NAPA PIPE PROJECT
(DEVELOPER’S REVISED PROPOSAL)
PROPOSED GENERAL PLAN AMENDMENTS
The text and illustrations in the existing Napa County General Plan are amended as shown below
via tracked changes.
A. INTRODUCTION AND SUMMARY
1. p. SV-2, revise the first bullet about the 2008 General Plan Update to read as follows:
•

Re-designated about 230 acres of Industrial land immediately south of the City of
Napa as a “Study Area,” indicating the need for additional study to determine the
appropriateness of the area for nonindustrial uses. (Approximately 20135 acres at
the Napa Pipe site were subsequently identified as a housing site in the 2009
Housing Element Update re-designated Napa Pipe Mixed Use.)

2. p. SV-5 – Modify the last paragraph under the “Housing Element” heading to read as
follows:
The 2004 Housing Element Update provided the information and analysis required by
statute, identified 14 sites that were zoned for high density multi-family housing, and
memorialized agreements with the cities of Napa and American Canyon whereby the
two cities accepted some of the County’s state-mandated housing requirements in
exchange for annexations and/or other considerations. The Housing Element was the
only element that was not updated in the course of the 2008 General Plan Update, and
was instead updated in 2009. The 2009 Housing Element Update eliminated three of
the sites identified for high density housing in the prior version, and instead identified
20 acres of the approximately 150-acre Napa Pipe site as a location for high-density
housing. Subsequent amendments to the Agricultural Preservation & Land Use
Element identified a portion of the Napa Pipe site property as the location for highdensity housing consistent with the Napa Pipe Mixed Use designation.

B. AGRICULTURAL PRESERVATION & LAND USE ELEMENT
1. p. AG/LU-2 – Revise the table of contents to reference the Napa Pipe Mixed Use
policies.
2. p. AG/LU-18 – Revise Policy AG/LU-25 to read as follows:
The County opposes the creation of new special districts planned to accommodate
new residential developments outside existing urbanized areas, except as specified in
the Housing Element or as permitted within the Napa Pipe Mixed Use designation.
3. p. AG/LU-21 – Revise the heading preceding Policy AG/LU-36 to read as follows:
COMMERCIAL, INDUSTRIAL, NAPA PIPE MIXED USE, AND STUDY AREA
LAND USE POLICIES
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4. p. AG/LU-21 – Add a new Policy AG/LU-41 as follows:
Notwithstanding any other standard to the contrary, the following standards shall
apply to lands designated as Napa Pipe Mixed Use on the Land Use Map of this
General Plan. Lands designated Napa Pipe Mixed Use are identified as Assessor’s
Parcel Number's 046-400-030 and 046-412-005, with the exception of a 19 acre area
within Assessor's Parcel Number 046-400-030, which is designated Study Area.
a) Intent: The designation provides for flexibility in the development of land,
allowing either industrial, or commercial and residential uses. This
designation is intended to be applied only to the Napa Pipe site in the
unincorporated area south of the city of Napa where sufficient infrastructure
may be available or readily constructed to support this type of development.
b) General Uses: Uses allowed in the Urban Residential, Commercial, and
Industrial land use categories may be permitted. Office, open space and
recreational uses may also be permitted as principal uses.
c) Minimum Parcel Size: Parcel sizes shall be as set forth in an approved
development plan for the Napa Pipe Mixed Use designation, provided that the
County shall allow 202 owner-occupied or rental units by right pursuant to
Housing Element Program H-4e.
d) Maximum Residential Density: No more than 700 total dwelling units (945
with state required density bonus) shall be allowed within the Napa Pipe
Mixed Use designation, with an estimated population of 1,540 (or 2,079)
persons.
e) Maximum Non-Residential Building Density: No more than a total gross floor
area of 319,000 gross square feet of enclosed non-residential uses shall be
allowed east of the railroad track within the Napa Pipe Mixed Use
designation. No more than 50,000 square feet of enclosed non-residential uses
shall be allowed west of the railroad track within the Napa Pipe Mixed Use
designation. In addition, on the parcel west of the railroad track, one hotel
with no more than 150 suites and associated uses such as meeting space and
spa, and up to 150 total units within continuing care retirement and assisted
living or similar special use facilities for seniors shall be permitted, and shall
not be included in the calculation of total gross floor area or total dwelling
units.
5. p. AG/LU-28 – Revise Policy AG/LU-52 as follows:
The following standards shall apply to lands designated as Study Area on the Land
Use Map of this General Plan.
Intent: This designation allows industrial uses to continue pursuant to existing
zoning, but signals the need for further site- or area-specific planning to assess the
potential for a mix of uses in this area, including multi-family housing. Zoning to
allow multi-family housing shall be permitted in this designation only to the extent
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provided for in the Housing Element until further planning and amendment of this
section of the General Plan is undertaken to revise the list of permitted uses, densities,
and intensities provided below. The Study Area designation is intended to be applied
only to the portion of the Napa Pipe site that is not designated Napa Pipe Mixed Use
and to the Boca/Pacific Coast parcels in the unincorporated area south of the City of
Napa, where sufficient infrastructure may be available to support mixed-use
development.
General Uses: All uses allowed in the Industrial land use category may be permitted.
(Multi-family housing is permitted on sites identified in the Housing Element.)
Minimum Parcel Size: Parcel sizes shall be as established for the Industrial
designation, except on sites identified for multifamily housing in the Housing
Element, where no minimum parcel sizes shall apply.
Maximum Minimum Building Density: Maximum building intensity shall be as
established for the Industrial designation. (Multi-family housing shall be permitted at
a density of 20 dwelling units per acre on sites identified in the Housing Element.)
6. p. AG/LU-52 – Amend the map of South County Industrial Areas to show the new Napa
Pipe Mixed-Use designation at Napa Pipe (except on the portion that remains Study
Area).
7. p. AG/LU-53 – Modify the paragraph about the Napa Pipe Property as follows:
Napa Pipe Property – Napa Pipe is located on an approximately 150-acre site that was
purchased by new owners who filed and application is proposed for a mixed-use
development with a substantial residential component, including affordable housing.
Current tenants on the Napa Pipe site are principally involved in storage, distribution,
and light assembly, and there are few heavy industrial users. Napa Pipe is subject to
airport overflights and is bordered by the Napa River, wetlands, and the Napa Valley
Corporate Park (in the City of Napa). The site is accessible via Kaiser Road and Napa
Valley Corporate Drive.
8. p. AG/LU-66 – Modify Table AG/LU-B General Plan & Zoning: For Use in Considering
Changes in Zoning, to include the Napa Pipe Mixed Use designation with the following
corresponding zoning designations: Napa Pipe Mixed Use Residential Waterfront, Napa
Pipe Industrial/Business Park Waterfront, Napa Pipe Industrial/Business Park, and
Industrial.
9. p. AG/LU-67 of the General Plan (Figure Ag/LU-3: Land Use Map), show the Napa Pipe
Mixed Use designation at Napa Pipe (except on the portion that remains Study Area) and
adjust the boundaries of incorporated cities to reflect any annexations that have occurred
since the last time the map was revised.
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