3.0 COMMENTS AND RESPONSES TO COMMENTS

Letter 151

E:&y
MEADOWOOD

Napa Valley

June 18,2007

Hillary Gitelman, Director

Napa County Conservation, Development & Planning Dept.
1193 Third Street, Suite 210

Napa, California 94559

RE: Comment to Napa County Draft General Pian and Draft Environmental Impact
Report én behalf of Meadowood Resort

Dear Ms Gitelman:

The Meadowood Resorl (“Meadowood™) located in uniicorporated Napa County at 900

Mecadowood Lane, has reviewed the draft Napa County General Plan Update (“Draft 151-1E/P
Plan”) and Draft Environmental Impact Report for the Draft Plan (“DEIR”). Meadowood

sees Napa County's General Plan Update as a rare opportunity to plan for the future in a

way that benefits Meadowoaod and all Napa County. As such, Meadowood respectfully

submits this comment to the Draft Plan and DEIR.

MEADOWOOD

Meadowood was established in carly 1961 and has beecome one of the Napa Valley's and
California’s premier resorts.  Meadowood hosts a significant number of visitors to the
Napa' Valley including the President of the United States. In addition, Mcadowood 151-2P
annually hosts Auction Napa Valley raising significant funds for Napa County charities.
Meadowood contributes substantially to Napa County’s economy and employs
approximately 400 persons. As one of the few lodging accommodations in
unincorporated Napa County, Meadowood pays Transient Occupancy Tax (“TOT™) to
Napa County, which generated over $1.4 million in 2006.'

Meadowood's establishment pre-dates the -adoption of the first general plan in Napa
County.? Under the current General Plan, Meadowood is located on land designated as
Agricultural Watershed Open Space (FAWOS™), and that designation weuld continue
under the Draft Plan, Meadowood’s zoning is Planned Development (“PI)), which was
established in 1981 through a use permit and rezone to establish the basic configuration

! As a resort in the unincarporated area, Meadowood pays TOT 10 Napa County at the current rate of 12%
of the room rate charged to Meadowood’s guests. Napa County Code §3.32.030.

2 The Draft Plan provides that Napa County’s first general plan was adopted in [969. while Meadowood's
first use permit was approved in 1961, See Draft Plan, page 1. :

oo Meanowoon Lang ¢ S Bries, Catrorsts gesmg @ T (7o7] 9623646 * (800 g38-Bofe v Fax {707) 9633532 ¢ swwwamneadowood.com
REAIS &
CHATEAUX
Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1302



3.0 COMMENTS AND RESPONSES TO COMMENTS

of Meadowood that exists today. A development agreement dated July 21, 198] between
the County and Meadowood set forth (he development allowed on the property

Meadowood is in an increasingly competitive market for luxury accommodations. As 151 _'2P
neighbaring counties (such as Senoma and Mendocino) promote wine tourism industries, [CONt d
Meadowood faces competition from luxury resorts in those counties. Additionaily, resort
development in Napa County’s cities, including room expansions and new resoris,
presents Napa Valley visitors with additional luxury lodging options. These competing
resorts have a distinct advantage in that they are not limited by the land use restrictions
that currently apply to Meadowood. In order to remain competitive with these new
resorts, Meadowood must be able to enhance and upgrade its amenities. Failure to do so
will result inevitably in a steady decline in occupancy, room rate, and revenuc for
Mcadowood, which Icads to a relative declining stream of TOT revenue to the Cunty.
This General Plan Update is an opportunity to fix many unintentional land use constraints
that block Meadowood’s abililies to keep up with the marketplace.

PLANS 10 PRESERVE AND ENHANCE MEADOWOOD

This comment letter proposes concepts and policies for the General Plan that would
cnable Meadowood to enhance and upgrade its existing resort campus, which will
increase the room rate which Meadowood can charge. Significantly, these policies will
not be growth inducing or lead to increased impacts or development pressure on
agricultural lands or other environmental impacts. Since Meadowood’s room rate and
occupancy directly impact TOT, Napa County benefits from a more successful
Meadowood., Meadowood projects that the improvements described below could result
in increased revenue generating additional TOT of up to one million dellars per year.

Meadowood hopes to enhance ifs visitor accommiodations and amenities within its
existing resort complex. For example, Meadowood plans to: 1) remodel and expand its
spa; 2) provide more retail for guests; 3) expand its clubhouse and develop additional golf
retail; 4) construct a welcome/reception building; and 5) construct new swimming pools.

Unfortunately, Meadowood’s PD zoning and AWOS designation present problems for
the needed improvements at Meadowood. Since 1985, the PD zoning arguably became
inconsistent with the AWOS General Plan designation but was not considered
inconsistent in any Meadowood permit approvals and amendments to the development
agrcemcm.‘1 Now, the Draft Plan states outright that PD zoning is inconsistent with

* A copy of the development agreement dated July 21, 1981 is-attackied at Tab A, The development
agreement was modified slightly through a subsequent agreement dated October 20, 1983 a copy of which
is artached at Tab B, ]

* fn 1985, the PD district was amendéd to be more residentially oriented, which brought into question the
consistency between Meéadowood's zoning and AWOS General Plan designation. Napa County Ordinance

No. 793.
2
County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1303



3.0 COMMENTS AND RESPONSES TO COMMENTS

AWOS.” This inconsistency threatens any discretionary approvals needed to advance
Meadowood’s plans.®

151-2P

In order for Meadowood to compete as a -luxury resort in the Napa Valley, the .

consistency of Méadowood with the General Plan must be resolved. Withiout resolving
the consistency issue, the policies in the Draft Plan.would bar Meadowood from
competing with other luxury resorts resulting in the decline of oceupancy, room rates,
and revenue. Such consistency issues also impact Meadowood’s reasonable investment
backed expectations arid rights.

Some ideas for resolving the consistency issue are presented below:

First, adding area specific policies for Meadowood could create opportunities fot the
enhancement of Meadowood’s resort offerings. These policies would be similar to the
area specific policies already proposed for Oakville, Rutherford, and South St. Helena.”
A “Meadowood Area” could be created to achieve this geal. For example, language
attached at Tab C could be used to créate a. Meadowood Area. -Alternatively, the South
$t. Helena Area could be amended to specifically include Meadowood. Since the
boundaries of the South St. Heléna Area have not been specifically set by the Drafi Plan,
siich amendment could be part of that process.

Second, the consistency issuc could be resolved simply by inserting a policy that
Meadowood's operation and development are consistent with the AWOS and do not
constitute a legal nonconformity. This would be similar to the treatrent of existing
wineries in Napa County’s Winery Definition Ordinance. Such a pelicy would not
interfere with other policies or the Land Use Map of the General Plan and poses no threat
to- agriculture. The controlled development at Meadowoed, which was established prior
to the 1983 General Plan and Measure J, would not conflict with Napa County’s
agricultural policies. Meadowood asks that Napa County make these or other changes
that would resolve the consistency issue at Meadowood. These simple but important
changes do not impact the schedule ‘or impacts of the General Plan. An example of
language that would accomplish this small change is as follows:

151-3P

Resorts established in agricultural areas under Planned Development
Zoning prior to June 7. 1983, and whose activities were lawful when
established and have not been abandoned, are an integral part of the Napa
Valley economy. Such resorts are necessary to promote the County’s
agriculture and are a major source of income and employment in Napa
County. The County recognizes the legal existence of such resorts and

* Draft Plan, Table Ag/L.U-B, pages 92-93.

“ Consistency with the General Plan is ré'quired for use permit approvals. Napa County Code
§18.124.070(D). Additionally, the Drafi Plan states that all discretionary approvals must be consistent with
the standards of thé Draft Plan, which would arguably prohibit any discretionary approvals for
Meadowood. Draft Plan, policy Ag/LU-114, page 92.

" Policy Ag/LU-93 for Oakville, policy Ag/LU-99 for Rutherford, and policy Ag/LU-104 for South St.
Helena allow continued development of residential and commercial parcels that pre-date either Measure J
(Rutherford} or February 1, 1990 (Oakville & South St. Helena).

)
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their need to operate as legal conforming-uses; provided however that the

intent in recognizing these uses as legal is not, (o permit expansion beyond 151-3P
the level which legally existed as of June 7, 1983, eéxcept as spe¢ifically cont'd
authorized as part of a subsequent use permit approved in accordance with

County regulations.

THE DRAFT PLAN

Meadowood recognizes and appreciates that Napa County’s agricultural character and
scenic beauty sct it apart. [n fact, Meadowood’s success is due not only to it8 own
grounds,” but the surrounding beauly of the Napa Valley as well.  Accordingly,
Meadowood strongly supports the preservation of agrieulture in Napa County.

151-4P

Unfortunately, certain agricultural policies in the Draft Plan inadvertently hamper
Meadowood's continued operation and development. Many of these policies are aimed
at protecting Napa Valley’s agricuitural charaeter, which Meadowood wholeheartedly
supports. Howevet, the unintended consequences of these policies, which may be a
product of reformatting the 1983 General Plan, could harm Meadowood. In the long
term, these policies would resuit in the decline of Meadowood’s quality, oceupancy,
room rate, and revenue. This, again, could lead to a decline in the rate of TOT revenue to
the County, which has not been analyzed. Each of these problematic. policies is described
below.

Policy Ag/LU-11

This policy is an excerpt from former policy 3.11, which defined the processing of
agricultural products. This excerpt states as follows:

151-5P

No non-agricultural use or development of a parcel located in an
agricultural area shall be permitted unless it is needed for the agricuitural
use of the parcel, except as provided in Policies LU-1, LU-5, and LU-24.
(Former Land Use policy 3.11 ’i

The language of policy Ag/LU-11, taken alone and out of context, could be interpreted to
prohibit new non-agricultural use or development in AWOS and conflict with other
portions of the Draft Plan. Because former policy 3.11 contained this language in a
broader definition of the uses allowable to process agricultural products, this language
was not interpreted to cease any and all non-agricultural uses on preexisting
commercially or residentially zoned parcels in an agricultural area, some of which have
zoning that pre-dates the 1983 General Plan and Measure ). Some policies in the Draft
allow the continued commercial or residential development of these preexisting zoned
parcels.

¥ Draft Plan, policy Ag/LU-11, page 35.

County of Napa Napa County General Plan Update
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Policies Ag/ALUA4T & 42

These policies result from the split of former policy 5.4, which was a lengthy policy
addressing parcels zoned for commercial uses in agricultural designations under the 1983
General Plan. Policy Ag/LU-41 states as follows:

For parcels fronting upon the west side of the Napa River south of the city
of Napa which are designated “Agriculture, Watershed, and Open Space™
or “Agricultural Resource” on-the Land Use Map of this General Plan
which have commercial zoning, additional commiercial development will
be allowed as follows:

- All existing commercial establishments that are currently located within
a commetcial zoning district shall be allowed to continue to operate and
use the existing buildings and/or facilities.

- Additional commercial uses which ar¢ permitted by the existing
comunercial zoning of the parcel shall be permitted on that portion of the
parcel zoned commercial.

- Existing restaurants qualifying under this Policy that are currently
located within a commercial zoning district shall be allowed to increase
the number of seats accommodated within existing buildings andfor
facilities on any parcel désignated as a historic restaurant combination
zoning district. (Former Land Use policy 5. 4a)?

Unlike the policy above, former policy 5.4 included all parcels previously zoned
commercial in an agricultural area. This new policy is limited to parcels on the west side
of the Napa River south of the City of Napa. The remaining portions of former policy 5.4
are contained in‘policy Ag/LU-42; which states as follows:

All éxisting commercial establishments that are currently located within 2
commercial zoning district shall be allowed to continue to operate and use
the existing buildings and/or facilities. Additional commercial uses which
are permitted by the cxisting commercial zoning of the parcel shall be
permitted on that portion of the parcel zoned commercial, (Former Land
Use Element policy 3.4)°

Unlike Former Policy 5.4, policy Ag/LU-42 does not specifically list commercial districts
in agricuitural arcas. The changes in language from former policy 5.4 to the policies
Ag/lLU-41 and Ag/LLU-42 make it unclear whether established commercial businesses on
commercially zoned parcels in agricultural areas may continue.

* Draft Plan, policy Ag/L.U-41; page 45.
" Draft Plan, policy Ag/LU-42, page 46.

151-6P
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Policy Ag/LU-113

Policy Ag/LU<113 is a new policy and provideés-as follows:
Zoning shall be consisient with General Plan land-use designations, In 151-7P
areas where the zoning and the land use designation aré not identical,
Table Ag/LU-B shall be used to determine consisteney for rezoning
applications.”’

Table Ag/LU-B lists only the Agriculture Watershed (“AW™) and Timberland Preserve
(*TP”) as zoning districts considered consistenit with the AWOS designation. Because
the Draft Plan makes no accommodation for parcels with zoning that pre-dates the 1983
General Plan or Measure J, this blanket policy on consistency makes any other Zoning
inconsistent and would require that parcels in the AWOS be rezoned toe AW or TP. i

Policy Ag/LU-114

Poliey Ag/L.U-114 also is riew and provides as follows:
151-8P
The standards shown or contained in this Land Use Element shall apply to
the land use categories shown on the Land Use Map, All discretionary
apprevals shall be in conformance with these. standards,'

While scemingly innocuous, this policy -departs from state law requirements for
interpreting a general plan in relation to a project. This policy mandates that all
discretionary decisions strictly comply with general plan standards while state law
provides that general Flan policies are interpreted and applied holistically rather than as a
set of rigid standards.” Together with policy Ag/LU-113, policy Ag/LU-114 hamstrings
Napa County by restricting the County’s options on parcels in agricultural areas with
zoning other than AW or TP. The County could make no discretionary decisions on
these parcels until the parcel is rezoned to AW or TP.

In summary, the above policies could convert all of Meadowood into a legal
nenconformity (hat cannot alter its existing- building footprint or use in any way.

" Draft Plan, policy Ag/LU-113, page 92.

2 State Taw would actually require such a rezoning based on the Draft Plan's specific expression of the
zoning districts that are consistent with AWOS. Government Code § 65860; Lesher Communicetions Ing.
v. City of Walnitt Creek (1990) 52 Cal.3d 531,

"* Draft Plan, policy Ag/LU-114, page 92. ‘

WAn action, program, or project is consistent with the general plan if, considering all its aspects, it will
further the objectives and policies of the general plan and oot obstruct their attainment.” Governor’s Office
of Planning and Research, General Plan Guidelines (2003), page 164; Corona-Norco Unified Sch. Dist. v.
City of Corona (1993) 17 Cal. App.d"‘ 985, 994; City of Irvine v. Irvine Citizens Againsi Gverdevelopment
(1994) Cal. App.4™ 863, 879, State law does not require that cach standard asserted as a goal in the general
plan be rigidly applied if a project meets the above test for overall generai plan consistency.

County of Napa Napa County General Plan Update
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Additionally, Meadowood could be required to rezone to AW or TP within two years of [151-8P
adoption of the Draft Plan." cont'd

T DEIR

As explained above, the Draft Plan’s current policies would result in unintended negative
effects upon Napa County generally and Meadowood specifically. Meadowood is a |151-9E/P
significant employer and source of TOT revenue for the County. These negative effects
would result in a loss of County funds for services and a shift in visitor traffic. In
addition, reducing Meadowood’s ability to keep 1ip with the marketplace will increase
pressure on agricultural land conversion. However, the DEIR does not identify, analyze,
or mitigate those impacts residting from a decline at Meadowood. Those impacts are
described in turn below:

A Reduciion in TOT

As mentioned briefly above, Meadowood pays TOT to Napa County. Since Meadowood | 151-10E
is a luxury resort and TOT is a pereentage of the room rated charged, the TOT paid by
Meadowood is a significant amount. These TOT funds contribute to a range of activities
in Napa County with pliysical impacts such as road and building construction, housing,
fire and cmergency services.

If Meadowood fails to keep pace with resorts in neighboring counties and the cities, the
marketplace will dictate a reduction in Meadowood’s room rate and occupancy. Such
reductions would directly reduce TOT paid to. Napa County, which would reduce the
services and activities currently planned under the Drafi Plan. The DEIR does not
address, identify or analyze the impacts to the County’s activities and services resulting
from this reduction in TOT that are a direct result of the policies mentioned above.

B. Shifting Patrerns of Visitor Accommodations

151-11E

Tourist travel along Napa County roads is an identified, significant component of Napa
County’s traffic, and Napa County experiences fluctuations in traffic volume and
congestion based simply on tourism in the summer months.!” Being centrally located in
Napa Valley’s wine country, Meadowood provides visitor accommodations in necar
proximity to surrounding tourist venues, which shortens travel time on Napa County
roads. A decline in Meadowood’s occupancy would be offset with visitors choosing
accommodations in nearby cities or adjacent counties. These visitors would then. drive
farther and longer on Napa County roads to those venues. The DEIR does not address
whether this shift in visitor traffic patterns alters the level of service (“L.OS™) of Napa

15 The Governor's. Office of Planning and Research asserts that two years is a reasonable timeframe for
amendment of a zoning ordinance follawing the update of a gencral plan. Govermor's Office of Planning
and Research, General Plan Guidelines (2003), page 164.

1% 5ee Napa County’s Recommended Budget for Fiscal Year 2007-08 online at hutp://www.co.napa.ca.us/.
' DEIR, page 4.4-11.
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County roads'® In addition to traffic. impacts, the decline of Meadowood's
competitiveness could result in growth inducement and development pressures in

agricultural, residential, and industrial areas. Such growth inducement and development 151-11E
pressure are not identified or mitigated in the DEIR, cont'd

If the Draft Plan is to be adopted in its current form, the above impacts must be evalvated
and-addressed in the DEIR. Conversely, fixing these impacts through slight changes 10
the Draft Plan causes no impacts and requires no further analysis under the DEIR.

CONCLUSION
Meadowood sées an opportunity in the General Plan Update to overcome land use 151-12E/P
constraints in a way that benefits Meadowood and Napa County at large. Conversely,
there are pitfalls in the current Draft Plan that could dramatically rediuce Meadowood’s
-compctmvcness and its contributions to Napa County, and these pitfalls are not fully
addressed in the DEIR. Meadowood looks forward to exploring creative solutions to
these issues with Napa County. Thank you for your consideration.

A e

Paul Asmuth
Owner’s Representative

' Additionally, increased travel volume and congestion increases vehicle emissions, which is not addressed
in the DEIR.
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’ . ! DEVELOPMENT AGREEMENT
e BY AND BETWEEN COUNTY OF NAPA

g AND MEADOWOOD ASSOCIATES
RELATIVE TO MEADQOWOOD GOLF & RACQUET CLUB

This Development Agreeuént is made and entered into
' thiz ol oFday or E51ﬂ| , 1981, by and between the
COUNTY OF NAPA, a political subdivision of the State of
Califernia, (hereinafter "County"), and MEADOWOOD ASS0OCIATES,
a California Limlted Partnership, (herelnalter "Developer"),
RECITALS

A.  In order to strengthen the public planning process,

encourage private paf:lcipa:ion in comprehensive planning

and reduce the sconomic costs of development, the Legislature i
;q' of the State of California adopted Section 65864 et seq. of
the‘covernmenb Code which authorize:.the Counpy of Napa and
anrapplicanf for a development project to enter into a
Developmént Agreenent, veating certain development rights in
the property which is the subject of the development profect -
applicaiion or applicatlons. » -
B. MEADOWOOD ACCOCIATES, "Developer™ herein, owns in fee
approximately 255 acres of real property located within the
County of Napa, hereilnafter called "Subject Property”, in Napa
” County, California, described on Exhibit "A" attached hereto
and incorporated by reference, which fncludes the Meadowood
o GOlf and Racquet Club (hereinafter "Headowood").
C. Meadowood Assoclates wishes to develop anlexiating
seasonal resort located on aubject préperty into a year-
§ ‘ round aupport facility for the wine fndu:Lry and comzunity
with the addition of a restaurant and lounge, meeting rooms,

06-15-81 1.
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34 guest units, wine cellar and wine Library, tenntis shap, heéihh
facility, three caretakera' homes, four awner homes, four
tennis courts, volleyball eourt and an additional 142 parkiﬁg

spaces all as more particularly set forth in Exhibits "B® and

"C','attacned hereto and herefnafter referred to as "laprovements”,

D. 1In addition the Developer wishes to conatruct four owner
homes as set forth in Exhibits "BH apd rg® attached hereto, also
referred to harein as "Improvement#".

E. The County, in accordance with applicable local ind
state laws, reviewed and on June 3, 1980, approved £hg rezoning
of approximately T4 acres of Sub ject Property::o Planned
Development (PD), with the remainder being ;bned Agricultural
Watershed (AW) as such zoning districts were defined in the Napa-
County Code at such tima.

F. The County, in accordance with applicable local and
state laws, reviewed and approved tﬁe Use Permit Request
Ho. U<208081 for Meadowood on July 14, 1981, All terms and
conditions imposed on approval of said Use Permit are contained

within the Development Program attached hereto as Exhibit "ga" and

incorporated herein by reference.

G. In-cqnsideration of Developer's agreement herein to
accomplish the. proposed improvement of Meadowood ‘in accordance

with the conditions of the approved Use Permit and terms of this

-Agreement, the County desires and agrees to vest certaln develop-

ment rlghts {n said property and process any rematning or sup-
plementary applications for development permita or entitlerents
for use and development of salid property pursuant to the appréved
Development Plan and Program expeditiously and in accordance with

06-15-81 *
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Lhé terms of this Agreesment and appllcable state aﬁd loecal laws.
H. The Board of Superiiaora has reviewed , relative to

Uge Permit Request No. 208081 and the terms of thiﬁ Agreement,

the Envirandental Impact Report (EIR) identiried as FELA-O&Y

and previously prepared and certified in connection with the

1980 rezoning application and Revised Development Plan, for

Maadowood and hereby concurs in and ratifies the pr?vious cer-

tification that said EIR is adequate and complete, that all .

necessary and appropriate notice was given and opportunity for

e publie input and tnvalvement afforded coneerning the consideration .
*A ) of said EIR and that said EIR has been completed in,aﬁcordance
! with CEQA and all State of California and local guidelines ;

pertaining thereto. The Board further finds that:

1 -, . (1) No substantial changes have been made in the-
October 1980 Hevised ‘Development Plan, or conditions of project

¢ E approval as set forth in the application for the Use Permit , X
approval and this Development Agreement or ah; other submittals
for the development of the Subject Property which would require
revision in the EIR or amendment of the prior flndinga in con-

~ nection with the project; and,

(2) No substantial changes have occurred with respect
to the eircumstances under which Use Permit No, 208081 and this
Development Agreement is being considersd from those existing at
the time the 1980 Revised Development Plan was approved which
would require revision in the EIR or amendment of the prior
findings in connection with the project; and,

(3) No relevant new information has become available

since the certification of the EIR uhich was not known and could

Napa County General Plan Update
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not have been knowa at the time of cirtirication of said EIR, and

i no such new information has become available since the preparation

of the EIR which should have been or should now we included {(n
' the EIR or require amendment of the prior (indings in c¢onnection
with the proJecn, and,

4) tbe relocation of the owners' homes from the
AW zoned portion of the property to the PD zoned portieon of . H
the property is not a substantial change of the subject nr0perty ;
which would require revision of the EIR or amendment of the prior

findings 4in connection with this project,

The sole ground for requiring any sudbsequent or supple-
mentary EIR in connection with the implementation of the project,
annual review of Developer's performance ﬁnder this Agreement or
County reviaw of the remaining development permits or other !
entitlements for use of :aia property as outlined herein shall be
findings by the County pursuant to Section 15067 and 15067.5 of "
Title 14 of the California Administrative Code based upon sub- '
stantial evidence on the record. )
! (5) Meadowood i3 a resort except for the four owner
homes and i{s therefore not subjeet to the provisions of Meaaure A
! Growth Management System Element of the Napa General Plan,
(6) The four owner homes which are a part of the
1 project are exempt from the provisions of Heaauré A as they were
approved by the Board of Supervisors prior to the adoption of
and/or lmplémentabion of Measure A, .
I. The County Board of Supervisoras has reviewed and hereby

approves the provisions of this Development Agreement and Use

Permit No. 2080481 for Headouood hath AFf uhilab dacimo oo

County of Napa
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entitlements for use of Subject Property include and anoéparate

o by reference Exhibits "B and "C® attached hereto; and further
finds that said Use Permit, and this Agreement, including said

| : Exhibits "B" and "C", are in conformance with the. County General
Plan and "applicable state and local law and tﬁeir lnplementation

i 1s in the best interest of the County and the health, safety and

welfare of its residents.

i NOW, THEREFORE, it i3 agreed by the parties hareto as

followa:

ot I {(Section 100) GENERAL PROVISIONS

K> A. (Section 101) Property Subject To The Aareement

All of that real property located iﬁ the County of
Napa, State of California, described in Exhibit "A", shall be
subject to this Agreement. It is intended and determined that
'the provisions of this Agreement shall constitute covenants
which shill run with said real property and the benefits and .
burdens hereof shall bind and inure to all successors in Lnkereac
to the parties he%éto relative to all unbuilt portions of subject
property.
B, (Section 102) Term £
The term of this Agreement shall commence upon
the effective date of the Grdinance approving chgs Agreement and
- shall extend for a period of ten years thereafter, unleﬁs
sald term L3 extended by circumstances set forth in Section 503
of this Agreement or by mutual consent of the parties hereto.
Following the expiration of said term, this Agreement shall be

deemed terminated and of no further force and effeoct,

06-15-81 -
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C. (Section 103) Parties To The Agreement

1. (Section 104) - The County Of Napa

" The County of Napa 13 a poelitical subdiviaion
of the State of éalirornla, exercising general ngérniéntal
!unétiona and powers. The principal office of the County ts
located at 1195 Third Street, Napa, California 94558,
'Countf' as used in this Agreement refers to the County of

Napa, California, and any assignee or successor to its rights,

powers and responsibilities with respect to said propeﬁty.
"Board" as utilized herein refers to the Board of Supervisora of

the County of Napa.

2., (Section 105) The Developer

All refarences to "Developer™ in this Agreement

refer to Meadowood Associates, a California General Partnership,

-

the principal office of whicb for purposes of this Agreement
is: ‘ '

MEADOWOOD ASSOCIATES '
3701 Buchanan Street . ] %

San Francisco, CA
Attention: Thomas R. Owens

1 D. (Section 1065 Aasignment

Developer shall have the right to sell, assign or .
transrer thla Agreement with all its rights, title and 1ntereat '
therein to any person, firm or corporation at any :Lme during the .
term of this Agreement. Developer shall provide County with
written notice of its intent to sell, assign, or tranafer this
Agreement at least thirty (30) days in advance of auch action.
Express assumption of ‘any of the.obligatléna of the Developer

under this Agreement by any such 43signeé shall relieve Assignor

from said obligation or obligations under this Agreement, =

AE am A

Napa County General Plan Update LC)‘ountybof I;Ig;o);
Final Environmental Impact Report ecember
3.0-1320



3.0 COMMENTS AND RESPONSES TO COMMENTS

o o ; ' w1211 e [fif;

E. (Section 107) General Development Plan

"General Development Plan” as utiljized hergin rerers
to that plan dated October 16, 1980 approvedbby the County
as part of this Agreement and Use Permit No. 208081'and'attaehed
hereto as Exhibit "C". One copy.of':ald Plan, endorsed by the

J appropriate representative of the County shall be filed and

retained in each of the following offices: Office of the Couaty

Clerk, Office of the County Engineer and Office of the County

Conservation, Development and Planning Department.

by .
?r Said General Development Plan may de amended from

iﬁ time to time by mutual consent of the parties hereto and in

™ accordance with the provisions of Government Code Section !

65865 and Resolution No.B80-91 of the County of Napa. The term

"General Development ?lan” herein shall inclﬁde any such

anendments properly approved and executed, HMinor modificatiaons

.to the General Developmeat Plan, however, may be approved by i

the County Director of Conservaton, Development, and Planning 4
-in writing in accordance with County ordinancé#.

F. (Section 108) Notices, Demands and Communications
' Befween The Parties 3

Formal'writteq notices, demands, correspondence
and compunications between the County and the Developer shall be
& sufficiently given 1if dispatched by registered or c;rtirled mail.
1 postage pré-paid, return recelpt requested, to the principal
offices of the County and the Develqpsr. Such written notlices,
demands, correspondence and communications may be sent in the
same manner to auch other persons and aucrﬂssgs as elther party i
. may from lee-ho-clmé destgnate by mall as provided in this sectionl ;

06-15-81 7.
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11 (Section 200) DEVELOPHENT‘OF THE SITE

A. (Section 201) Permitted Uses
The Subjeat Property may be used and developed
only for commercial, realdential, and recrgational purposes ‘as
more particularly set forth {n the General Development Plan
and Development Program fopr Headowood approved by the County and
attached hereto and ror Such other yses that might be mutually
agreed upon by the parties hereto in accordance with appxicable
provisions of County ordinancea. ; -
B, (Section 202) fermitted Density Of Developament; ’

Any future development of Subject Property shall be

in accordance with the approved General Development Plan and
iaubject to the condit{ons set forth in Section 300 and in Exhibit
"B" attached hereto,

The numbers and lﬁcation or Iiprovementa shall be ) ,
generally as indicated in the General'Developqent Plan and
provided, however, that precise placement and‘locatlon of
Iuproveuénha, roadways and landacaping, as :hoﬁn on 3aid plan
! is preliminary and deseriptive only, Precise numbers and

locations of Improvements, roadways and land:capins ahall be

! deternined at the time or County Approval of Specifiec Plan .
. supplements for the Project.
! S Except as otherwise expressly set forth in Exhibit
*B" hereto, the conatruction of improvements and development of
the Sub ject Property may be accompllahgd in whatever phases or
increments are selected by Developer.

1 C. (Section 203) Maximum Height And Size of Structure

The maximum height and slze Ar et eeensiema o.

AL s, aA.

County of Napa
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- : be conatructed upon the 3ubject Property shall be as 2l lowed
by County ordinance, regulation and pelicy and other applicable

law which are effective the date of this Agreement.

! D. (Sec;ion 204) Regservations Or Dedications of
1 ) and For Publiec Purposes

The General Development Plaan and Development Program
attached hereto as Exhibits "B" and "C* (and as duly amended from

time-to-time) and set forth in rull the reservations or dedica-

glona.or portions of Subject Property that may be required as a
condition of éxpanding and improving Meadowood. Unless otherwise

set forth in Exhibits #B" and "cn hereto, all roads and other

necessary means of ingress and egreas shall remain private

property and not be dedicated to the publie,

E. (Section 205) Rules; Regulations And Orficial
: clicies

Developuent of the Subject Property, shall be governed

first by the provisions of Exhibit "B" and "C" hereto and otherwise
by the geneEally applicable County rules, vregulations, ordinances, n
laws, general and specific plans and offictal policies governing
development, density, permitted uses, growth management and
énvironmental conaideratiéns and design eriteria ln force and

& effect upon the ;rrective date of this Agreeaent.

buring the term of this Agrecment the County way

g’ ‘apply to Subject Property only such new, modified rules, regu-
lationa, ordinances, lawa, general or specific pland and official
policies which are not in conflict with those in effect on the
date of this Agreement or the terms, spirit and intent of this
Agﬁeemenc. However, this Section shali not preclude the appli«

cation to development of the Sub ject Property of changes in

06~15-81 9.
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County laws, regulations, plans or policies the terma and appli-
! cation of which are spcciriéllly mandated and required by cﬁanges
in astate or federal laws or regulations, In the event such

1 changes in state or federal laws prevent oE preclude coapliance

with ode or more provialons of this Agreement and inbleaennation

of the approvéd Dnvelopgent Plan, the parties shall take appro-

prriate action pur:ﬁanc to Section 303 of this Agrecaent.
Application, processing and inspection fees, improvement

atandards as set forth in the County subdivision regulations and

hE: conatruction standarda and specifications that are revised during
the term of this Agreement shall apply to developaent pursﬁan: to
“this Agreement provided that: '
;) such fees, standards and :pecirlcaiioﬁa apply
to all private works within the County; and
b) their application to'develop-ent of the Subject
Property is prospective only as to apﬁlicationa for building *
or other development permits or approval of tentative
subdivision maps not yet accepted for péoceééing;'nnd
) their application to the development of the Subdject
Property would not render inpleﬁencation of this lgreement and the
approved General Development Plan imposuible, unbeasonably difficule
or economically infeasible.
Development of the Sub ject Property pursuant to the Use
Permit as last approved and amended and to the terni‘or this
Asreenenn i3 hereby specifically acknowledged and déclared,

without 1imitat1on, to be exempt from the application of Measure

Y A, adopted by the electorate in November, 1980 and froo all i
! supplementary ordinances, regulations, plans and policies mandated
06=-15-81 10,
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by the terms of Measure A. In the event that any portion of the
herein described expansion of Meadowood is legally determined to
be subject to said Measure A, or any :upplé-entqry ordinances,

regulations, plans and pol;cies zandated above, then in that

event, this Agreement shall continue in full foree and errect.aa
to all other terms and conditions hereof and that portion of the
Meadowcod Development, 1if any, which is legally determined io be
! subject to Measure A or any implementlng ordinancéa or regulations
thereunder shall comply with the terms and provlsionavthe(eof.

Developar acknowledges that the Céunty of Napa cannot

control either the filing or the result of litigation on this

g; ~matter, and therefore Developer agrees to waive all

rigﬁta it may have against the County of Napa or any of its
agents if the implementation of this Development Agreement or
any proviaion thereof (s frustrated as the result of Court .

action concerning the application of Measure A to developaent of

the Subject PropeEty.
F. (Section 206) lmprovement Security/Insurance

A3 a conditien of approving any development permits

or other entitlements for use of all or a po;tion of the Subject
' Property, the County may require the furnishing of appropriate
and reasonable improvement security pursuant to St;te and local
law. The County may alao require evidence of ceompliance with
labor standards and insurance requiﬁed a3 a standard condition
under federal, state or local law at the time of County action on
any necessary development permits or any other entitlements for
use and development of the Sub ject Property pursuant to this

Agreement,

nR_1e ai
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’
With regard to condition number 57 of the Meadowood

Development Program, (Exhibit "B" hereto) which eoncerns pro-
Jected pudblic inprovement of the intersectian ;rihdvéll Mountiin
Ro;a and Silverado Trall, Developer shall rﬁrnlsh to County, goo&
and sufficient security in a form approved by the County Caunael
in connection with this Agreement. Tﬁpea of security which are
acceptable to the County are: bonds of a duly authorized cor-
porate surety; a deposit of néney or negotiable bonds of the kind

approved for securing deﬁosita of public monies; an instrument of

. eredit from a financial institution(s) pledging that the funds

© necessary to carry out said obligation by Developer are on

deposit and guaranteed for pPayment; a lien upon thg real property
ereated by contraet_begwean Developer and the County; and any
other form of security, including security interest in real
prcoperty, which 1s acceptable to the County Counsel. Said
security shall be in the sum of 1l00=-percent of Ehe proposed

contribution by Developer aet forth in condition No. 57 of

Exhibit "B" and shall assure the faithful performance of said

Covenant by Developer. A
III (Section 300) DEVELOPMENT PROGRAM

A. (Section 301) Developer
Any construction and development activity on the Subject

Property initiated by Developer pursuant to this Agreement shall
be carried out generally in accordance with the conditions set
forth in Exhibit "B" hereto. Developer expects to initiate
conatruction on the.site in calendar year 1981, and, absent

unforeseen events or enforced delays, to complete developaent
¥
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within ten (IQ) years. Minor modifications to the approved
Development Program, consistent with County-ordinancea, may be ) ék

‘made from time to time, iﬁbjeet to approval in writing by the

County Director of Conaervation,‘Development and Planning and by
Developer. Such minar modifications to the Development Program
hereunder or ta the Development Plan pursuyant to SecLioﬁ 107
above, do not constitute contract amendments requiring new notice

and hearing under state and local law. As neceasary for the

effective lmplementation of this Development Agreement and

Plan for development of the subject property, any agreement ‘
r aetting'rorth minor modifications to the Development Program

and Development Plan herein shall contain parallel provisions
conatituting minor modifications to the approvea Use Permit

and other previously appﬁoved'entftlements for use of the -

Subject Property, Copies of written documents constituting

such modiffcations shall be maintained in the official contract
file of the County Clerk.
B. (Section 302) The County

The County hereby agrees that it will accept for

!

{ proceasing and review and. action all appllcatlona_{or development
- permits or other entitlements for use of Sub ject Property in

' accordancé with the apprOVe& Development Plan and this Agreement.

The County further acknowledges that the parties have executed

this Agreement subject to and con}ingent upoan County approval of

all necessary permits and/or entitlements for use no lLater than

the times set forth as follows:

L. Approval of specific plan supplements to the approved

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report
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General Developaent Plan and bevelopment Program, as set forth
tn Exhibit B, within Ninety (90) days of a complete applicatian
Ehéretpr. i

2. Approval of construction plans and subdivision maps
and any requeaeﬁlror axten:ionslof time to pursuant to the Calif.
Govprnment Code as naw inketree: or subsequently amended and
local ordinance.

3.A Approval of building permits, within 30 days of
submission of plana.

in all instances, the County shall inform Develaper
upon request of the necessary submission requirements for each
application for a permit or other entitlements for use in advance
and review said application and achedule'tna application for the
Conservation, Development and Planning Coamiasion and/or Board:of
Supervisors' action pursuant to the times set forth in this °
Seétion, 30 as to maintaln the integrity of the development
program sst forth in Exhibit "B", Should the County fall to act
within said time limithtion:, as Developer may elect to take
further action under Section 400 herein. ‘

In addition to its contractual obligatlions herein to
cooperate with Developér in implementing the project in a timely
fashion, County acknowledges that, in any evenﬁ. it muat take
action upon the applications for development permits or other

entitlements for use neceasary to lmplement the Ceneral Develop-

ment Plan'und this Agreement within the time limitations establishe

ed under existing or subsequently amended state and loecal planning,

zoning, building, environmental, and subdivision laws or be

Napa County General Plan Update
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subject to the add{tional statutory penalties set forth thereln.

. The Coqdby hereby covenants that the scope af its
review of all remaining or supplementary applications for develop-
i ment permits shall be confined to the issue of'subatun:ial con-

formance to the approved Ceneral Development Plan and the terms

of this Agreement and that the conditions. imposed on approval or
required reservations and dedications shall be restricted to
those specified {n Exhibits "B" and "C" heréto.
C. (Sectiom 303) Cooperation In Securing Gerrnmental
Permits/Conflict of Laws P

The County shall cooperate with the Developer in

securing Developer all permits which may be required by the

* Coﬁnby ar Any other governmental agency.
7 In the event that state or federal laws or regu-
lations enacted after this Agreement has been entered into or

the action or inaction of any other affected governmental

Jurisdiction or any lending institution involved in financing

the project preveﬁt or preclude compliance with one or more

provisions of this Agreemeﬁt, or‘require changes in plans, maps

or permits approved by the County, the,bartiés hereto agree
. -that provisions of the Agreement shall be promptly modified or
suspended as may be necessary to comply with such state or
federal laws or regulations or the regulations of other arf;ched
governmental jurisdictions or lending institutions so long as
saild regulations are not inconsistent with County law and p&lléy.
}? : ‘Each party to this Agreement agrees to extand to the other its
prompt and reasonable cooperation {n 3o modifying this Agreement
or approved plans, map or permita to permit continued development

06-15-81 15.
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of the Sngect Property to the axtent feasible and conalstent

with the principles and provislons of this Agreesent.

v (chtion 400) DEFAULT, REMEDIES, TERMINATION

A. (Sectlion 40l) General Provisions

- Subject to extensions of line'by mutual consent
in writing or as aset forth in Sections 502 and 403 herear,

fallure or deliy by either party to perform any tera or provi-

alon of this Agreement constitutes a default under this Agreement.

In the event of default or breach of this Agreement or any .

of its terms of conditions, the party alleging such default

or breach shall give the breaching party not less than thicty

(30) days' rAotice in writing, measured from the date of certified

mailing, specifying the nature of the alleged default and, where

appropriate, the manner in which said default may be satisfactorily

[N

ecured. During any such thirty-day period of curing, thg—party
charged shall not be considered in default roh purposes of
termination or institution of legal proceedinﬁ:.

After proper notice and the expiratiop of salid

thirty-day cure period, the other party to this Agreement, at

its option may {nstitute legal broceeding:.purauant to Section

404 hereof or give natice of intent to terminate this Agreement
pursuant to California Govenment Code Section 65868 and County

Resolution No. 80-91. Pollowing notice of intent to teroinate,

.the matter shall then be scheduled for consideration and reviewed

in the manner set forth in California Government Code Sections
65865, 65867 and 65868 by the Board of Supervisors within thicty

(30) days.

Ll
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Following'consideratiOu of the avidence presentsd
bafore the Board of Supervisors, either party alleging a default
by the other party.l:y, at its option, give written notice of
termigation of this Agreement to the other party by certified -

mail. Written notice of termination of this Agreement shall be

effective immediately upon certified mailing to the defaulting
party.
Evidence of default by elther party may also arise

in the course of a regularly scheduled periodic review of this

i Agreement pursuant to California Government Code Section
. ~ 65865,1, If either party determines that the apposlng party is
in derfault following the conpleiion of the normally seheduleﬁ
periodic review orlprogreas under.the Agreem;nt; it may at its
" option, give, by certifled mail, written notice of termination
of this Agreement to the opposing party, specifying therein the
alleged nature of the default, feasible actlons to cure said .
default where appropriate, and granting the niieged defaulting .
party thirty (30) days in which to cure said default. If thg
alleged default is_not cured or begun'in :ubstanclgl good'raith
- within thirty (30) days or the defaulting party waives its
rigﬁt to cure such alleged default, this Agreement shall be
deemed terminated thirty-one (31) days from the date of mailing
of the notice of intent.
Faflure or delay in giving notice of default pursuant
to this Section shall not constitute a walver of any defau%t, nor

shall it change the time of default. Except as otherwise expressly

provided in this Agreement, any rallure or delay by either party ‘

s
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in asserting any of itas rights or Foswedies as to any default
shall notboperahl as a vaive: of any default or 9( any such
righ:a‘or remedieos 6r dcprtve.alhhdr such party of its right to.
institute and maintain any actions or proceedings which it may

L deem necessary to pbotect, d43sert or enforce any such rights or
remedies.

B. (Section 402) Default By Developer

The County shail reach any determinaticn of default

by Developer pursuant to the Development Agreement review proce=

dures established in Resolution No., 80-91 adopted by the County
- on September 30, 1980, or as such procedures may bé subsequently
amended by resclution. Pursyant to said resolution, the County
shall, at least once every twelve (12) months during the term
hernor; review the good raith substantial compliance of Developer
with the terma of thias Agreement. Such periodic review shall be
linited {n scope to‘compliance with the nerms;or.thia Agreement
and noticed pursuant to ‘California Government Code Sections 65867
and 65868 and such notice include a statemeqt that any review may
reault in amendment or terminaticn of this Agreement, In con-
nection with each periodic review, the County's rinding of good
fainh compliance by Developer with the terma of the Agreement
shall coanclusively determine said issue up to ihe date of said
review for purposes of future periodic reviews or legal action

i yoo between the parties. )

County shall deposit in the mail to Developer a copy

of all staff reports and, to the extent practicable, related

exhibits concerning contract performance a mianimum of ten (10)

N.
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. calendar days prior to any such review or action 4pon the Deve-

- . -

lopment Agreement by the Consqriatioa, Developament, and Planning
Commlissioners or the Board of Supervisors Upon request by
Developer. Developer shall be pernitted an opportunity to be

heaard orally and in writing regarding f{ts perfornanee under

this Agreement before each appropriate County Commisaion and/or

Board of Supervisors at any County review or action on the
Development Agreement,

C. (Section 403) Default By County

In the event that the County does not accept, review,

approve and/or issue necessary development permits or entitlements

for use in a timely fashion =s defined by this Agreement (deapite

"1 a good faith effori by Developer to file tiﬁely complete application
therefor) or the County otherwise défaults pndér this Agreement,

the County agrees that Developer in no event shall be obligated

‘co proceed with or complete the project or any. bortion thereof

nor shall resulting delays ip Developer performance constitute

grounds for termination or cancellation of thia Agteement,

D. (Seection nou) Enforced Delay: Extension or
Iimes of Performance

In addition to specific provisions of this Aéreement,

performance by either party hereunder shall not be deemed to be
in default where delays or defaults are due to any of the
H] following factors, the existence and {mpact of which is satis-
factorily demonstrated: war; insurrection; strikes; lock-outs;
] riots; floods; earthquakes; fipes; casualties; acts of God;
i eriminal acts; epidemlcs; quarantine restrictions; freight

embargoes; lack of transportation; governmental restrictions

! 06-15-81 19.
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1 or priorities (oxcepc-;ny imposed by County); inability ta

.obtain financing; the cnncﬁuent of conflicting state ar fo&crll

\ lawa or regulations; new or supplemental énvironm-ncal regula~
tion; litigation; unuaually severe waather; inability to secure

neceasary labor, materials or toola; delays or any conéractor,

subcontractor or supplier; acts of the other party; acts or
failure to act of any public or governmental agency or eﬁtity
(other than that, acts or failure to act of the County shall not

excuse performance by thae County), nn} abnormal delay in i{ssuance

of the parmits refarred %o in Section 303, or any other causes
beyond the Eontrol or without the fault of the party claiming an
extension or time to perform. An extenalon of time {in writing

for any such cause shall be granted for Lhe period of the enforced .
delly, or longer 43 mutually sgreed upon, which period shall

commence to run rro- the time at the comuenceﬂent of the cause. ,

E. (Scction 405) Inatitution or Legal Actions

In’ ldditton to any othar ri;hba or remedies, |
either party may institute legal action to cure, correct or
remedy any default; to enforce any covenantas or -agreementa
herein or *to enjoin any threatened or attempted Qiolazlon
thereol; to racover damages faor any default; or to obtain -
any other regcdy'cona!atanc with the purpose of this Agreedgnt.
3uch legal actions must de instituted in the Superior Court
of the County of Napa, State or Calfornia, in aa appropriate
municipal court in that County, or in the Federal Distrsict

Court {A the Eastern District of California,

County of Napa
Napa County General Plan Update December 2007
Final Environmental Impact Report 3.0.1334
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F. (Section 406) Applicable Law/Attorney's Fees ' .

! : ” ‘ This Agreement shall be conatrued and enforced in
.accordance with the laws of the State of California. Should

! any legal action be brought by either party because of breach
_or-bhis Agreament or to anforce any provision of this Agreement,

| the prevailing party fn auch action shall be entitled to all

reasonable attorney's fees, court coats &nd necessary disburse-

ments in connection with such litigation.

G. (Section 407) Annexation of Territory

i3 ’ ‘ During the term of the'Agreeuént,'ir tha 3ubject
R Progirty or any portion. thereof is annexed to the existing
r City of st. Helena, this Agreement shall terminate as to that
property so annexed. If less than thé entirety of the Subject
Property i3 30 annexed, this Agreement ahail herﬂlnnte a3 to

portions of Subject Property remaining under County Jurisdiction

only in the event that the Parties hereto concur in writing that
sald annexation has made implementaticn of the termun and spirit

of this Agreement Lhreaalble.
v (Section 500) PRUJECT AS A PRIVATE UNDERTAKING

It Lis specifically understood and egreaé by and between
* the parties hereto that the Subject Development i3 a private
development; that the County has no interesst Ln‘or responsibility ;
) for or duty to third parties concerning any of sald improvements
until such time and only until such time as County accepts the
same pursuant to the provisions of thls Agreement or in connection

with the various parcel map approvals (there likely will be two

or more parcel map appllcations made in connection with implemen-

06-15-81 ) 2l.
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tation of the terms hereof); that Developer shall have full power
over and exclusive control of the Property nerein described
Subject. only tc the limitations and obli{gations or the Developer

under thia Agreement.

vI (Section 600) COOPERATION IN THE EVENT OF LEGAL
CHALLENGE TO THIS AGREEMENT

In the event any legal action is 1ns:1=u:ed by a thirdg

party or other governmental entity or official challenging the

validity of one or more provisions of this Agreenent, the state

vund local legfalation authorizing the County to enter.into this

Aéreeuent, or discretionary action and approvals of the County

on development permits or other entitlements for use and develop-~
ment of Subjeet Property pursuant to the approved Developacnt
Plan and this Agreement, the parties hereto agree to cooperate in
defending said action., If there i3 any legal challenge to the

Development Agreement or the manner in which Measure A is applied

‘to this proju {see ‘205 herein) by a third party, it is up to

the applicant to underwrite the cost and expenae of defending Lt
and reimburse the County for any legal fee; sustained.

VII (Section 700)" "REIMBURSEMENT' OF NORMAL COUNTY
: ADMINISTRATION EXPENSES

Developer agrees to reimburse the Coun:y $750.00 pursuant
to Ordinance Ho, 671 for processing of this Agrggment.' Such
expenses do not incluﬁe attorneys fees or costs related to
11£;sation, which are separately addressed in Section 600 of this
Agreement. ’

Said reimbursement shall bc in the form of compl iance
with a generally applicable fee achedule to be adopted by the
County to govern the procerssing, cxecution and implementation

07-01-81 22,
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of Development Agreements.

VIII‘ (Section 800) ENTIRE AGREEMENT, WAIVEKS AND
This Agreement 13 executed in two {2) duplicate originals,
each.of which 13 deemed to be an original. This 1kreement
consists of tuehty-rour (24) pages, including the recitals at

page 1 through 5 herein, and three (3) exhibits, which constitute

" the entire understanding and agreement of the barties. Sald
exhibits are as follows: ) :
Exhibit "A" < Legal Deacription of Suﬁjeqt Proﬁerty.
Exhibit *B" - Development Frogram, consisting of 19
pages.
Exhibit "C" ~ General Development Plan, dated October
16, 1980, and consisting of 1 sheet.
This Agreement integrates all of the terms and conditions
) mén;ioned herein or incidental hereto, and supersedes all negoti-
ationa, prav}ﬁus agreements and conditions of development apﬁrov;l ;
by and between the'paftiea with respect 'te all or any part of the ..
subJect matter hereof with the exception of Ehos set forth herelin.
All waivers of the proviaibna of this Aggeement rust be
in writing and signed by the appropriate authorities of the
County. of the Developer, and all Amendments beretb must be in
writing, signed by the appropriate authorities of the Courty and
‘the Developer and in a form suitable for recording in the Office
of the Recorder, County of Napa. » : i
Within ten (10) days of the date of this Agreement, or
subsequent Amendments thereto, a copy thereof shall be recorded

in the 0fficial Racords 6{ Napa County, California.

06-15-81 23.
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Upon compietion eof contract performance by the partiea
o revocation of this Agreesent, a wrl:cen atatement acknowledglng
such completion or rc"nc-tion, aisned by the approprlace agents
of the County and Developer shall be recorded in the Qffictial
Records of Napa County, California.
IX (Section 900) SEVERABILITY
The plrtic; hereto agre? that the proviasicns are sevarable.
If any provision of ;hia Agreement 1s held invalid, the remainﬁer
of thL: Agreement shall not bg affected and remain in full force
and effect unleas amended or modified by mﬁtual consent of the
parties,
Executed the day and year first written'above.

Approved as to Form: COUNTY OF NAPA, a political
subdivision of the State of

California o~
By !
CHAIRMAN, BQARD OF SUPERVISOR
By,
OF THE ) SUPERVISORS

COgNTY COUNSEL

Approved as to Form: L HEADOWO®D ASSOCIATES,
- a CaYifprn Genaral Partnership
~7, b ;
/ Ceri ﬁé’
rney rized Person
HEADOHOOD ASSOCIATES

Napa County General Plan Update
Final Environmental Impact Report
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STATE OF CALIFORNIA )
_COUNTY OF NAPA y
On the . day of i ,198), before me, a
goq:ry Publie, pefsonally appeared ] . known to
me to de the of Meadowood Assoclates, a California
general partnerahip, that executed the within Inatrument, known

to me to be the person who executed the within Instrument on

behalf of the corporation therein named, and acknowledged to me

that such corporation executed the within instrument.

¥ . Notary Fublic .

STATE OF CALIFOBNIA )
‘33,
COUNTY OF NAPA )

On the 1Tth day of July, 1981, before me, a Notary Public,

personally appeared PETER J. PALMISANO, known to me to be ! "
.authorized by Headodood Aaaociatea,‘a Calirofﬁia limited
partnerahlp,.to execute the within Instrument, known to me to
be the person who executed the witnin Isstrument on behalf of
HI ) Headowood Associates; and acknowledged to me that such

partnership executed the within instrument, -

- ’. A//&wﬁﬁm

Wotary Fubile

“-\ Howarp g, DICKENSON
\ Off o) Sqqi

i o N, i

: t

o abad ‘o

Exaran July 19, 1983

. ¥
My Cammigy an

04-30-81 254
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The land referred t0 herein is described ss follows:
All that real property situate in the County of Napa, State of California,

{ described as follows:

Being a part of the Rancho Carne Humana and also a part of the Southeast
1/4 of Section 24 and the Northeast 1/4 of Section 2§ Township 8 North
Range 6 West, M. D. B. and M., the Southwest 1/4 of Section 19, the Northe
. west 1/4 of Section 30 and also a part of the Northeast 1/4 of Section 30
' Township 8 North Range 5 West M.D.B. & M., described as follows:

Cbmmencing at the Northwest corner of the Southeast 1/4 of theFSOutheasq

: 1/4 of Section 24 Township 8 North Range 6 West, known as corner number
;%4 C. H. 41 of The Dewoody Final Survey of Rancho Carne Humana; thence running
i} EASt to the Northeast corner of the Southeast 1/4 of the Southeast 1/4 of
ﬁfsaid Section 24;: thence continuing E
# 0f said Section 19 to the Northeast corner of said Lot No, 4; :
i East along the North boundary of the Southeast 1/4 of the Southwest 1/4 of

said Section 19 to a point that is 323.00 feet West of the Northeast corner

thereof; thence leaving North boundary and running South 59° 13' 30" East a
fﬁdistqnce of 611.89 feet; thence South 82° 10" .30" East a distance of 402.43
© feet to a point on the East boundary of the Southeast 1/4 of the Southwest

1/4 of said Section 19 said point being a distance thereon of 3314.56 fest

South from the Northeast corner thereof;

of the Southeast 1/4 of the Southwest 1/4

corner of the Northeast 1/4 of the Northwe

East along the North boundary of the Northwest 1/4 af. the Northeast I/4 of

said Section 30 to the Northeast corner therecf; thence South along the East

boundary of the Northwest 1/4 of the Northeast 1/4 of said Section 30 to the
43 of The DeWoody

st 1/4 of said Section 30; thence

Southeast corner thereof; said corner being known as C. H.
g the South boundary!'
0 to the Southeast

Final Survey of the aforementioned Rancho; thence West alon
of the Northwest 1/4 of the Northeast 1/4 of said Section 3
corner of the Northeast 1/4 of the Northwest 1/4 of said Se
Hest along the South boundary of the Northeast 1/4 of the N
said Sectiom 30 a distance of 709.0 feet more or less to a
611.00 feet East of the Southeast corner of Lot No.
leaving said South boundary and running South 18° 33*' West a distance of
1310.68 feet to an iron post set in concrete in the stump of a live oak tree
126 inches in diameter and notched on four sjides, sald oak being the most
Northern corner of the land formerly belonging to John Howell; thence South
48° 38 00" West a distance of 169.60 faet to the point of intersection
‘hereof with the Southern side of a road referred to in deed to Freeman A.
Liicholls et ux, recorded April 26, 1562, in Book 472 of Official Records
page 510 gaid Napa County Records; thence along the Southern side of said
" -oad North 31° 22 00" West a distance of 16.50 feet; thence South 58° 38°'
éﬂ' West a distance of 353.81 feet; thence North 5J* 08' 00" West a distance
if 645,03 feet to an iron stake set in the stump of a black cak tree necar
the grant line from which stake the corner common to Sections 19 and 30
Township 8 Nocth, Range 5 West and Sections 24 and 25 Township 8 Nerth Range
West M. D. B. ¢ M. bears North 27° 13°

thence North 60° 26' 19 West 1025.08 feaet; thence North 56° 1d4' West 669.48

ction 10; thence
orthwest 1/4 of
point that is

ZSCRIPTION CONTTINHEN

ast along the North boundary of Lot No. 4 !
thence continuing;

thence South along the East boundary
of said Section 19 to the Northeast

1 said Section 30; thence

08" West a distance of 1626.41 feet;

County of Napa
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feet to the most Eastern corner of the tract of land described in the deed
to L. Meade Baldwin and wife recorded January 5, 1961, in Book 623 of Official
Records at page 292, said Napa County Recards, said corner being South 51°¢
03' 25" Weat.a distance of 905.09 feet from the corner common to Sections
24 ana 25 Township 8 North Range 6 West and Sections 19 and 30 Township 8
North Range 5 West, M. D. B. & M., thence North 66°* 28' 00" West a distance
of 320,27 feet along the Northeastern boundary of said Baldwin tract; thence
. North 42* 12' 00" West a distance of 175.87 feet; thence North 35°* S1' go*
{:West a distance of 363,10 feet to a point that is due South 36.30 feet. from
.« - the Southwest corner of the Southeast 1/4 of Southeast 1/4 of Segtion 24
! ﬂownship 8 North Range & West; thence North 61° 38' Q0" West a distance of -
/3,11 feet; thence North 17% 55' 00" West a distance of 244.38 feet; thence
fNorth 27* 33 go- West a distance of 362.00 feet; thence North 17° 07* g¢o-
West a distance of 305.73 feet; thence East a distance of 427.02 feet to a
point on the West boundary of the Southeast 1/4 of the Southeast 1/% of
¥Section 24 Township 8 Neorth Range 6 Wost said point being North 853,41 feet
» from the Southwest corner thereof; thence North to the point of commencement.

g the Soqthweétern line thereof included
rithin Meadowood Community Madronne Knoll Unit One as shown on the map thereof

¢ "iled August 6, 1964, in Book 7 of Maps at pages 76 and 77 in the office of
~the County Recorder of said Napa County. ]

EXCEPTING therefrom, that portion alon

:PE 21-320-13 : :
,  25-070-~02 : .
25-070-19 : . ‘ :
25-080-23 :
25-110-20
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DEVELOPMENT PROGRAM .

v . FOR MEADOWOOD GOLF AND. RACQUET CLUB

In conjuﬁcuon with the General Devalob-'anc Plan and
text of the Development Agraeaement for the Meadawood Golf and
Racquet Clud of which this Exhibit "B* {5 a ﬁnrt, the
follewing sets forth all of the conditions of approval of

Use Permit #208081 and this Development Agreeaent,.

EXHIBIT *B"

County of Napa

Napa County General Plan Update
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EXHIBIT -

Development Program For

. . HEADOWOOD GOLF AND HACQUET CLUB -

Setting Forth All Conditions of Approval for
Development Agreement and Use Parmit #U-20808]1

General Conditions and Mitigation Measures.

1. All development and improvement of subject property

i1s to be done in accordance with the General Develoﬁment

fPlan (attached to this Davelcpnept Agreement as Exhibit
)'C'),-thia Development Program, and the terms of

$ 8% this Developm;nb Agreement and any ruﬁure modifications,
amendments, or Specific Plan supplements thereto mutually

approved in writing. )
2. The applicant shall obtain all standard permits

from and meet the st;ndard requirements of all County
departments and»Federal,'State and local {gehcies having

_ Jucrisdiction over this project. -

' a 3. As of the date of first execution of this Agreement,
the approved GCeneral Development Plan and Prog}am includes

vt the following ex{sting proposed facilitlies and building

EES

" improvemantas: )
- . Approx. Sq. Ft.

1, Existing - NO CHANGE

A. Office and Reglatration 800
B. Guest Unit Cluaster 5,700
C. Hill House 1,600
'
06-15-81 1.
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dpprox. Sq. Ft.
2. Existing - TO BE MODIFIED
t
A. Pool Lockers and Bap - Remodel
. To Include Cabana Space 2,350
B. Barn - Rebulld fop Teaporary
| § Heeting Space and Storage 1,400

C. Golf Clubhouse with additions
for Reception Room, Locker
Rocma and Storage 8,600
i : D. HMaintenance Building - Rebutild.
’ : ’ for Additional Covered Equipsent )
k Storage 1,000

‘3. NEW BUILDINGS

A, Reataurant, Kitchen, Cocktail |
Lounge, Gathering Raoa, Star? ' i
Lounge, Central Service Storage,

Loy Administrative Office .- 6,000
" B, One (1) Meeting Room with Storage
s Space, Lounge, Small Discussion
k Spaces . 2,000
b3 €. Two (2) Meeting Rooms with Storage
. Space, Lounge, Small Discussion
Spaces & 1,300 aq. ft. each 2,600
D. Wine Cellar and Wine Library 2,500
- E. Six (6) Guest Unit Clusters® 33,250
. ‘F. Tennis Shop, 0ffice and Bar . 1,000
! ' G. ‘Health Facility —_¥;000 .

ENCLOSED BUILDING AREA ‘72,200

' ! ‘ H. Three (3) Céﬁetaker Homea :
I. Four (U4) Owner Homes . : .

%Guest Clustera = 6 @ & Bedrooms, 2 Sitting

Rooms and Living Room & 2,800 sq. ft. each 16,800

28 One Bedroom @ 400 sq, rt. sach 11,200

14 sSitting Rooms @ 300 8q. ft. each 4,200

Miscellaneous Storage and Housekeeping o 1,050 v
TOTAL 33,250

%, OQUTDOOR RECREATIONAL FACILITIES - NO CHANGE
A. Swioming Pool
B. Nine Hole Golf Course
C. Three (3) Tennis Courts

5. NEW OUTDOOR RECREATIONAL FACILITIES

A. Four (%) Tennils Courts
B. Hiking Trails

06-15-81 2,
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! ‘ . C. Gazebo
D. VYolleybail Courts

6. PARKING FACILITIES

A. Existing 132 Spaces
B. New 142 Spaces

TQTAL 274 Spaces
4. The portion of Subject Property zoned Planned Develop-
ment shall be merged into one legal parcel with County approval
and recordation of an apprbpriate subdivision map, with the

egceﬁtion of four oae-acre ainglenrgnily bullding sftes desig-

nated on the General Develﬁpment Plan as potential homesites
for the club's owners and operators, so long as each site is
served by either public water and/or sewer facilities.

5. DevelopeE declares and agrees that all portions of
Subject Property zoned Agricultural Watarshed (AW) as of the
effective date of this Agreement shall be owned, improved, used,
divided and conveyed only in accordance with the restrictions,
limitations and Eég@lations of the Napa County Code relating -
to Agriculture Watershed Districts (including, but not
limited to minimum parcel size restrictiona) applicable ¢on
the affective date of this Agreement and any additional and
more restrictive provisions applicable to said zoning
district which may be enacted by the County in EHE Tuture.

In no event shall the restrictions, limitations and regulations

aﬁplicnble to the Subject Property in the future be less

restrictive than those applylng on the effective date of

this Agreement. »

! - 6. Prior to tnitiating any actual development or loprovement
of any portion of Subjeet Project, Developer shall submit to the

i 06-15-81 2
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County as a specific plan auppieuent to the apbroved Use Permit
and General Development Plan the (oliowing items for sald
‘portion of Subject Property; '

a) a detailed plot plan; and-

b) Architectural elevations of proposed development

showing the types of material to be used,
County review of such apeeific plan supplements shall be

conducted in & manner consistent with the terms and spirit af

§ " the Development Agreement and subject to the time frames set
forth therein.
7. All the anenities shown on the Devélopment Plan (Exhibit
"C? hereto) including ﬁut not limited to the pr;poaed fitness
'ttcili:y, pool=side cabana, hiking and bicycle patha shall be
completed end opensd for operation Qicnin one yesar from the
date that the first additional guest house i3 completed. The
additional tennis courts as shown on Exhibit "C* will be conplét;d L
within the time allotted for the coapléiion of the entire project.

GéologicalL,Soil and Seismic Hitigation Heasure:/Condition::

8. Areas of excavation shall be minimized.
9. Cut and fill ahalllbe balnnceq on 3site,

10. Excavation ﬁhall be conducted only during dry months
batwean Hay 1 to October 1; exposed soils shall be replanted
prior to intense winter rains. Slopes shall bae reseeded or
otharwise sealed with an appropriate binder. Artificial
irrigation ahall be utilized, if necessary, to establish
vegetation, Temporary siltatlon basina shall be constructea
to trap suspended sediments prior to their entry lnﬁo the

on=site streanm.

County of Napa
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11. A detailed soil invostiga:ion, ir reﬁuired by the
county, ahullvbc conducted prior to building approval on each
apecific site. Such a report should develop aite grading

criteria and foundation design dati in accordance with good

30Ll engineering principlas.
12, Soila aéall be stockpiled during grading for future
redistribution as part of the landscaping process, oo
13. Seismic desaign criteria shall be determined for '

structures on the site,  Special reinforceing and other design

4 measures may be required by the county if on-site stone is used
1 as a building material. :
v 4. To further mitigate the possibility of damage during H

shall ba installed bto reduce the pogsibility of fire.

Air Quality Mitigation Hansukes/Conditions;

earthquakes, clearly labeled manual shut-érr valves in gas lines ,
i
|

15. Bus or van aervice shall be provided for local tours
originating from the project site to reduce vehicle miles

traveled,
16. Unpaved qonstruction areas shall be :p;inkled- at least

"R - twiace a day,

17. Water-baadd rather than oil-based paints shall be

utlized to the extent feasible.

Hydrology Hitigation Measures/Conditions:
18. Adequate setbaaks and/or diking shall be provided to

insure protection from rlooding‘orla storm of 100 year rrequenéy

for proposed improvements.

06-15-81 5.
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19, Grading shall be conducted during the dry summer
months to minieize the potential for erosion.

20, The aite ahill be revegetated as Eoon as possible
-rtcr‘grnding u3ing hydromulching or some othar suitable
téchnique. Use drought~resistant, native vegetation.

21. Effluent which flows from the on-site treatment
facilities shall be contained, even during periods of heavy

precipitaftqn, and not allowed to flow into other surface

" waters, including the Napa River.

22. Use of fertilizera, herbicides and peaticides om the
golf course and other landscaped areas shall be controlled to
minimize the chemfcal pollutants in the water.

23. An effluent saupling and teating progrun‘ahall be
designed and implemented in cooperation with, and satisfactory
to, the Regional Water Quality Control Board.and County Division
of Environmental Health.

‘ 24, An nnult{on-typc n;phnlt or u:oufquro aaphalt {nstead
6: medium-gure or rapid-oure cutback asphalt shall be ulilizad.

25. “Any quarrying operaticns that would require Bay Araa Alr
Quality Management District permita shall be pfohlbitod.

26, An internal pathway system connecting all arsas of Lhﬁ
projact shall be developed pursuant tg the lppré;od Ganoral:
Development Plan and any Specific Pllﬁ Supplements thereto.

27. Developer shall cocperate with area tranalt systems, in

any e{"t‘ort_to extend bus service to the site,

06-15-81 : 6.
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Nolse Mitigation Measures/Conditions.

28, Electric-powered iﬁstead of Diesel-powered construction
equipment (i.,a. air combressora, uolder:,.euc.)=shall Sc
utilized where tea:lﬁla.

29. 'All construction operations shall be limited to weekdays
between the hour; of 8 AM and 6 PM,

30. The construciion contractor shall certify that construction

equipment meets all State and Fﬁderal noiaQ specifications.

31. No rock blasting, drilling or other Quarrying operations

2 shall be conducted on the project site.
32. Use of Tennis courts shall be limited to daylight hours.
33. Temporary noise barriers shall be erected at construction
sites for the proposed caretakers' hoames to reduce potential
disturbance to neighboring residents.

38, Landscaped earth berms shall be constructed around thd

southeaat alde of the proposed tennis courta, as relaib}q. to
help attenuate tennls court nolse.

Vegetation &k Wildlife Mitigation Measures/Conditions,

35; Native apecfies shall be used for llndaélping, as
' feasible.
36. LlLandscaping plans shall be dealgned to provide high
= wildlife habitat leue. Possible measures which ubuld halp
accomplish thia are use of tree, shrub and vine apecies which
produce aﬁundant fruit and nuts; provision of infrequent cut
grassy areas to allow seed production; retention of rocks,
rallen logs and aﬁnndihg dead trees (pruned for safety), where

feasible, in order to provide nesting habitat for woodpeckers,

af-15-81 ' k4
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aqqirruls and other hole-nesting animals, <¢lustering and
layering of trees, shrubs and vlﬂea, as reaaihie, to produce
dense shelter for small Wildlife; avoldance of use of herbicides
and pesticides; and‘u:e of hngerdus and vegetation elu&tcra to

enchance definition of edge between open areas and areas of

dense vegetation. Dead trees shall be removed if they present

a fire hazard,

37. Developer shall require that any pats permitted on

ki site 3hall be confined or leashed at all times, and that

any peia permitted to live on the site shall be inoculated

-

agzinst rabies and distemper,
38. A moaquito management program'uaing biological ceoatrols
(such as bacteria which destory moaquitollnrvae). shall be
izplemented aa feasible,
39. Developer shall prohibit the feeding of wildlife by Heoplie.

40. Developaent {n vicinty of aristing oak trees ahall be ) .
conducted in accordance with the rollovlng”stlndlrda sat foth

in Native Oaks, Our Vallay Heritage, 1976, by Heritage Oaka

Committee, Sacramento County Offlce of Education:

a) Do not grade, trench, or cut within the rnot zone
' of any oak. The dripline ia an approximate measure of the
root zone, but test diggings measure Ltas extent more
conclusively. ;

' b) Limit paving under trees. Wnen it is absolutely
’ necessary, use porous materials, :

¢) If soll compaction, paving, or filing is absolutely
necessary, within the dripline, take adequate measures to
prevent irreversible damage or death of the tree, See
Development around Native Oaka, pp. 31=39, Consult a
horticulturist, aborist, or other profeasional tree
expert,

Napa County General Plan Update County of Napa
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d)} Investigata innovative tree preservation design,

g7 . for example, opén space easements, planting easemants,
mini-parks, native plant landscaping, etc. The resulting
aub:tantially increased land value and deereased maintenance
i3 economical as well as ecological.

) e) 1If extensive cuts or fills are made beyond the
dripline but near a native ocak, provide adequate drainage
and/or supplemental trrigation to mitigate the udverae
effects caused by changes in elevation.

5 £f) After development, treat for and prevent lnaect
infestation, rot and disease to insure long tree life.

g) Do not plant grass, ground covers, or plants that
require summer watering within the dripline of native ocak
trees., Natives may need supplemental irrigation, but
overwatering and/or improper watering will kill an oak.
See Care jof Established Oaks pp. 40-46.

3; h) Where soil compaction occurs, take measures to
i restore soil condition and integrity.

1)} If an oak tree shows gradually increasing symptoms
of disease or wveakness, consult with a horticulturist,
arborist or other proreas;onll tree expert.

J) Prevent construction equipment from damaging
oak trunks and roots.

Yisual Quality and Aesthetic Mitigation Hessures/Conditions

4], MNew bulldings shall use indigenous natural materials
for exterior surfaces to blend with the surroundings. Guest
houses shall be conatructed on two levels to follow natural

a - eantours.

42. The removal of trees and large rocks shall be restrict-
ed io building sites. Bullding‘afte: be shall be chosen to
minimize diaturbance to trees and other natural features,
Natural features should be incorporated into overall site

design as feasible.
43. Grading for roads and foundations shall be minimized.

06-15-81 9.
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Native rock shall be used in construclion of buildings and
reLtaining walla, as feasible.
! 48, Roofs shall be balow the tree canopy line.
45, Fxisting treea should be retained, aa'rengible, in all
parking areas. ]
46. Tenni; courts shall not be i{lluminated rof night play,
87. Utildity lines shall be placed underground.
48, Placement and design of on-site aigns and sraphici

‘sha'l be coordinated and limited to avold distracting, clutter-

ing, or garish appearances. )

k9. Landscaping buffers shall ba provided around parking
areas, using vegetation, rock walls, and/or earth berms, as’
appropriats, )

Historical and Archeclogical Resources Hitigation Measures/

-

Conditions

S50. In the event that concentrated amounts of either
historic or prehistoric materials are eddounbered during
_excavation lﬁd construction notivihies,'all uyrk within a
-10~meter radius shall be stopped until a quaiiried archae-
ologist has examined the find and recommended mitigative
action. Developer.shili comply with any ;eaaonable mitigation o, o

measures recoamended.
§1. Prior to any future earth;diaturblng activities on or
near any of the known sitas, Developer shall conduct further

l ' archaeological investigations and/or photographic recording of

che site,

06=15-81 10.
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52. Developer shall restrict or aiscourage access to the
three known hillside sites to prevent theft or disturbance.

Traffic, Circulation and Parking Mitigation Heasurés/Constiona

53. The.project shall provide nultiﬁle—u:e guest rﬁcillcie:
(e.g8., conference rooms, re%taurhnt, pool, étc.) in addition to
overnight accommodations, to feduce the number of off-site tripa
that would occur due to overnight accommodations alone.

S4, Winery tours and_other group trips originating at

ks * Meadowood should use bus or mini-bus transportation, rather

than individual autos. ) i
55. In conjunction with periodic review of the Development - i

Agreement and Permit #208081, the County shall review trafric
flow seﬁerated by the then current stage of project development.
In the event that averagé daily trips per day on Meadoﬁood Lane -
generated by the project exceed one thousand (1000}, the County

may impose new Use Pufmih conditions limiting .the level of future

activity or development on Subject Property or require additional
public improvements reasonably required to -itigaté the increased

traffic impacts of the praject.
56. In order to partially alleviate traffic .at _the inter-

* section of Howell Mountain Road and Silverado Trail, Developer
shall ccontribute $126,000 to the County Road Fund as its
contribution to projected public improvement of the intersection
of Howell Mountain Road and Silverado Trail.

Fayment of said sum shall be in five installments of

$25,200 each, to be tendered .concurrent with the Lasuance of

building permits for each increment of the proposed Kueat units

County of Napa Napa County General Plan Update
DZZZn};b(:er 20,;7 Final Environmental Impact Report
3.0-1353



3.0 COMMENTS AND RESPONSES TO COMMENTS

| - w2l sgelly -

with ten (10) or more bedrooms but in any event the total aum
of $126,000 shall be due and payable no‘later-than five (5)
years from the effective date of this A;reeuent.

5T. Noithef increased pavement widths on Heidowood Lane

nor any other of{-aite‘public improvements shall be required
of Developer dus to the substantial off-site Public Works

] cont;ibutlon voluntarily being made by Developer purasuant

I to item 56 above.

58. Provide an {xpanded internal pathway system connecting
all areas of the project. This would encourage walking,
'blcycling, and use of golf carts and would ciscourage on-site
auto use. '

59. Developer shall provide an internal Jiiney service

within the pEoJect-area. Spec;al:cghalderaCLOn should be given
to providing service between the guest houses and conference
center area. )
60. The two split roadways are to have a minimum 11 foot
pavement w¥idth for each direction.
61. The roadways wh{ch serve the owner ho;eaitea, the guest
" eluster units anﬁ caretakers homes are to be improved to the
.atatua of a modified common drive, i.e., a minimum 10 foot pavement
width with turn-outa placed at strategic locations. The turn-outs
are to conaiab of 16 foot pavement widenings and 30 foot lengths.

Paved turn-around facilities acceptable to the County Engineer are

to be installed at the end of these roadways.

1080 Camanat

62. The main roadways on the Octarar 16
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' to have mininum 20 foot pavement widths,
63.‘ The parking areas and all of the nﬁove described roadwaya
are to have a minimum structural aechion equivalent to 2 inehea of
asphalt conerete on 5 inches of Claas I! aggregate base.

64, The other bui;ding: within the development which do not

front on the above described roadways, {.e., exlisting golf clud
house, wine cellar and tasating room, 3 neéting roomsa, exisiting

locker and bar, health facility, ete., are to be served by an

éuergency access road acceptable to the Department of Foreatry.
65. Developer is to submit a full set of improvement plans
which are to be prepared by a regiatera& civil enginear and
reviewed -and approvad by the County Engineer, along with a fee -
equal to 3% of the coat of construction to thia department to
cover the coat of County plan checking and construction inagection._
66. Work performed within the right of way of the County '
roadways is to be done under an encroachaent permit.

Energy Reaoﬁrce‘ﬂitigation Measures (Passive Solar Design,‘

Etec.}/Conditions . r

67. Energy conservation measures such as paasive solar
design and wood-burning fireplaces shall be 1qcorporated in all
b new buildings lncludihg the following, wherever fgas;ble:
a) The long axis of buildings shall be oriented in
an eaat-wcat‘direction, a3 feasible for paasive solar
'A . design.
b) Windaw and door area on the south sides of

buildings, shall be maximized and minimized on the north

sides,
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¢) Eaves or window overhangs, or landacape with
deciduous trees shall be provided adjacent to walls, to
shade intariors from high asummer sun yet Qllou penetration

of low winter sun.

d) Double-pane windows and/or insulated draperies

shall be installed.

‘ e) HMasonry floors and walls opposite south-facing

windows to store solar heat shall be install;d ‘
£) Atties and adequate attic ventilation shall be

provided to prevenb heah buildup and reduce coollng

requirements.

g) Extra insulation in ceilings and walls shall be
inatalléd and insulate the floors over unheated :pacesf
(ceilings inaulation rated R~30; walls Re =19; rloora
R-11).

h} Garage walla and ceilings ahall be insulated.

1) Windows "and properly inaulated akylishta shall
be ;ocated to provide natural light in frequently used 7
work area;_auch as kitchen and aink.nreaa{"

- J) Bathrooms shall be located to accommodate
windows tdr_ven:ilation and light instead of fans.
68, The following mea;hrea_bhall ge incorporated into
the fireplace design: | :
- a) Firep1a§e$ shall be located entirely inside the
exterior wall of the structures; a natural gas outlet

aﬁall not be installed in the fireplace.

Napa County General Plan Update
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b} Fireplaces shall be equipped with metal fire -
' boxoa, heat exchangers and adjuatable rluea, or free-
.atanding fireplaces of Franklin-type stoves installed. All
rifeplace chimneys ahnli be equxpﬁéd with spark arresators
approved by the California‘Divi:Lon‘of Foreatry.
9. The follouiné additional energy conservation measures

.'shall be incorporated into the broJect.

a) Active solar water heaters in swimaing pools as a
minimum, and other buildings as feasible.
b b} If solar energy facilitles are not provided,
use of natural gas for :pacé and water heating-and for
ranges and laundry dryers. Inaﬁall natural gas (with

pllotlesa Lgnltion) and .laundry dryers.

-

a) Inatallabion of eleetric appliances, such as
diahuaahera and diapoaala, on the basis of greatest energy .
errlgienqy. e . ‘
d) Use of flourescent liéhting for a11 installed v
light rixturea in work areas (kitehena, bathroona, ete.) and
P in common areas (corridor:, laundry rooms, ete.).
e} Inscallation of sodium-vapor lamps for all street
aadjparking ;ot lighting.  L1ght1ng should be the minimum
-auount ﬁeceasiry for puBlic safety,
r) No‘architec;uéai or exterior display lighting.
- g) ﬂaa ol accurate thebmo;tat: with reading; in
degrees to control w;her heaters. ‘
h) Locatiop of water heaters as close as posaible to . N

the points of hot water use and ifnsulate hot-water pipes,
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1} Use or Aceurate clock-operated thermostats with
i day and nignt settings to control space heating.

Community Service Mitigation Héa:urea/cdndihion:

70. All new -structures ahall be equipped with water-saving

faucets and toilaets.
71, Landscaping shall be irrigated with reclaimed water,

72. Treatment plants shall be maintained by a professional

licensed starr,

T3. The existing Security gate limiting access to club
menbers and authorized visitors shall be maintained to reduce

the need for police service to the site.

78. In order to help assure continuous operation of aewarage

syatea in compliance w;th applicable regulations and standards,
the 3everage system shall be operaﬁed and uaintaingd uﬂderione :
ownership and one maintenance entity. In particular, Developer
ahall comply wlth'reQuireQents’and Fecoamendations of the Regional
Water Quality Control Board and Napa County Department of Public
Health, Division of Environmental Health, for ihe'operatlon,
maintenance, testing, monitoring, and inspection aof Meadowood
Sewerage facilities, ’ ¥ . : : &
75. Solid waste collection facilities shall be provided at
the proposed commercial and recreational facilities in conform-
ance with the requirements of the County Department of Environ-
mental Health, Ipdividual residential service be provided by
the Upper Vallay Di;ﬁosal Service, .
T6. Implementation of long~term recycling program for

recovery of limited resources Shall ha ammaidacad acd oo s

County of Napa
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a8 feaslible,
7T. Low=llow toilets shall be provided in all buildinga to

reduce sewage generation.

78. At least two feet of freeboard shall be provided

around the retention pond at ill_tiuea (1.e., maintain the

water surface at a level at least two feet below overflow

level).
T9. A fence shall be provided arcund on-site wastewater

.Eetentlon pond, and install signs indicating that pond is not
" potable. )
80 An alarm system shall be installed to incecease the
level of protection without direct polic intervention.
‘81. rrain;ng in security measures and techniques for

caretakers and maintenance pepﬁonnel shall be provided.

82. The property owner shall enter into an agreement with .
the County to,bé'includeq in a public service district, as may
in the future be formed to provide public service to the area,

upon demand by the County.
83. The applicant shall secure a discharge requirement,

or waiver of same, from the Regional Water Quality Control
A Board, ; » _
84. A permit for sewer line exten;ions shall be secured
v, from the Division of Environmental Health prior to the lssuance
& of a bullding permit. ‘ ;
Fire Safety Mitigation Measures/Conditions
85. The following minimum water supply requirementa shall
be met:
County of Napa Napa County General Plan Update
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500 GPM for 2 hours duration
20 Psi - residual pressure
6 inch maina

6 inch risers’

6 inch steamer hydranta
Looped Syatem.

86. Hydrant locations shall be abﬁnoved by the County Fire
Warden pfior to inata}lation.

87. Access road to all buildings shall be all-ueathe?.
hard=surfaced, suitable for use by heavy fire enginea.

88. Access roads to all public use facilitlies and buildings

,:ha;l meet Napa County Road Standars with secondary egress
provided whare requiégd by'the County Fire Warden.

89. HNo building may be more than 100 feat from a street.

90. A 100-foot clearance shall be provided around all.
buildings as per FAC %251 additonal "Greenbelt® as required by
the County Fire Warden. ‘ ' R

‘ 91. All building® shall have fire resistant roofing. A;
Overhangs, decks and other building projections shall be kept
to a minimum and provided with fire resistant screening.

92. Fire-resistant building materials shall be used and
overhanging deeka avolded in new construction to enhance fire
safety of project.

93. Project ahall meet water deljvery and acceas require-
ments of State Department of Foreatry, the Ciﬂy of St. Helena
and N&pa County,

i : 94. A fuel management program shall be prepared and
implemented of natural fuel (such as dead wood, brush and

undacayed leaf litter) on the project site.

.

Napa County General Plan Update

Final Environmental Impact Report
3.0-1360

County of Napa
December 2007



3.0 COMMENTS AND RESPONSES TO COMMENTS

S | w1211 w206

95. New strugtures ahall be qﬁuipped with amoke detsctors,
fire alarms and ‘prominent, easily rend‘ener;eney'rlrﬁ instructions.
96. The watar tanks shall be kept at least 50 percent
rilled to- provide emargency fire flou: of 500 gallons per
minute for twa hours, tha minimum required for fire-fighting

purposes by the State Dapurtuent aof Foraestry.

97. Parking shall be restrictad to parking, areas at all
! tlneS to avoid iipeding fire access,

98. Wooden waterpipe supports shall bg replaced with
noncozbuatible supports to prevent a hill;ide fire from cutting
off the emergency water supplies.

99. A plainly marked emergency rLrF access gate, =h§11 be
provided rather thap the present locked gate, on th; road -

connecting Meadowood with Si{lverado Trail via Madrone Knolls.

Napa County General Plan Update
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. ‘ . ’ e apa County Conservation
MINOR MODIFICATION OF USE PERMIT NO. 208 ;
AND DEVELOPMENT AGREEMENT BY AND BETWEE@%HCWWPt& Planning Com mis:
' COUNTY OF NAPA AND MEADOWOQD ASSOCIATES
' RELATIVE TO MEADOWOOD GOLF AND RACQUET CLUB

f This Modification of Use Permit- #208081 and Develcpment
' - Agreement is made and entered into this @/“day 0‘% .
1983, by and between the COUNTY OF NAPA, 2 politicai subdivision of

l the State of California, (hereinafter "CQUNTY") and MEADOWQOOD
! ASSOCIATES, a California General Partnership, (hereinafter "MEADOWOOD™

RECITALS

The partiés have heretofore entered into a Development Agreement
dated July 21, 1981, which incorporates in Exhibit "B" theretb all
opnditions of approved Use Permit No. 2080811

The parties have agreed to modify the Use Permit and

the Development Agreement by changes to the General Conditions
and Mitigation Measures set forth in numbers 3, 4 and 6 on

Exhibit "B" of the Agreement and the related conditions of

Use Permit No. 208081. ‘
AMENDMENT ) y
IT IS THEREFORE AGREED AS FOLLOWS:
1. General Conditions and Mitigation Measure No.-3 on-

Exhibit "B" to the Agreement and related conditions of Use Permlt

1 No. 208081 shall be deleted and the follow;ng substituted in its
N place: o ' .
i i K Approx. Sq. Ft.
‘ - "l. Existing - NO CHANGE
‘ ~ "A. Guest Unit Cluster 5,700
B. Hill House 1,600
4. o EXHIBIT * F; "
Napa County General Plan Update County of Napa
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l 2. Exlsting - TO BE MODIFIED Approx. Sq. Ft.
A. Pool Lockers and Bar - Remodel :
: To Include Cabana Space 2,350
(I B. Barn - Rebuild for Temporary
Meeting Space and Storage 1,400

€. Golf Clubhouse with additions
for Reception Room, Locker
' . Rooms and Storage ' 8,600
. D. Maintenance Building - Rebuild
- i for Additional Covered Equipment
1 Storage 1,000
1 ‘ . E. Office and Registration - - 1,550

1 . : Approx. Sq. Ft.
' - 3. NEW BUILDINGS

p . A. Restaurant, ‘Kitchen, Cocktail
Lounge, Gathering Room, Staff
! Lounge, Central Service Storage
’ Administrative Office : 6,000
B. One (1) Meeting Room with Storag
Space, Lounge, Small Discussion

5 Spaces . 2,000
) C. Two (2) Meeting Rooms with '
i Storage Space, Lounge, Small
) Discussion Spaces at 1,300 sq.
ft. each . 2,600
¥ D. Wine Cellar and Wine Library 2,500
i E. Guest Unit Clusters®*. 39,000
F. Tennis Shop, Office and Bar 1,000
G. Health Facility . b,000
ENCLOSED BUILDING AREA 79,300

H. Three (3) Caretaker Homes
I. Four (4) Owner Homes -

¥Guest Clusters = Four (Y4) duplexes, each of which will have two
bedrooms, a day area and miscellaneous ‘storage and housekeeing
areas and eleven (ll) fourplexes, each of which will have four
bedrooms, a day area and miscellaneous storage and housekeeping T
areas. No one fourplex will exceed 3,000 square feet, including
storage and housekeeping areas, all as ‘approved by the Napa County
Conservation, Development and Planning Commission December 1, 1982,

»

! ' 4. OUTDOOR RECREATIONAL FACILITIES - NO CHANGE

~A. Swimming Pool
B. Nine Hole Golf Course
C. Three (3) Tennis Courts

County of Napa Napa County General Plan Update
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208081 'are modified to add the following sentence:

COUNTY OF NAPA

5. NEW OUTDOOR RECREATIONAL FACILITIES
A. Four (4) Tennis Courts
B. Hiking Trails
C. Gazebo
D. Volleyball Courts
6. .PARKING FACILITIES

A. Existing 132 Spaces
B. New 142 Spaces

Total 274 Spaces
2. General Conditicn and Mitigation Measure No. U on Exhibit

"B to the Agreement and related conditions of Use Permit No.

208081 are'modified to add the following sentences:

"A parcel map merging the parcels within the PD portion

into one parcel shall be submitted before November 1, 1983
followed by the filing of an application to create the four
single family owner residential sites as shown on Exhibit "C"
to the Development Agreement sometime in 1984, "It is expected
that the two southerly single family ownetrs' residence sites
will connect to the public water sysem and the existing
private sewage system. The two northerly single family
owners' residential sites are expected to be served by public
water. The feasibility of individual septic systems for
sewage disposal on these sites is still being explored."

3. General Condition and Mitigation Measure No. & on Exhibit

"B" to the Agreement and related conditions of Use Bermit No.

;"

"The detailed plot plan and bhé architectural elevations
of proposed development showing the types of material
to be used shall be subject to the approval of the-

. Planning Director with the right of appeal.f

4. For purposes of both the Development Agreement and

Use Permit No. 208081, the location of dﬁest Units Nos. 3 and U4
shall be as shown con the detailed plot plan attached hereto as

Exhibit MAM.

CIATES
eneral Partnership
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EXHIBIT "A"
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Meadowood

[INSERT MAP]

Description: Meadowood is an area of commercial and residential uses located adjacent
to the eastern limits of the City of St. Helena. Uses here include the Madrone Knoll
residential subdivision and the Meadowood Resort. The Meadowood Resort, the
establishment of which dates back to 1961, is one of the County’s most renowned resorts.

All existing residences and businesses in the Meadowood Area, although properly zoned,
are located on land designated by this General Plan for agricultural use. Their zoning
designations, which include both residential and commercial planned development zones,
pre~date the 1983 General Plan. The Meadowood Area is approximately 120 acres.

Policies:

Policy Ag/TL.U-77:

Policy Ag/LU-77:

The County recognizes the role of the Meadowood Area in
providing a transition in land use intensity from the more urban
areas of St. Helena to the west and the more agricultural and rural
areas of the unincorporated county to the east.  The County
further recognizes the Meadowood Area’s housing and economic
contributions, which are assets to the County,

All land zoned for residential or commercial uses in the
Meadowood Area as of February 1, 1990 shall be allowed to
develop consistent with its zoning designation as if it were
designated on the Land Use Map for these uses.

County of Napa
December 2007
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LETTER 151:

Response 151-1 E/P:

Response 151-2 E/P:

Response 151-3 P:

Response 151-4 P:

Response 151-5 P:

PAUL ASMUTH, MEADOWOOD, JUNE 18, 2007

Commenter states Meadowood has reviewed the proposed General Plan
Update and Draft EIR and has submitted comments. The County
appreciates the input regarding the General Plan process. The County
will respond to the comments below individually.

Commenter provides the background and history of the Meadowood
resort and discusses the resort’s land use classifications and zoning. The
commenter discusses how Meadowood would like to expand and
upgrade their facilities. The commenter notes that the proposed General
Plan Update states that the current zoning is inconsistent with the land use
designation and that this inconsistency could complicate any
discretionary approvals needed to advance Meadowood’s plans. The
commenter suggests creating a “Meadowood Area” or amending the
South St. Helena Area to include Meadowood. The County appreciates
the importance of the Meadowood Resort to the County and surrounding
region. However, the County feels that designating a specific entity on
the General Plan Land Use Map would not be appropriate. The General
Plan is infended as a visionary document that provides goals, policies, and
implementation actions which will be used to shape future land use and
development related decisions for the entire County. The General Plan is
not meant to provide policies that would ease approval for the
development of a specific project. Nonetheless, the commenter should
rest assured that the Revised Draft General Plan Update does not identify
PD zoning as inconsistent with the AWQOS designation (see Policy
Ag/LU-114 specifically) and contains a policy which recognizes pre-
existing commercial uses such as Meadowood (see specifically Policy
Ag/LU-46).

Commenter requests the inclusion of a policy in the proposed General
Plan Update that states Meadowood is consistent with AWOS designation
and does not constitute a legal nonconformity. The commenter provides
sample language for the proposed policy. See Response 151-2 E/P
above. County staff believes that the commenter’s objective can be met
with inclusion of Policy Ag/LU-46 which recognizes the resort’s status as a
pre-existing use and allows for rehabilitation and rearrangement of uses
on the site as long as there is no intensification that would trigger a vote
pursuant to Measure J.

Commenter notes that certain policies for the protection of agriculture
could hamper Meadowood’'s operations and development and thus
County revenue. See Response 151-2 and 151-3 above.

Commenter notes that the language in Policy Ag/LU-11 could be
interpreted to prohibit new non-agricultural use or development in the
AWOS designation and conflict with other portions of the draft General
Plan. The commenter suggests that portions of Policy 3.1.1 of the currently
adopted General Plan have a broader definition of uses allowed to
process agricultural products. The cited policy (now Policy Ag/LU-12) is a
broad statement intended to protect existing agricultural lands from
future development. In reviewing development applications and
regulatory changes, the County would have to balance this policy with
others, such as Policy Ag/LU-46, to determine consistency.
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Response 151-6 P:

Response 151-7 P:

Response 151-8 P:

Response 151-9 E/P:

Response 151-10 E:

Response 151-11 E:

Commenter suggests that the revision of former General Plan Policy 5.4
info proposed Policies Ag/LU-41 and -42 (now Policies Ag/LU-43 and 44)
results in ambiguity as to whether established commercial businesses on
commercially zoned parcels in agricultural areas may continue. While the
cited policies apply only to specific locations, Policy Ag//LU-45 provides
that commercial uses may be permitted in commercial zoning districts
county-wide.

Commenter states that Policy Ag/LU-113 does not make
accommodations for parcels with zoning pre-dating 1983 and would
require all parcels designated AWQOS to be rezoned AW or TP. Please see
Policy Ag/LU-114 in the Revised Draft General Plan Update, which has
remedied the deficiency identified by the commenter in the prior draft by
making it clear that Table Ag/LU-B is fo be used fo evaluate rezoning
applications only.

Commenter notes that Policy Ag/LU-114 departs from state law
requirements that General Plans should be interpreted holistically, not
rigidly as in policy Ag/LU-114. The commenter also notes that Policy
Ag/LU-113 could result in Meadowood being designated in legal
nonconformity, preventing the resort from altering its existing footprint. It is
unclear how Ag/LU-114 departs from state law by requiring that
discretionary approvals be in conformance with standards set forth in the
Land Use Element. The purpose of the Land Use Element is to set forth
policies that future development needs to conform to. Please see
Response 151-2 and 151-3 regarding policies to address pre-existing legal
uses.

Commenter notes that the proposed General Plan Update could result in
negative affects to Napa County, specifically to Meadowood. The
commenter states the Draft EIR does not address impacts from the decline
of Meadowood. The commenter has not provided adequate data
and/or analysis that the General Plan policies would result in
environmental impacts as required for analysis by CEQA and result in
potential changes to Meadowood. As such, no modification of the Draft
EIR is recommended.

Commenter notes that the Draft EIR should address impacts to the County
from Meadowood's Transient Occupancy Tax (TOT) if the TOT is reduced
as a result of the proposed General Plan Update. The commenter has not
provided adequate data and/or analysis that the General Plan policies
would result in reduction of TOT as a result of potfential changes to
Meadowood, nor has the commenter provided specifics as to the
physical environmental consequences that could result if TOT is reduced.
As such, no modification of the Draft EIR is recommended.

The commenter suggests that potential declines in Meadowood's
occupancy would result in a shift in traffic impact locations, growth
inducement, and development pressures that have not been considered
in the Draft EIR. The commenter has not provided any technical data to
support the assertion that implementation of the proposed General Plan
Update would result in substantial reduction in the site's occupancy rates
and that such occupancy rates would in furn result in impacts not
accounted for in the Draft EIR. As indicated above, County staff believes
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that the commenter's policy concerns can be addressed with the
addition of Policy Ag//LU-46. The commenter's environmental concerns
appear to be entirely speculative, not warranfing considerafion in
changes to the EIR. (See CEQA Guidelines Section 15064(f)(5) regarding
speculation and substantial evidence.)

Response 151-12 E/P. Commenter notes that Meadowood would like to overcome perceived
land use constraints in the proposed General Plan Update. The
commenter states that the General Plan could reduce Meadowood'’s
competitiveness and that these impacts are not addressed in the Draft
EIR. The commenter is encouraged to review the Revised Draft General
Plan Update, which County staff believes addresses their primary
concerns without allowing an intensification of use that would be subject
to a vote under Measure J (1990). No changes to the Draft EIR are
necessary to address the comments provided.
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