MAJOR MODIFICATION OF USE PERMIT
Summary of Request for a planned hotel at Freemark Abbey
(“Inn at the Abbey”)
February 2019

SUMMARY OF REQUEST
The applicant, Jackson Family Investments III, LLC (JFI), is proposing a Major Use Permit Modification
to accommodate development of a boutique hotel on three commercially zoned parcels within the
Freemark Abbey Winery complex (“Freemark Abbey”).
Most of the new development would occur on two commercially zoned parcels (022-130-021 and
022-220-028) while site improvements to infrastructure, driveways, parking and landscape would
occur on other parcels that make up Freemark Abbey. Three existing buildings on two of the parcels
would be demolished to make way for the hotel. A lot line adjustment between two commercially
zoned parcels 022-130-120 and 022-130-021 is also being requested which will allow the larger hotel
building to be constructed on one commercially zoned parcel. Please reference page C1.0, Cover
Sheet for locations of the parcel locations and page C2.0, Existing Site Plan for locations of buildings
to be removed.
The main level of the Stone Building (Building 1 on page C2.0, Existing Site Plan) would serve as the
hotel’s guest lobby which may include a hotel lounge and retail uses. Additionally, existing winery
uses on the cellar level (currently barrel storage, wine lab and bottle storage) of the Stone Building
are planned as hotel conference spaces.
The proposed development plan includes six new buildings that will accommodate the following:
•
•
•
•
•
•
•
•
•
•
•

79 guest rooms
Retail and lounge space
Spa with four treatment rooms
One main pool and a small plunge pool
Parking garage
Surface parking areas
Valet court
Rooftop terrace
Fitness room
Outdoor lawn and gathering spaces
Back of house spaces
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USE PERMIT HISTORY & PROPERTY BACKGROUND
Table A, Summary of Use Permits, shown below, is a summary of use permits that have previously been
approved to support commercial development on the property. Please note that this is not a
comprehensive list of use permit approvals and does not include permits related to winery or residential
uses on other parcels. Please refer to Figure C2.0, Existing Site Plan, for building locations.
Table A, Summary of Use Permits

Date

No.

Purpose

Location

Uses

07/07/1965

76-65

Stone Building

4/4/1966

61-66

Re-establish winery,
beeswax candle factor and
retail sales
Zone change

05/16/1966

62-66

Establish retail gift shops,
gourmet shops, antique
sales and wine tasting
Zone change

North Parcels

Winery
Manufacturing
Commercial Retail
Property rezoned from C-1, C-3, R-1:A to
PC (Planned Community)
Commercial Retail
Wine Tasting

Establish restaurant
Allow construction of
terrace and additional
dining area
Established Master Plan
Construction of 3,700 sf
wine tasting building
Cocktail lounge and
entrance vestibule
Restaurant addition
Relocate retail wine sales
and tasting to cellar and
establish a bakery and ice
cream shop on the top
floor
Sewer line from FA to
Markham Winery
County re-zones parcels
from PD to AW & CL
Food & Beverage on first
floor, storage and food
prep in basement
5-Unit Motel & Office

Stone Building
Stone Building

Add brew pub to existing
restaurant

1968

05/04/1970
03/22/1972

U306970
U306970MOD

09/07/1972
10/4/1972

U-187273
U-37273

06/19/1974

U-587374

05/05/1976
07/7/1976

U-607576
U-747576

09/03/1980

U-567980

1985/86

Rezone

12/19/1995

U-747576
Consistency
Finding
96511
97553MOD
98547-MOD

02/03/1998
07/10/1998
07/23/1999
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North Parcels

North Parcels

Property rezoned from PC (Planned
Community) to PD (Planned
Development) when Ag Preserve was
formed.
Commercial Restaurant
Commercial Restaurant

North Parcels
Restaurant
Building
Stone Building

Master Plan required for PD zoning
Wine tasting and retail wine sales

Stone Building
Restaurant
Building

Commercial Restaurant
Wine tasting
Retail (wine shop, ice cream, bakery)

North Parcels

Wastewater treatment

North Parcels

Not applicable

Restaurant
Building

Commercial Restaurant

Motel Building

Commercial Motel

Stone Building

Commercial Restaurant
Brewery

Commercial Restaurant
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Date
06/18/2008

No.
UP08-00133

Purpose
Art Gallery & Retail Wine
Shop

Location
Retail Building

09/17/2010

P10-00288VMM
P13-00135MM

Retail wine shop with
tasting
Build outdoor dining
terrace, reconstruct
restaurant and retail space
and café

Stone Building

08/02/2013

Stone Building

Uses
Commercial Retail
Wine Tasting
Art Gallery
Commercial Retail
Wine Tasting
Commercial Retail
Commercial Restaurant
Wine Tasting
Commercial Café
Winery

Freemark Abbey has a storied past as one of the original wineries in Napa Valley with its history dating
back to the late‐1800’s and its founder, Josephine Tychson, is known as the first women winemaker in the
Napa Valley. The name Freemark Abbey name comes from owners Charles Freeman, Mark Foster, Albert
M. “Abbey” Ahern who purchased the winery in 1940. By the mid-1960’s, the property did not have a
working winery until a group of business partners re‐established the Freemark Abbey Winery in 1967
whereby they returned wine making to the historical stone building and added two new buildings to
increase winery production, capacity & storage while also adding accessory spaces dedicated to employee
offices, lab, tours, wine-tasting, marketing and events.
Shortly after their purchase in 1967, the new owners partnered with developers to further improve the
property and make Freemark Abbey a commercial destination. The permits and uses listed in Table A
above highlight the historical zoning flexibility of these parcels and the many varied uses that have been
allowed to operate within them over time. Along with functioning as an agricultural operation that
includes an operating winery, vineyards and tasting room, the uses listed below have also co-existed at
Freemark Abbey at various times in the past:
•
•
•
•
•
•
•
•
•
•

Commercial Retail (Wine sales, bakeries, antique shops, ice cream shops, candles, delicatessens)
Commercial Office
Commercial Catering Kitchen
Party & Event Space
Shipping Warehouse
Manufacturing (candle factory)
Brewery and brewpub restaurant
Restaurants and cocktail lounges
Motel
Art gallery

Since as early as 1965, the parcels that make up Freemark Abbey have been utilized as a blend of
commercial and agricultural purposes. Utilities, infrastructure and parking areas have all been shared
amongst the various uses in the past and present. For over fifty years, Freemark Abbey has operated as
a mixed-use property regardless of its underlying zoning which changed in 1966 (Community
Development), 1968 (Planned Development) and 1985 (Commercial Limited + Agricultural Watershed).
In the early 2000’s, the property had two restaurants in operation: Silverado Brewing Company (also an
operating brewery) and Brava Terrace. During this same period, the property supported an occupied
commercial office building in conjunction with the operating winery, tasting room and associated
events.
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SITE PLAN
Freemark Abbey consists of five legal parcels totaling 13.8 acres. One of the five parcels is separated
from the others by Lodi Lane. Table B, Freemark Abbey Parcels, highlights each parcel. For purposes of
this document, we will refer generally to the northern four parcels as the “North Parcel” and the
southern parcel as “South Parcel.” The table below also provides a brief note on how each parcel is
affected by development resulting from this Use Permit Modification request. See the figure below for
a diagram of parcels.
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Table B, Freemark Abbey Parcels

Parcel #

APN

Address

Acres

Zoning

Notes

NORTH PARCEL
1

022-130-020

3018/3020 N. St.
Helena Highway,
Saint Helena

1.34

CL

- Change of use in stone building
- No new buildings
- Site improvements
- Landscape improvements

2

022-130-021

3010 N. St. Helena
Highway

0.53

CL

- Change of use
- New buildings
- Site improvements
- Landscape improvements

3

022-130-023

3022 N. St. Helena
Highway

3.11

AW

- No change in use
- No new buildings
- Site improvements
- Landscape improvements

4

022-130-024

1160 Lodi Lane

5.32

AW

- No change in use
- No new buildings
- Site improvements
- Landscape improvements

1189 Lodi Lane /
3000 Hwy 29

3.49

Split
CL 1.70 ac.
AP 1.79 ac.

- Change of use
- New buildings
- Site improvements
- Landscape improvements

SOUTH PARCEL
5

022-220-028
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VEHICULAR ACCESS & TRAFFIC
Since the existing property is already developed, vehicular access does not considerably change as a result
of the proposed project. Vehicular access to the property will generally remain in the locations as they
currently exist for the North Parcel, with minor modifications to the driveway configuration and locations
along the South Parcel. Emergency access will continue to be provided at access points along SR 29 and
Lodi Lane.
A traffic study has been prepared for the project. Please refer to the traffic study for detailed information.

PARKING
Modifications to the internal driveways and surface parking areas are planned throughout the property.
Six parking areas with a combined total of 198 parking spaces in addition to a valet parking drop-off
zone are planned in various locations. Overall, surface parking and the number of parking spaces will be
reduced from what currently exists and more permeable parking surfaces will be incorporated
throughout the development.

MASTER SIGN PLAN
A previously approved Master Sign Plan (approved on July 14, 1988) exists for the north parcel and
this use permit modification intends to rescind that approval and replace it with a new master sign
program that improves overall signage consistency throughout the entire property (north and south
parcels). The south parcel does not have an approved Master Sign plan, but currently has one freestanding sign located west of Highway 29 and one building mounted sign that identified former
businesses on the parcel.
Please see attached Exhibit L-3, Master Sign Plan for more information.
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EXISTING AND PROPOSED BUILDINGS
Several buildings exist on the property and Table C, Existing & Proposed Buildings, lists each of with
corresponding current and proposed uses. Buildings that are not subject to this Use Permit modification
and subsequent development are not shown. See Figures on Page 2 (Aerial Photograph) and Page 5
(Proposed Site Plan) for building locations.
Table C, Existing & Proposed Buildings

Name

Address

Uses

3020 St. Helena
Highway

Current:

Restaurant Building

3010 St. Helena
Highway

Current:
Proposed:

Restaurant
To be demolished

Commercial Building

3000 St. Helena
Highway

Current:
Proposed:

Retail Wine Shop, Art Gallery
To be demolished

Motel

1189 Lodi Lane

Current:
Proposed:

5-Room Motel
To be demolished

EXISTING BUILDINGS
1

Stone Building

Proposed:

Winery, Retail, Retail Wine Shop,
Restaurant, Café
Hotel, Retail, Retail Wine Shop,
Restaurant, Café

NEW BUILDINGS
2

North Hotel Building

TBD

Hotel (50 guestrooms), retail

3

South Hotel Main
Building

TBD

Hotel (11 guestrooms)

4

South Hotel Barn
Building

TBD

Hotel (12 guestrooms)

5

Fitness Pavilion

TBD

Hotel

6

South Bungalow #1

TBD

Hotel (3 guestrooms)

7

South Bungalow #2

TBD

Hotel (3 guestrooms)

* Highlighted existing buildings that are to be demolished.
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NORTH PARCEL BUILDINGS
Building 1 (“Historic Stone Building”)
The Historic Stone Building was recently the subject of a use permit modification and renovation effort
that concluded in 2016. This use permit proposal requests no physical change to the buildings structure
but does include a change of use in the building from existing retail and winery uses to hotel use. It is not
envisioned that any major construction will be needed to support this change of use request.
The ground level of the Historic Stone Building is envisioned to become the main lobby for the hotel which
may include a retail component, meeting space and/or a bar lounge area. A majority of the lower level of
the building is currently dedicated to winery use. This use permit modification seeks to modify this use
to provide a conference space for the hotel. Current barrel storage, wine lab and bottle storage spaces
would be utilized for hotel conference space and back of house needs (See Existing Stone Building Floor
Plans on Page 8).
Upon approval of this use permit modification, all of the uses within the Historic Stone Building would be
consistent with the Commercial Limited (CL) zone for the property. The winery use within the building is
currently considered a legal non-conforming use.

Building 2 (“North Hotel Building”)
The North Hotel Building (approx. 75,000 sf) is a split-level structure consisting of 50 guest rooms. It
will contain guest rooms, a parking garage, back of house spaces, a spa, a pool courtyard, a retail area
and a rooftop terrace.
The lowest level (See North Hotel Building Level +278 Plan on Page 11) will consist of an underground
parking garage and guest rooms on the southernmost side of the building, and a back of house area
on the northern side.
One mid-level floor (See North Hotel Building Level +289 Plan on Page 10) will consist of guest rooms, a
spa, a lounge, a pool courtyard and back of house space. The spa will consist of an entry lounge, men’s
and women’s locker rooms, an internal spa lounge, and four treatment rooms. A centrally located
courtyard will feature pool, spa and outdoor service areas.
The other mid-level floor (See North Hotel Building Level +300 Plan on Page 9) will contain guest rooms,
retail space, indoor lounge space, and terrace for hotel guests. The terrace will include a kitchen and
seating areas to provide breakfast and serve as a lounge for hotel guests.
The upper level (See North Hotel Building Level +311 Plan on Page 12) will contain guest rooms.
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SOUTH PARCEL BUILDINGS
The South Parcel will consist of a series of buildings and guest amenities. The two-story South Hotel Main
Building (approx. 11,100 sf) will contain 11 guest rooms, a support kitchen and a library. The South Hotel
Barn Building (approx. 7,500 sf) consists of two stories with 12 guestrooms and an adjacent plunge pool.
A one-story, 350 sf free-standing fitness studio is proximate to the plunge pool. Two separate two-story
bungalow buildings (approx. 2,000 sf each) will contain three guest suites each. These buildings will be
connected by a series of walkways, breezeways, patios, courtyards and landscaped areas. See Figures 15,
16, 18 & 19 for South Parcel building plan concepts.

SUSTAINABILITY
The proposed project has been planned with key sustainability principals in mind and aims to achieve a
LEED Gold Certification upon completion. The key sustainability principals are as follows:
1. WATER CONSERVATION. Graywater and winery process wastewater will be captured, processed,
and re-used on the property for vineyard and landscape irrigation needs where feasible. Waterefficient fixtures will be installed throughout the buildings to further reduce water dependency.
2. SOLAR. Solar panels will be installed in several locations to provide local, on-site, renewable
power generation.
3. PRESERVATION OF OPEN SPACE AND AG LANDS. Development is planned entirely on areas that
were previously disturbed or developed, and will not impact natural open spaces or existing
agricultural uses.
4. ALTERNATIVE TRANSPORTATION. Freemark Abbey is adjacent to a transit stop and future
alignment of a Class I bikeway (“The Vine Trail”). The project has been designed to connect to
these facilities and provide an alternate means of travel to and from the site. Bike storage areas
are planned throughout the
5. PARKING AREAS. Several paved surfaced parking areas will be converted to permeable surfacing
materials to increase drainage, soil health, and groundwater recharge.
The Napa County Voluntary Best Management Practice Checklist for Development Projects has been
completed and provides a complete list of the sustainability features that this project intends to include.

WATER AND WASTE
A Water Availability Analysis and Wastewater Feasibility Report have been prepared for the project. A
key component of the project is to ensure that the hotel does not use or dispose of more water than
currently permitted uses. Both reports describe the existing water sources that serve the property and
how the water is to be used, reclaimed, reused and discharged.
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GENERAL PLAN CONSISTENCY
Agricultural Preservation/Land Use Element
Policy AG/LU-45 provides “[a]dditional commercial uses and mixed residential commercial uses which
are permitted by the existing commercial zoning of the parcel shall be permitted on that portion of the
parcel zoned commercial.” The General Plan provides that such development will not negatively impact
agriculture due to the limited number of parcels with existing commercial zoning. (Policy AG/LU-45).
The proposed hotel buildings outlined in this request are zoned Commercial Limited (CL) and is included
on the list of CL zoned parcels identified in the Napa County General Plan (Figure AG/LU-25).
To the extent that the existing commercial-serving parking on AW zoned lands is a legal nonconformity,
Policy AG/LU-46 allows that facility to be continued, rehabilitated, and rearranged so long as there is no
intensification of use. Here, the number of commercial-serving parking spaces on AW lands will not be
increased over that number documented and approved in use permit P12-00359.
Policy AG/LU-42 states that “County review of non-residential development proposals shall address the
balance of job creation and the availability of affordable housing.” See discussion regarding affordable
housing in conjunction with this hotel project.

Community Character Element
The hotel is designed to convey its permanence and attractiveness as required by Policy CC-2.
Because the hotel is located adjacent to a scenic roadway, proposed utilities are to be placed
underground where possible consistent with Policy CC-16.

Economic Development Element
The hotel contributes to the economic vitality of agriculture as a tourism use that also provides
Transient Occupancy Tax revenue. (Policy E-3)
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