
3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1302



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1303



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1304



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1305



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1306



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1307



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1308



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1309



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1310



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1311



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1312



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1313



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1314



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1315



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1316



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1317



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1318



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1319



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1320



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1321



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1322



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1323



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1324



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1325



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1326



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1327



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1328



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1329



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1330



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1331



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1332



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1333



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1334



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1335



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1336



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1337



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1338



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1339



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1340



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1341



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1342



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1343



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1344



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1345



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1346



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1347



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1348



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1349



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1350



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1351



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1352



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1353



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1354



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1355



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1356



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1357



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1358



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1359



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1360



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1361



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1362



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1363



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1364



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1365



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1366



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1367



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1368



3.0 COMMENTS AND RESPONSES TO COMMENTS

County of Napa Napa County General Plan Update
December 2007 Final Environmental Impact Report

3.0-1369



3.0 COMMENTS AND RESPONSES TO COMMENTS

Napa County General Plan Update County of Napa
Final Environmental Impact Report December 2007

3.0-1370

LETTER 151: PAUL ASMUTH, MEADOWOOD, JUNE 18, 2007

Response 151-1 E/P: 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.

Response 151-2 E/P: 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 intended 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 AWOS 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).

Response 151-3 P: 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.

Response 151-4 P: 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.

Response 151-5 P: 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: Commenter suggests that the revision of former General Plan Policy 5.4
into 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.

Response 151-7 P: Commenter states that Policy Ag/LU-113 does not make
accommodations for parcels with zoning pre-dating 1983 and would
require all parcels designated AWOS 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 to be used to evaluate rezoning
applications only.

Response 151-8 P: 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.

Response 151-9 E/P: 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.

Response 151-10 E: 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 potential 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.

Response 151-11 E: 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 turn 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 warranting consideration 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.


