire
services, emergency medical services, schools, water supply, wastewater, storm
drainage, and solid waste collection and disposal. The General Plan major community
services objectives include a full-service city providing a high level of basic services; a
community services system responsive to a broad spectrum of the population; and a
multi-generational educational system that promotes individual self-esteem.
Section 5.12, Public Services and Section 5.8, Hydrology and Water Quality, of this DEIR
provide further discussion and analysis of Project consistency with applicable City
community services and water. Consistency with the City’s General Plan policies is
detailed in the following table.
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Napa City General Plan Community Service Element Consistency

Policy
The City shall ensure through the development review
process that adequate public facilities and services
are available to serve new development.

Analysis
The proposed Project approval includes analysis of existing services to
determine if additional emergency services are required. The review
process includes coordination with emergency service staff to ensure that
the proposed Project will be properly served.
The proposed Project will be required to pay a fair share contribution fee
towards provision of emergency services if necessary. The fee will be
determined by the City based on ratios and amounts found in the zoning
code based on building square footage. Discussion and analysis
regarding public services can be found in Section 5.12, Public Services.

The City shall require, to the extent legally possible,
that new development pays the cost of providing new
public facilities and services and/or the costs for
upgrading of all existing facilities that it uses, based
on the demand for these facilities attributable to the
new development; exceptions may be made when
new development generates significant public benefits
The City shall provide for adequate emergency
The proposed Project is designed with emergency access in consultation
vehicle access and public egress in new development. with the City traffic engineer and the fire department. Discussion and
analysis regarding emergency access can be found in Section 5.13,
Transportation/Traffic.
The City shall continue to require built-in fire
The proposed Project will use Class A roofing, fire resistant building
protection using automatic fire sprinklers, Class A
materials, and similar measures. Discussion and analysis regarding fire
roofing, fire-resistant building materials, and similar
hazards and protection measures can be found in Section 5.7, Hazards
measures.
and Hazardous Materials. Section 5.12, Public Services discusses the
requirement for coordination and payment of fees for additional fire
protection facilities.
The City shall continue to implement water
The proposed Project is designed to use reclaimed water for on-site
conservation programs that show promise of saving
landscaping. Discussion and analysis regarding water conservation
significant amounts of water at a reasonable cost.
measures can be found in Section 5.8, Hydrology and Water Quality.
The City shall promote reduced wastewater system
The proposed Project has been designed with water conservation
demand through efficient water use by:
measures in mind through the incorporation of high efficiency water
a. Requiring water-conserving design and equipment fixtures and the use of native and drought tolerant plants where feasible.
in new construction
Discussion and analysis regarding water conservation measures can be
b. Encouraging retrofitting with water-- conserving
found in Section 5.8, Hydrology and Water Quality.
devices
The City shall continue to collect a Storm
The proposed Project will pay a fair share contribution fee towards Storm
Water System Service Fee for needed storm drainage Water System Services. The fee will be determined by the City based on
improvements and maintenance.
provisions in the zoning code and based on building use square footage.
Discussion and analysis regarding storm water pollution prevention can be
found in Section 5.8, Hydrology and Water Quality.
The City shall develop storm water management
The proposed Project will be required to include a storm water pollution
programs to reduce water borne pollution discharges prevention plan in coordination with the City building department and
to the maximum extent practicable.
engineer. Discussion and analysis regarding storm water pollution
prevention can be found in Section 5.8, Hydrology and Water Quality.
The City shall require all new development to
The proposed Project will be required to prepare and adhere to Best
implement feasible best management practices
Management Practices in coordination with the City. Discussion and
(BMP) in the design of storm water systems.
analysis regarding storm water pollution prevention can be found in
Section 5.8, Hydrology and Water Quality.

Health and Safety Element
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The Health and Safety Element of the Napa City General Plan contains Goals and
Policies that focus on seismic hazards, soil erosion and landslide, flooding, dam failure,
fire hazards, aircraft hazards, hazardous materials, emergency preparedness and
response, and noise. The General Plan major objectives for health and safety protect
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Napa residents, workers, and visitors from natural and manmade hazards; reduce the
potential for flood–related hazards; and ensure safe levels of noise exposure.
Section 5.7, Hazards and Hazardous Materials and Section 5.5, Geology and Soils, of this
DEIR provides further discussion and analysis of Project consistency with applicable
City community safety. Consistency with the City’s General Plan policies is detailed in
the following table.

Napa City General Plan Health and Safety Element Consistency
Policy
The City shall require that all new buildings be designed
and constructed to resist stresses produced by
earthquakes. To this end, the City shall require all new
buildings to conform to the structural requirements of the
most recently adopted edition of the Uniform Building
Code.
The City shall require soils and geologic studies for
proposed development with large client populations
(such as schools and convalescent centers) within areas
subject to very strong, violent, or very violent ground
shaking, as indicated in the ABAG Shaking Intensity
Map. Such studies should determine the actual extent of
the seismic hazards, optimum location for structures, the
advisability of special structural requirements, and the
feasibility and desirability of a proposed facility in a
specified location. Mitigation measures shall be
incorporated as conditions of any project approval.
The City shall amend the Zoning Ordinance to provide
implementation regulations consistent with criteria in the
ALUCP, and shall apply such regulations to properties
within the planning area boundary of the ALUCP.
The City shall use CEQA and the development review
processes to ensure that new development does not
exceed City standards.

Analysis
The proposed Project has been designed to conform to the structural
requirements of the 2016 Uniform Building Code. Discussion and
analysis regarding the building design to withstand earthquakes can be
found in Section 5.5, Geology and Soils.
The proposed Project has been analyzed in a geology and soils report.
Discussion and analysis regarding the findings of the geology and soils
report, including recommendations and mitigation measures, can be
found in Section 5.5, Geology and Soils.

The proposed Project is located within the ALUCP and is required to be
referred to ALUC for a consistency determination. Discussion and
analysis regarding the City’s zoning ordinance requirement for referrals
to ALUC can be found in Section 5.7, Hazards and Hazardous
Materials.
The proposed Project is subject to CEQA analysis as evidenced in the
technical information and details provided in this DEIR. Discussion and
analysis regarding the development consistency with City’s zoning
ordinance is included in this section of the DEIR under Consistency
with Napa Zoning Code.

City of Napa Zoning Code
The proposed Project is the development of 11.55 acres of vacant land for hotel,
winery, and office use. The Project development includes a total of 211,649 square feet,
consisting of a 155,557-square-foot hotel, a 29,878-square-foot office building, and a
26,214-square-foot winery.

A Planned Development Overlay Zoning designation (Municipal Code, Title 17, §17.42)
is required to address over-height architectural features related to the winery and
office buildings and to allow for shared parking between the project components.
Section 17.42.030A – Land use and property development regulations – states:
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The Planned Development overlay district provides for variations to the
underlying principal district regulations and standards, excluding density and
floor area ratio ranges (which are established by the General Plan). Development
regulation variations may include, but are not limited to: setbacks, yards, height
limitations, street standards, parking and loading, landscaping, open space, and
lot area. The Planned Development Overlay may also shift uses in the underlying
principal zoning district between conditional and permitted use categories.

The proposed height for the hotel building is a maximum of approximately 57
feet, which is allowed with Planning Commission approval (Municipal Code
§17.14.030). However, architectural features on the winery and office building
would extend to 38 feet and 32 feet, respectively, when 30 feet is allowed without
a Planned Development Overlay. The Planning Commission and City Council are
required to make findings per Municipal Code §17.42.050 – Findings required for
a Planned Development Overlay approval. The Zoning Code requirement for
parking is 444 spaces. The proposed Project provides 441 on-site spaces. The
application of a PD Overlay will allow shared use of the parking spaces between
the hotel/office/ winery components. As noted in Municipal Code §17.42, the
Planned Development Overlay includes variations in parking to the underlying
principal district regulations and standards. The following table depicts the
required spaces and the proposed spaces based on Project components.

Vehicle Parking Summary

Component
Hotel (1 space per room)
Staff (1 space per every 2 employees)

Total
Winery (1 space per 500 square feet)
Admin/sales (1 space per 350 square feet)
Total
Office (1 space per 200 square feet)
Total
Shortfall

Required
Spaces
253
14
267
43
14
57
120
444
--

Proposed
Spaces
250
14
264
43
14
57
120
441
3

Municipal Code §17.54.080 – Parking requirements for shared parking and offsite parking – encourages shared and off-site parking to meet minimum
standards. The section states as follows:
17.54.080 B. Shared. Shared parking solutions are encouraged. Required
parking minimums may be reduced with a use permit provided that the
shared parking spaces are:

1.
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Located in a common parking lot or off-site convenient to the use(s)
requiring the parking; and
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3.

4.
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The parking will be secured for the uses(s) requiring the parking by
ownership and/or agreements sufficient to guarantee the long-term
use of the site for such parking; and
The applicant is able to show through a parking analysis that peak
demand for spaces from all uses will be met.
In no instance shall the total parking required be less than would be
required for any one of the independent uses.

The Project proposes shared parking located in a common parking lot convenient to
each Project component. All parking will be within the boundaries of the Project and
be located throughout the site to ensure adjacent parking for each use. No street
parking is available. Peak demand uses will be met due to the nature of the Project
components and their typical day and hour usage. In addition, because fluctuations
in hotel occupancy will occur, adequate parking will be available to serve all guests,
employees, and visitors. Peak periods for hotel use will normally be evenings and
weekends, when office and winery employees are minimally present.

As noted, the Project is under the ownership of one entity. However, the reciprocal
parking proposal will require that the three-space deficit be memorialized with an
agreement that will ensure that even if property components are sold, adequate
parking will continue to be available on-site. This requirement has been included
as mitigation herein. Therefore, with the approval of a Planned Development
Overlay, the proposed heights for the office building and winery will be consistent
with the City’s regulations and shared parking will meet the requirements
identified in Municipal Code §17.54.080.

Floor Area Ratio (FAR)

The FAR is proposed to be averaged across the three hotels in the Napa Valley
Commons corporate park that are owned and operated by the applicant,
consistent with Zoning Code §17.52.120.C.1 and 2, which provide for the
combination and averaging of projects that encompass several buildings on
several lots. The section states:
C.

Floor Area Ratios (FARs)
1.

2.
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Definition. The General Plan establishes floor area ratios as the
measure for nonresidential intensity in all parts of the city. The floor
area ratio is a computation determined by dividing the total gross
building floor area (square feet) by the land area of the lot. In cases
where a project site encompasses several buildings on several lots,
the floor area ratio may be combined and averaged over the entire
project site.

Calculation. To calculate the maximum floor area ratio, multiply the
General Plan FAR by the lot square footage. The total gross floor area
(square feet) of all of the building shall not exceed this amount.
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Floor Area Ratio (FAR) Calculation Example:
General Plan FAR limit = 0.40
Lot size: 20,000 square feet
0.40 x 20,000 = 8,000 maximum building size

As shown above, Zoning Code §17.52.120 C discusses the combination and
averaging of FAR for projects that encompass several buildings on several lots
but does not specify whether the lots must be contiguous.

Using this approach, the Trinitas project component FAR would be computed in
conjunction with The Meritage Resort (TMR) and Meritage Commons (MC), which
are all located in close proximity and are all under one ownership/ operation. TMR
and MC are collectively referred to as “Meritage” below. TMR, which is located on a
20.63-acre lot, expanded its operations in 2016 by incorporating a 9.3-acre lot
located across the street for the construction of MC. The table below is a summary
of square footage and FAR for Meritage approved under the most recent
discretionary review process PA 15-0071. The approved intensity includes a
16,833-square-foot as-yet-unbuilt ballroom at Meritage Commons.
Meritage (TMR and MC)
PA 15-0071

Acreage
29.93

Max Development
(FAR 0.4)
521,500 sf

Existing/
Approved
Intensity
477,667 sf*

Remaining
Intensity Under
Allowable FAR
43,833 sf

*Addition of 15,300 sf for ballroom expansion approved by PA 15-0071

The Project proposes a total of 212,100 square feet for the hotel, the winery, and the
office building. The Project overage can be attributed to floor area added in
response to an upgrade in fire prevention construction and materials used in the
buildings. The decision to upgrade fire prevention was made after the Project was
designed, and implementing the upgrade meant adjusting the position of walls
which resulted in an increase in floor area. Additional increases were a result of
input from Marriott, which resulted in modest increases to certain hotel
components. The Project would exceed the maximum floor area of 201,246 square
feet established by the General Plan FAR by approximately 10,403 square feet. The
following table depicts the Project development area including allowable
development and proposed development square footage.
Tract
Tract 1: Hotel
Tract 2: Winery
Tract 3: Office
Total
1
2
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Project Development Area
Allowable
Proposed
Site Area
Development
Development
234,788 sf
93,915 sf
156,073 sf1
189,486 sf
75,794 sf
26,149 sf
78,843 sf
31,537 sf
29,878 sf
503,117 sf
201,246 sf
211,649 sf1

Exceeds allowable FAR
Proposed FAR exceeds allowable FAR (0.4)

FAR
0.665
0.138
0.379
0.422
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Through several prior planning applications, the City has previously approved
Meritage for 477,667 square feet of the 521,500 square feet allowed by the 0.4
FAR, providing a surplus of 43,833 square feet. Through §17.52.120 Trinitas and
Meritage are permitted to have site acreage, development area, and the resultant
FAR averaged across all sites. This results in a deduction of 10,403 square feet
from the remaining intensity of 43,833 square feet. The averaging across
Meritage and Trinitas sites may be permitted under Zoning Code §17.52.120 and
is shown in the following table.
Meritage/Trinitas
combined project

Acreage
41.48

Max Development
(FAR 0.4)
722,660 sf

Development
Area
689,316 sf

Intensity
Remaining after
FAR Averaging
33,344 sf

The proposed hotels, winery, and office building are intended to function as an
extension of the existing hotels that are under common ownership. The FAR
calculations set forth in §17.52.120 allow for the averaging of FAR across “several
buildings on several lots,” which in this instance, includes properties that are
non-contiguous but are designed with the intent that they will function as close to
one property as practically possible. Mitigation herein requires recordation of a
covenant, or other satisfactory device, to restrict the allowable square footage to
ensure that the total remaining intensity for Meritage is not exceeded. By utilizing
the provisions of Zoning Code §17.52.120 an increase in FAR of 0.022 via a
General Plan Amendment or other legislative act would not be required – rather
the FAR would be averaged across the sites and an appropriate recordation
would be made on the properties to ensure the overall available intensity could
not be exceeded.
The table below depicts the acreage and development area totals for each
component which were used to calculate the FAR based on the General Plan
allowances. As shown, the individual FAR for the Trinitas Mixed Use project is
0.42 which exceeds the General Plan allowance. However, the resulting combined
average FAR is 0.38.
The Meritage Resort
Meritage Commons
Trinitas Mixed-Use Project
Meritage/Trinitas Combined

Acreage
20.63
9.3
11.55
41.48

Development Area
317,367 sf
160,300 sf
211,649 sf
689,316 sf

FAR
0.35
0.40
0.42
0.38

Without averaging the FAR, the proposed Project would be overbuilt by 10,403
square feet. Utilizing the combined average allowed in the City’s Zoning Code as
detailed above, the resulting FAR for Meritage and Trinitas combined is 0.38.
However, Mitigation Measure LU-4 is included herein to ensure that no
overbuilding will occur and the square footage limits will remain consistent with
the combined average on each of the parcels.
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Project setbacks are regulated by Municipal Code §17.14.030 – Industrial
Districts – Property development standards. Lot 1 (containing the hotel building)
is within the IP-A district, which requires a minimum setback of 50 feet from
Highway 221 and 35 feet from Napa Valley Corporate Way. Lot 2 (containing the
winery building and a portion of the parking lot along Highway 221) is within the
IP-B zoning district, which requires a minimum setback of 35 feet from Highway
221. Lot 3 (containing the office building) is within the IP-B zoning district, which
requires a minimum setback of 35 feet from Napa Valley Corporate Drive. The
following table depicts the Zoning Code regulations for setbacks and the Project’s
proposed setbacks.
Highway 221
Napa Valley Corporate Way
Napa Valley Corporate Drive

Proposed Setbacks
Zoning Code
Lot 1
(IP-A/IP-B)
(IP-A)
50 ft./35 ft.
50 ft.
35 ft./35 ft.
50 ft.*
35 ft./35 ft.
---

*Requirement of existing landscape easement

Lot 2
(IP-B)
45 ft.
-----

Lot 3
(IP-B)
----35 ft.

As shown in the table, the Project will be consistent with setback requirements.

5.9.5
1.

The proposed Project is also subject to the City’s Design Review Permit process,
consistent with Zoning Code §17.62.

Mitigation Measures

Standard Mitigation Measures
The following City Standard Mitigation Measures will be implemented per Policy Resolution
No. 27.
MM LU-1
MM LU-2
MM LU-3
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Developer shall comply with all requirements of federal, state and local laws
and regulations applicable to Project construction and issuance of building
permits.

Developer shall comply with the monitoring/reporting checklists for
development pursuant to the City of Napa Resolution 96-153 regarding CEQA
implementation procedures for both standard and Project specific mitigation
measures.

Developer shall notify all employees and agents of the mitigation measures and
conditions applicable to the Project and shall ensure compliance with such
measures and conditions. Developer shall also notify all assigns and transferees
of the same.
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The following special Mitigation Measures are included related to compliance with FAR and
parking requirements.
MM LU-4

MM LU-5

5.9.6

Prior to issuance of building permits, the Project Applicant shall provide
evidence to the City of a deed restriction identifying the combined square
footage for The Meritage Resort, Meritage Commons, and the Trinitas Mixed
Use Project and the resultant averaging of FAR as permitted to maintain
consistency with the General Plan FAR allowance. The deed restriction shall
restrict the “donor” parcels (The Meritage Resort and Meritage Commons) to a
maximum of 689,316 square feet consistent with the combined average in
order to prevent overbuilding of square footage on those parcels.

Prior to issuance of building permits, the Project Applicant shall memorialize a
shared parking agreement per a Planned Development Overlay to allow a total
of 441 shared parking spaces for use between the hotel and winery. The shared
parking agreement shall provide three parking spaces for evening use of the
hotel. The shared parking agreement shall be in full force and effect throughout
the life of the project and will be binding upon any future owners of the
property.

Level of Significance after Mitigation

Thresholds of significance identified in the CEQA Guidelines, Appendix G, state that a project
would result in a significant impact if it would:
a)
b)

a)
b)
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c)

Physically divide an established community
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
Conflict with an applicable habitat conservation plan or natural community
conservation plan.

The Project is located within the Napa Valley Commons corporate park and is
consistent with existing development. Therefore, implementation of the Project will not
physically divide an established community.
A Planned Development Overlay is required for the increase in height for the winery
and office buildings. The IP-B zoning district permits a 30-foot height for wineries and
office buildings. The winery has a proposed roof height of 28 feet with architectural
features extending to 38 feet. The office building has a roof height of 24 feet with
architectural features extending to 32 feet. Application of a Planned Development
Overlay will result in an approved over-height allowance for the winery and office. The
Project location in a substantially built-out corporate park will not impact surrounding
development or create an environmental impact due to the additional height
allowances.
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The mixed-use nature of the Project results in a higher demand for parking on
weekends and evenings when the hotel and winery components are in greater use, and
a lower demand in parking for the office component, when fewer employees are at
work. The Project, as proposed, provides 441 on-site parking spaces. If each Project
component was parked individually, the City’s Zoning Code would require a total of
444 parking spaces. The difference between the Zoning Code requirement and the total
proposed can be accommodated due to the varied peak use days and times for the
hotel, office and winery. Mitigation has been included herein to memorialize the
proposed joint use of the 441 parking spaces between the owners/operators of the
Project. No significant impacts will occur with approval of a Planned Development
Overlay to allow the shared parking on the Project site.
The IP-A zoning district requires the issuance of a Conditional Use Permit for a hotel
use. A Conditional Use Permit is also required for a winery use in the IP zoning District.
The proposed Project includes the requirement for a Conditional Use Permit to ensure
consistency with the City’s Zoning Code regulations.

The City’s General Plan establishes a floor area ratio (FAR) of 0.4 for the Corporate Park
land use designation. The proposed Project results in a 0.42 FAR, which exceeds the
established maximum. However, as also noted above, the General Plan and Zoning Code
provide consideration for the combination and averaging of FAR for projects that
encompass several buildings on several lots. The Meritage Resort, Meritage Commons,
and the Trinitas Mixed-Use Project are all under the same ownership within the Napa
Valley Commons and the averaging of the three components results in a 0.38 FAR as
detailed herein.

c)
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The Project site is located on vacant land within a largely developed corporate park
and would not divide an established community. The Project will be a part of an
existing development and within the boundaries of the established corporate park. As
detailed above, the proposed Project is consistent with the goals and policies of the
City’s General Plan and regulations set forth in the zoning code, and would not conflict
with any applicable land use plan, policy, or regulation of an agency with jurisdiction
over the Project. The Project is consistent with the General Plan designation of
Corporate Park (CP) and the Zoning designation of Industrial Park (IP-A and IP-B).
Proposed uses will be consistent with those designations. The IP zoning district allows
hotel and winery uses by condition and office uses by right. A Conditional Use Permit is
included in the Project approval.
The Project site is not located within a habitat conservation plan area and would not
conflict with any applicable habitat conservation plan or natural community
conservation plan. Biological surveys of the Project site identified areas of potential
impact and mitigation was provided to reduce any biological impacts to a less than
significant level. Detailed analysis is provided herein in Section 5.3, Biological
Resources.
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No cumulative impacts are anticipated to occur. Build-out of the Napa Valley Commons
corporate park was considered in the City’s General Plan based on the established
development parameters. The Project will not induce growth beyond what was envisioned by
the City’s General Plan. Cumulative land use impacts are individually mitigated on a projectby-project basis and no mitigation is required for the proposed Project due to cumulative
impacts. As demonstrated above, the proposed Project is consistent with the City’s General
Plan policies, the Zoning Code and other relevant local and regional planning documents;
therefore, the Project would not result in a cumulatively considerable impact related to Land
Use and Planning.

Unavoidable Adverse Impacts

No unavoidable adverse impacts to Land Use are associated with the proposed Project.
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