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A. CREDITS

NAPA PIPE COMPREHENSIVE DEVELOPMENT APPLICATION

These Architectural and Landscape Design Guidelines are
based on the SmartCode, the open-source graphic code
created by Duany Plater-Zyberk and Company (DPZ). This
code was revised by William Rawn Associates, Architects,
Inc., Caspar Mol Architecture and Planning, and Olin,
consistent with the intent of the SmartCode but adapted for
the particular context of Napa County and the Napa Pipe
Development.
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OBJECTIVES

KEY PROJECT FEATURES

1. Enhance and maintain the neighborhood’s quality of life
and image through clearly articulated goals and policies,
guidelines and standards.

•

2. Promote long-term sustainable and economic vitality
through design standards which encourage and reward
high quality development, while discouraging less attractive
and less enduring alternatives.

•

•

•
3. Minimize adverse impacts of pedestrian and vehicular
circulation to existing neighborhoods and to the
surrounding physical environment.
4. Enhance and protect the security and health, safety and
welfare of the residents, consumers and workers of the
Napa Pipe neighborhood.
These Design Guidelines are intended to establish an
organizing framework for development within the Napa
Pipe site and an overall level of coherence. The Napa Pipe
Development will be built incrementally over time; therefore,
the design of individual buildings and sites is important. Each
building and site has a role to play, as part of the general
neighborhood plan or as a distinctive focal point. In order
to guide developers, architects, landscape architects, and
public officials, a number of urban design and architectural
principles and guidelines are described in this document.

•

•

•
•

•
•
•
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Brownfield Recycling: Remediation and reuse of a flat,
largely paved,154-acre industrial site;
Housing: Development of approximately 2,580 units in
three phases; varying dwelling unit sizes, heights and
building types;
Affordable Housing Construction: 20 percent of the
units constructed will be affordable units for low and
very low incomes;
Seniors Facility: Construction of a 150-unit Continuing
Care Retirement Complex with 225 beds that
would provide independent and assisted living for
seniors, with common dining, recreational activities,
housekeeping and transportation;
New Public Open Space: Approximately 61 acres
including 34 acres of Parkland (wetlands, wetland
setbacks, parks, rain gardens) and 23 acres of other
Open Space of new public parks, open space and
wetlands, including a new segment of the Napa River
trail about 0.8 miles long;
Community Facilities: Development of community
facilities encompassing a total of 20,000 square feet,
including a transit center, interpretive nature center,
boat house, emergency services including sheriff
station, café/visitor pavilion and drydock theater;
Office: Approximately 50,000 square feet;
Industrial/Research & Development/Warehousing:
Approximately 140,000 square feet (may include winerelated businesses);
Retail: Approximately 40,000 square feet of
neighborhood serving retail and restaurant uses;
Condominium Hotel: 150 suites with associated uses,
such as meeting space and spa;
Study Area: A 19 Acre area set aside for future Napa
community needs.
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D. GENERAL DESIGN GUIDELINES

I. SUSTAINABILITY GOALS AND REQUIREMENTS
The Project is designed as a walkable neighborhood, a plan intended to address State-wide goals of greenhouse gas reduction, as enacted
in California Assembly Bill 32. The US Green Building Council LEED rating system and memos from the Office of the State Attorney General
regarding Global Warming have been used to identify the most effective measures intended to reduce the use of non-renewable energy
and lower per capita carbon emissions. This section describes a suite of compulsory as well as additional voluntary measures for these
purposes.

1. LEED-ND

The development plan and extensive associated analysis
was submitted to the USBGC LEED-ND Pilot Program
(LEED for Neighborhood-scale Development) committee
for review in early 2009. The plan, as it existed at that time,
was rated LEED-Gold. Prior to issuance of building permits
for any buildings at Napa Pipe, the applicants shall be
required to submit evidence that a series of pre-conditions
have been met, as enumerated in the following checklist.
In this manner, the actual constructed work on the property,
as it is being submitted for building permits and produced,
shall be reviewed on an ongoing basis for conformance
with the LEED-ND Gold standards. New residential and
commercial development in the Napa Pipe project is being
planned to be consistent with the LEED for Neighborhood
Design (LEED- ND) rating and is therefore expected to
be more energy efficient than required by current Title 24
standards. Below is a checklist showing each of the items
which were part of the plan’s certification, conformance with
which, consequently, is compulsory.
Smart Location & Linkage
Prereq.1. Smart Location
Encourage development within and near existing
communities or public transportation infrastructure.
Reduce vehicle trips and miles traveled and support
walking as a transportation choice.
Napa Pipe anticipated credit through Option 1: Locate
the project on an infill site.
Prereq. 2.Proximity to Water and Wastewater Infrastructure
Encourage new development within and near existing
communities in order to reduce multiple environmental
impacts caused by sprawl. Conserve natural and
financial resources required for construction and
maintenance of infrastructure.
Napa Pipe anticipated credit through Option 1: Locate
the project on a site served by existing water and

NAPA PIPE

wastewater infrastructure.
Prereq. 3. Imperiled Species and Ecological Communities
Protect imperiled species and ecological communities.
Napa Pipe anticipated credit through Option 2:
Coordinate with the state’s Natural Heritage Program
or fish and wildlife agency to perform adequate
surveys of imperiled species and ecological
communities.
Prereq. 4. Wetland and Water Body Conservation
Conserve water quality, natural hydrology and habitat
and preserve biodiversity through conservation of
water bodies or wetlands. Napa Pipe anticipated
credit through Option 3: If the project is located on
a site that includes wetlands, water bodies, or land
within 100 feet of these areas, and if local, state,
and federal regulations permit impacts to any on-site
wetlands, water bodies, or buffer land that is within
100 feet of these areas, limit any impacts to less than
the specified percentage, and compensate by on-site
or off-site wetland restoration of equal or greater
amounts. The portion of the site that is impacted must
incorporate stormwater best management practices
within the impacted area to infiltrate, re-use, or
evapotranspirate at least 90% of the average annual
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NAPA PIPE COMPREHENSIVE DEVELOPMENT APPLICATION

I. SUSTAINABILITY GOALS AND REQUIREMENTS

rainfall or 1” of rainfall from 75% of the development
footprint within the impacted area.
Prereq. 5. Agricultural Land Conservation
Preserve irreplaceable agricultural resources by
protecting prime and unique farmland and forest lands
from development. Napa Pipe anticipated credit
through Option 2: Locate the project such that it meets
the requirements specified in Options 1, 2, or 3, of SLL
Prerequisite 1.
Prereq. 6. Floodplain Avoidance
Protect life and property, promote open space and
habitat conservation, and enhance water quality and
natural hydrological systems. Napa Pipe anticipated
credit through Option 2: Locate the project on an
infill site or a previously developed site and follow
the National Flood Insurance Program (NFIP)
requirements for developing any portions of the site
that lie within the 100- year floodplain as defined and
mapped by the Federal Emergency Management
Agency or state or local floodplain management entity,
whichever has been done most recently.
1. Brownfields Redevelopment
Encourage the reuse of land by developing sites
where development is complicated by environmental
contamination, reducing pressure on undeveloped
land.
3. Preferred Locations
Encourage development within existing communities
and developed places to reduce multiple
environmental harms associated with sprawl.
Reduce development pressure beyond the limits of
existing development. Conserve natural and financial
resources required for construction and maintenance
of infrastructure.
4. Reduced Automobile Dependence
Encourage development in locations that exhibit
superior performance in providing transportation
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choices or otherwise reducing motor vehicle use.
Napa Pipe anticipated credit through Option 1: Locate
project on a site with transit service of 20 or more
easily accessible transit rides per week day.
5. Bicycle Network
Promote bicycling and transportation efficiency.
6. Housing and Jobs Proximity
Encourage balanced communities with a diversity of
uses and employment opportunities. Reduce energy
consumption and pollution from motor vehicles by
providing opportunities for shorter vehicle trips and/
or use of alternative modes of transportation. Napa
Pipe anticipated credit through Option 1: Include a
residential component equaling at least 25% of the
project’s total building square footage, and locate and/
or design the project such that the center is within a
1/2 mile walk distance of a number of pre-project jobs
equal to or greater than 50% of the number of dwelling
units in the project.
8. Steep Slope Protection
Minimize erosion to protect habitat and reduce stress
on natural water systems by preserving steep slopes
in a natural, vegetated state. Napa Pipe anticipated
credit through Option 1: Avoid disturbing portions of
project sites that have pre-project slopes greater than
15%.
11. Conservation Management of Habitats or Wetlands
Conserve native wildlife habitat, wetlands and water
bodies. Napa Pipe anticipated credit through Option
2: Create a long-term (at least 10-year) management
plan for any on-site wetlands, water bodies and
their buffers and a guaranteed funding source for
management.
Neighborhood Pattern & Design
Prereq. 1. Open Community
Promote communities that are physically connected
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I. SUSTAINABILITY GOALS AND REQUIREMENTS

to each other. Foster community and connectedness
beyond the development.
Prereq. 2. Compact Development
Conserve land. Promote livability, transportation
efficiency, and walkability.
1. Compact Development
Conserve land. Promote livability, transportation
efficiency, and walkability.
2. Diversity of Uses
Promote community livability, transportation efficiency,
and walkability.
3. Diversity of Housing Types
Enable citizens from a wide range of economic levels
and age groups to live within a community.
4. Affordable Rental Housing
Enable citizens from a wide range of economic levels
and age groups to live within a community. Napa Pipe
anticipated credit through Option 2: At least 30% of
total rental units are priced for households up to 80%
of area median income and units will be maintained at
affordable levels for a minimum of fifteen years.
6. Reduced Parking Footprint
Design parking to increase the pedestrian orientation
of projects and to minimize the adverse environmental
effects of parking facilities.
7. Walkable Streets
Provide appealing and comfortable pedestrian street
environments in order to promote pedestrian activity.
Promote public health though increased physical
activity.
8. Street Network Option 2
Encourage the design of projects that incorporate
high levels of internal connectivity and the location of
projects in existing communities in order to conserve
land, promote multimodal transportation and promote
public health through increased physical activity. Napa
Pipe anticipated credit through Option 2: Design the
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project such that the project’s average street grid
density falls within the range listed.
9. Transit Facilities
Encourage transit use and reduce driving by creating
safe and comfortable transit facilities.
11. Access to Surrounding Vicinity
Provide direct and safe connections, for pedestrians
and bicyclists as well as drivers, to local destinations
and neighborhood centers. Promote public health by
facilitating walking and bicycling.
12. Access to Public Spaces
Provide a variety of open spaces close to work and
home to encourage walking, physical activity and time
spent outdoors.
13. Access to Active Spaces Option 2
Provide a variety of open spaces close to work and
home to encourage walking, physical activity and time
spent outdoors. Napa Pipe anticipated credit through
Option 2: Locate and/or design the project so that at
least 50% of dwelling units and business entrances
are located within ¼-mile walk distance of a multi-use
trail or Class I bikeway of at least 3 miles in length.
15. Community Outreach and Involvement
To encourage community participation in the project
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design and planning and involve the people who live in
a community in deciding how it should be improved or
how it should change over time.
Green Construction & Technology
Prereq. 1. Construction Activity Pollution Prevention
Reduce pollution from construction activities by
controlling soil erosion, waterway sedimentation and
airborne dust generation.
3. Reduced Water Use Options 1 and 2
Minimize water use in buildings and for landscape
irrigation to reduce the impact to natural water
resources and reduce the burden on municipal
water supply and wastewater systems. Napa Pipe
anticipated credit through Options 1 and 2: Indoor and
Outdoor.
6. Minimize Site Disturbance Through Site Design
Preserve existing tree canopy, native vegetation and
pervious surfaces while encouraging high density,
smart growth communities. Napa Pipe anticipated
credit through Option 1: Locate the development
footprint on areas that are 100% previously developed
and for which the zone of construction impact is 100%
previously developed.
7. Minimize Site Disturbance During Construction
Conserve existing natural areas and protect trees
to provide habitat and promote biodiversity. Napa
Pipe anticipated credit through Option 1: Locate
the development footprint on areas that are 100%
previously developed and for which the zone of
construction impact is 100% previously developed.
8. Contaminant Reduction in Brownfields Remediation
Encourage brownfields cleanup methods that reduce
contaminant volume or toxicity and thereby minimize
long-term remediation or monitoring burdens.
9. Stormwater Management, June 2007 Version
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Reduce adverse impacts on water resources by
mimicking the natural hydrology of the region on the
project site, including groundwater recharge. Reduce
pollutant loadings from stormwater discharges, reduce
peak flow rates to minimize stream channel erosion,
and maintain or restore chemical, physical, and
biological integrity of downstream waterways. Napa
Pipe anticipated credit through Option 1: Implement a
comprehensive stormwater management plan for the
project that infiltrates, reuses, or evapotranspirates
a specified amount of rainfall from the project’s
development footprint and other areas that have been
graded so as to be effectively impervious.
10. Heat Island Reduction
Reduce heat islands to minimize impact on
microclimate and human and wildlife habitat. Napa
Pipe anticipated credit through Option 1: Non-Roof.
11. Solar Orientation
Achieve enhanced energy efficiency by creating the
optimum conditions for the use of passive and active
solar strategies. Napa Pipe anticipated credit through
Option 1: Design and orient project, such that for 75%
or more of the project’s blocks, one axis of each block
is within 15 degrees of geographical east/west, and
the east/west length of each block is at least as long,
or longer, as the north/south length of the block.
15. Infrastructure Energy Efficiency
Reduce air, water, and land pollution from energy
consumption.
18. Construction Waste Management
Divert construction and demolition debris from disposal
in landfills and incinerators. Redirect recyclable
recovered resources back to the manufacturing
process. Redirect reusable materials to appropriate
sites.
19. Comprehensive Waste Management
Reduce the waste hauled to and disposed of in
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landfills. Promote proper disposal of office and
household hazardous waste streams.
20. Light Pollution Reduction
Minimize light trespass from site, reduce sky-glow to
increase night sky access, improve nighttime visibility
through glare reduction, and reduce development
impact on nocturnal environments.
Innovation & Design Process
1.1. Sustainable Development Education Program
Developing and implementing a public education
program to increase awareness of sustainable
development practices using the project’s features
as examples, if the project is built, for the life of the
project.
1.2. Bicycle Sharing
A bicycle-sharing program will be substantive and
environmentally beneficial and will be operated for at
least three years.
1.3. Exemplary Performance - Recycling Construction
Debris
Exemplary performance under GCTc18 with a
commitment to recycle 85% of construction debris.
1.4. Exemplary Performance - Affordable Rental Housing
The submittal proposes an exemplary performance
point for maintaining affordable rents for 40 years
in comparison to the credit threshold requirement
of 15 years. The proposal is a 260% increase in the
threshold that will produce significant housing benefits.
2. LEED Accredited Professional
At least one member of the project design team is a
LEED Accredited Professional.
Please refer to Appendix A (LEED Information) of the
Comprehensive Development Application for the complete
LEED-ND application package.
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2. LEED FOR HOMES

In addition, each residential building permit submittal shall
be accompanied by a completed copy of the LEED for
Homes 2010 checklist, showing how the proposed building
could qualify for certification, were it to be submitted to
USGBC.
Innovative Design Process (ID)
1. Integrated Project Planning: Maximize opportunities for
integrated, cost-effective adoption of green design and
construction strategies.
1.1 Preliminary Rating
1.2 Integrated Project Team
1.3 Professional Credentialed with Respect to LEED
for Homes
1.4 Design Charrette
1.5 Building Orientation for Solar Design
2. Durability Management: Promote durability and high
performance of the building enclosure and its components
and systems through appropriate design, materials
selection, and construction practices.
2.1 Durability Planning Process
2.2 Durability Management
2.3 Third-Party Durability Verification
3. Innovative or Regional Design: Minimize the
environmental impact of the home by incorporating
additional green design and construction measures that
have tangible and demonstrable benefits beyond those in
the LEED for Homes rating system.
Location and Linkages (LL)
1. LEED for Neighborhood Development: Minimize the
environmental impact of land development practices by
building homes in LEED-ND Certified developments.
2. Site Selection: Avoid development on environmentally
sensitive sites.
3. Preferred Locations: Encourage the building of LEED
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homes near or within existing communities.
3.1 Edge Development
3.2 Infill
3.3 Previously Developed
4. Infrastructure: Encourage the building of LEED homes
in developments that are served by or are near existing
infrastructure.
5. Community Resources: Encourage the building of LEED
homes in development patterns that alow for walking,
biking, or public transit (thereby minimizing dependence on
personal automobiles and their associated environmental
impacts).
5.1 Basic Community Resources / Transit
5.2 Extensive Community Resources / Transit
5.3 Outstanding Community Resources / Transit
6. Access to Open Space: Provide open spaces to
encourage walking, physical activity, and time spent
outdoors.
Sustainable Sites (SS)
1. Site Stewardship: Minimize long-term damage to the
building lot during the construction process.
1.1 Erosion Controls During Construction
1.2 Minimize Disturbed Area of Site
2. Landscaping: Design landscape features to avoid
invasive species and minimize demand for water and
synthetic chemicals.
2.1 No Invasive Plants
2.2 Basic Landscape Design
2.3 Limit Conventional Turf
2.4 Drought Tolerant Plants
2.5 Reduce Overall Irrigation Demand by at Least 20%
3. Local Heat Island Effects: Design landscape features to
reduce local heat island effects.
4. Surface Water Management: Design site features to
minimize erosion and runoff from the home site.
4.1 Permeable Lot
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4.2 Permanent Erosion Controls
4.3 Management of Run-off from Roof
5. Nontoxic Pest Control: Design home features to minimize
need for poisons for control of insects, rodents, and other
pests.
6 Compact Development: Make use of compact
development patterns to conserve land and promote
community livability, transportation efficiency, and
walkability.
Water Efficiency (WE)
1. Water Reuse: Use municipal recycled water, or offset
central water supply through the capture and controlled
reuse of rainwater and/or graywater.
1.1 Rainwater Harvesting System
1.2 Graywater Reuse System
1.3 Use of Municipal Recycled Water System
2. Irrigation System: Minimize outdoor demand for water
through water-efficient irrigation.
2.1 High Efficiency Irrigation System
2.2 Third Party Inspection
2.3 Reduce Overall Irrigation Demand by at Least 45%
3. Indoor Water Use: Minimize indoor demand for water
through water-efficient fixtures and fittings.
3.1 High-Efficiency Fixtures and Fittings
3.2 Very High Efficiency Fixtures and Fittings
Energy and Atmosphere
1. Optimize Energy Performance: Improve the overall
energy performance of the home by meeting or exceeding
the performance of an ENERGY STAR labeled home.
1.1 Performance of ENERGY STAR for Homes
1.2 Exceptional Energy Performance
2. Insulation: Design and install insulation to minimize heat
transfer and thermal bridging.
2.1 Basic Insulation
2.2 Enhanced Insulation
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3. Air Infiltration: Minimize energy consumption caused by
uncontrolled air leakage into and out of conditioned spaces.
4. Windows: Maximize the energy performance of windows.
5. Heating and Cooling Distribution System: Minimize
energy consumption due to thermal bridges and/or leaks in
the heating and cooling distribution system.
6. Space Heating and Cooling Equipment: Reduce energy
consumption associated with the heating and cooling
system.
7. Water Heating: Reduce energy consumption associated
with the domestic hot water system, including improving
the efficiency of both the hot water system design and the
layout of fixtures in the home.
7.1 Efficient Hot Water Distribution
7.2 Pipe Insulation
8. Lighting: Reduce energy consumption associated with
interior and exterior lighting.
9. Appliances: Reduce appliance energy consumption.
10. Renewable Energy: Reduce consumption of
nonrenewable energy sources by encouraging the
installation and operation of renewable electric generation
systems.
11. Residential Refrigerant Management: Select and test
air-conditioning refrigerant to ensure performance and
minimize contributions to ozone depletion and global
warming.
11.1 Refrigerant Charge Test Management
11.2 Appropriate HVAC Refrigerants
Materials and Resources (MR)
1. Material-Efficient Framing: Optimize the use of framing
materials.
1.1 Framing Order Waste Factor Limit
1.2 Detailed Framing Documents
1.3 Detailed Cut List and Lumber Order
1.4 Framing Efficiencies
1.5 Off-site Fabrication
2. Environmentally Preferable Products: Increase demand
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for environmentally preferable products and products or
building components that are extracted, processed, and
manufactured within the region.
2.1 FSC Certified Tropical Wood
2.2 Environmentally Preferable Products
3. Waste Management: Reduce waste generation to a level
below the industry norm.
3.1 Construction Waste Management Planning
3.2 Construction Waste Reduction
Indoor Environmental Quality (EQ)
1. ENERGY STAR with Indoor Air Package: Improve the
overall quality of a home’s indoor environment by installing
an approved bundle of air quality measures.
2. Combustion Venting: Minimize the leakage of combustion
gases into the occupied space of the home.
2.1 Basic Combustion Venting Measures
2.2 Enhanced Combustion Venting Measures
3. Moisture Control: Control indoor moisture levels to
provide comfort, reduce the risk of mold, and increase the
durability of the home.
4. Outdoor Air Ventilation: Reduce occupant exposure to
indoor pollutants by ventilating with outdoor air.
4.1 Basic Outdoor Air Ventilation EQ 1
4.2 Enhanced Outdoor Air Ventilation
4.3 Third-Party Performance Testing
5. Local Exhaust: Reduce moisture and exposure to indoor
pollutants in kitchens and bathrooms.
5.1 Basic Local Exhaust
5.2 Enhanced Local Exhaust
5.3 Third-Party Performance Testing
6. Distribution of Space Heating and Cooling: Provide
appropriate distribution of space heating and cooling in the
home to improve thermal comfort and energy performance.
6.1 Room-by-Room Load Calculations
6.2 Return Air Flow / Room by Room Controls
6.3 Third-Party Performance Test / Multiple Zones
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7. Air Filtering: Reduce particulate matter from the air supply
system.
8. Contaminant Control: Reduce occupants’ and construction
workers’ exposure to indoor airborne contaminants through
source control and removal.
8.1 Indoor Contaminant Control during Construction
8.2 Indoor Contaminant Control
8.3 Preoccupancy Flush
9. Radon Protection: Reduce occupant exposure to radon gas
and other soil gas contaminants.
9.1 Radon-Resistant Construction in High-Risk Areas
9.2 Radon-Resistant Construction in Moderate-Risk Areas
10. Garage Pollutant Protection: Reduce occupant exposure to
indoor pollutants originating from an adjacent garage.
10.1 No HVAC in Garage
10.2 Minimize Pollutants from Garage
10.3 Exhaust Fan in Garage
10.4 Detached Garage or No Garage
Awareness and Education (AE)
1. Education: Maintain the performance of the home
by educating the occupants about the operations and
maintenance of the home’s LEED features and equipment.
1.1 Basic Operations Training
1.2 Enhanced Training
1.3 Public Awareness
2. Education of Building Manager: Maintain the performance
of the home by educating the building manager about the
operations and maintenance of the home’s LEED features and
equipment.
Please refer to Appendix A (LEED Information) of the
Comprehensive Development Application for the complete
LEED for Homes application package.
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I. SUSTAINABILITY GOALS AND REQUIREMENTS

3. ADDITIONAL SUSTAINABLE
DESIGN ELEMENTS
In addition to the LEED requirements above, the project
will employ sustainable-design best practices to reduce
energy consumption and greenhouse-gas emissions.
Overall infrastructure will be provided to support both
LEED measures and other best practices for sustainable
site design. More information on site-wide sustainable
design strategies is provided in the Development Plan and
in Appendices A and B of the Napa Pipe Comprehensive
Development Application.
ALTERNATIVE TRANSPORTATION
Bicycle lanes are incorporated into major street sections
(see Section VI. Street Design), and intersections shall be
bicycle-friendly. Travel routes throughout the site will ensure
that destinations may be reached conveniently by public
transportation, bicycling or walking. Facilities to promote
low- and zero-emission vehicle use, ranging from prioritized
parking to alternative fueling stations, are encouraged.
SUSTAINABLE SITE DESIGN
Roofs and hardscape elements are strongly encouraged
to be light-colored and low albedo materials. Landscape
irrigation shall use recycled water whenever possible
and must be water-efficient. Trees and other landscape
elements should be placed according to basic principles
of passive solar design, shading west and south building
facades.
WETLAND PROTECTION
A 50 foot buffer zone shall be established around all
existing jurisdictional waters and newly constructed
wetlands on the project site. A minimum of 10 feet adjacent
to the wetland will remain at existing grade and may be
improved through removal of existing hardscape or other

NAPA PIPE

features associated with development and revegetation.
The remaining 40 feet shall be filled and contoured to
match proposed grades. The first 15 feet of fill area shall
be contoured at a maximum 4:1 slope and shall be planted
with appropriate native vegetation. The remaining 25 feet
shall be contoured at a maximum 3:1 slope and planted
with native species and may accommodate pedestrian
paths. No inhabitable structures are permitted within the 50
foot buffer zone.
NAPA RIVER PROTECTION
Starting from the dry-docks down to the large wetland at
the southernmost portion of the site an approximately 50foot-wide park space starting from the edge of the existing
riparian zone associated with the Napa River and extending
inland shall be established, the park shall be vegetated with
native riparian and woodland plants. The existing riparian
zone will not be disturbed. Pedestrian paths shall be
setback a minimum of 25’ feet from the existing top-of-bank
of the Napa River. No inhabitable structures are permitted
in this area.
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Starting from the southern edge of the drydocks to northern
boundary of the site, the existing seawall and rip-rap edge
shall be maintained and improvements made if necessary.
Please refer to Figure I-3 for an overview of the stormwater
management strategy. This strategy is described in more
detail in the Development Plan and Appendices A and B of
the Napa Pipe Comprehensive Development Application.

FIGURE i-1. WATER RETENTION DIAGRAM
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INTEGRATED DRAINAGE SYSTEMS
The design of buildings and landscapes in the Napa Pipe
neighborhood shall incorporate management techniques
for both rainwater and stormwater. Fundamentally, existing
stormwater management regulations for Napa County
should be followed, but opportunities for the promotion of
the basic tenets of site sustainability shall be promoted.
These tenets are:
•
Evaporation
•
Transpiration
•
Storage
•
Groundwater recharge
•
Water re-use
In order to accomplish this goal, all landscapes shall be
designed to accommodate high-frequency, low intensity
storm events. Rain events that have less than one inch of
rainfall are often overlooked by state and local regulations.
These type of storm events often account for up to ninety
percent of annual rainfall volume and mitigating their
impacts on local watersheds promotes a progressive
approach to site design.

D. GENERAL DESIGN GUIDELINES

More information about the Napa Pipe landscape and
open space design is provided in the Development Plan
of the Comprehensive Development Application. These
amenities are part of the overall sustainable design and
water management strategies for the site. Please refer
to the Development Plan and Appendices A and B of the
Napa Pipe Comprehensive Development Application for
more information on specific infrastructural and sustainabledesign strategies.

FIGURE i-2. typical bioretention section
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II. DESIGN GUIDELINES

The Design guidelines define the variety of the combination
of uses, building typology, streetscape and quality of public
spaces across the entire Napa Pipe Development.
The site plans on the following pages indicate the overall
design of the Napa Pipe area, including Residential and
Industrial/ Business Park Zones, recreational facilities, retail,
open space, hotel facilities, and Study Area dedicated for
identified community needs.
Napa Pipe offers great variety in lot size, exposure, and
configuration. All lots are in close proximity to one another,
and what is built on one lot may significantly impact the quality
of environment for the entire community. In order to ensure
that each building will be a good neighbor, this criteria section
establishes parameters to ensure that physical issues of
view preservation, solar access, automobile storage, general
street character, and so on are not negatively impacted by
individual projects.
The following standards are established for the most
fundamentally important of development characteristics and
will be applied to each of the buildings:
•
Provide buildings that define a coherent street wall and
a spatially defined “outdoor room” in the right-of-way
•
Emphasize entries on street frontage
•
Activate the streets with outdoor spaces such as Stoops,
Porches, Balconies, and Rooftop Decks
•
Articulate Mass and Façade
•
Design building faces that respond to various street
conditions, orientation and open spaces
•
Integrate parking into the block and out sight of the
street
•
Design outbuildings that are compatible with the main
buildings, including color, materials, detailing, and
lighting
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FIGURE ii-1: BLOCK PLAN FOR REFERENCE
For reference, the Blocks have been numbered according
to the system in Figure II-1. The plan below does NOT
represent lots or parcels.
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figure II-2: OVERALL SITE PLAN
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•2,064 market rate units and 516 units affordable
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of 2580 units.

TYPICAL LOT SIZE
2,850 GSF

RESERVE AREA

•Approximately 34 acres of parks and recreation
areas.
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DISCLAIMER:
Illustrative, for information only.
Not a surveyed plan.
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•150-unit Senior CCRC
•150-suite hotel with associated uses.
•190,000 square feet of Office/Research &
Development/Light Industrial/Warehousing /
Distribution Center in ALUC Zone D
•40,000 square feet of retail and restaurants.

KEY TO LAND USES
Parks and Recreation Areas
Area for Seniors Housing (CCRC)
Mix of Rowhouses and Carriage Houses
Higher-Density Housing (Courtyard Blocks)
Possible Location of Ground-Floor Retail
Area for Community Buildings
Area for Hotel and Accessory Uses
Areas for Office, R&D, Warehouse, and/or
Light Industrial Uses
Possible Location of Affordable Housing
Units
DISCLAIMER:
Illustrative, for information only.
Not a surveyed plan.
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FIGURE II-4: height PLAN
Building heights are set forth in Chapter 18.XX of the Napa
County Zoning Ordinance, which establishes Napa Pipe
Zoning Districts and Development Standards applicable to
the project site.
Within the site certain blocks are better suited for greater
building heights; these blocks are limited in number and

location and are intended to provide a varied roofscape
across the site as a whole.
Special height restrictions have been placed on the height of
buildings located in the blocks along the Napa River in order
to ensure that the waterfront zone maintains a consistent
and lower massing.

I/bP
RMU
Study
area

RMU-W

I/BP-W

0

key:

250’

500’

750’

1000’

RMU District: See Napa County Ordinance Chapter 18.XX.075.
RMU District: Area suggested for greater building height. See Napa County Ordinance Chapter 18.XX.075.
I/BP District: See Napa County Ordinance Chapter 18.XX.085.
RMU-W District: See Napa County Ordinance Chapter 18.XX.075.
I/BP-W District: See Napa County Ordinance Chapter 18.XX.085.
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FIGURE II-5: DISTRICT OVERVIEW PLAN
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RMU District: See Napa County Ordinance Chapter 18.XX.075.
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III. RESIDENTIAL MIXED-USE (RMU) DISTRICT
The Residential Mixed Use District is characterized by primarily residential blocks and a network of public parks.  At the Napa River the
repurposed existing drydocks form a neighborhood center and opportunity for retail and public amenities with access to the waterfront. The
primary residential unit is the rowhouse (single and multi-unit of 3 and a half stories) with a carriageway and carriageway unit behind. The
district also integrates blocks that have been designated to have a greater density and potentially greater height (up to 85’) in order to insure
a variety of building massing and housing typologies.

1. BUILDING DISPOSITION
•
•
•
•

Buildings fronts should be aligned to and face the
primary street edge.
Buildings overlook the street with active fronts and
balconies.
Buildings should have their principal entrance on the
primary street frontage.
Vehicle Parking, Garbage and Mechanical Equipment
are kept away from the street.

RMU

RMU

0

In addition to these principles, the following special
considerations shall guide building disposition.
Carriageways
Residential Blocks have been platted with carriageways
to provide access to the center of the block and serve
as an active component of the residential fabric. These
carriageways are not final in their exact location to allow for
alternative building configurations, but they shall be included
in all rowhouse blocks.
Napa River Waterfront Zone
Within the District the first block back from the Napa River
shall be considered a special waterfront zone (RMU-W)
with special lower restrictions to height and mass. This is
intended to present a more consistent zone along the water’s
edge and to preserve views into and out from the rest of the
neighborhood.

250’

500’

750’

1000’

Special Two-sided Architectural Elements
High visibility buildings located at a corner of two public streets
shall be embellished with architectural elements such as wraparound porches, stoops, bay windows and/or roofscapes.
Side-Entry Feature:
Buildings that wrap street corners may establish side entrances
on the secondary frontage in order to activate these streets.
End Unit Rowhouse Treatment
The rowhouse located at the end of a row will be treated with the
consistent material treatments on the front and side facades.
Carriageway Entrance Building Treatment
The first rowhouse located at each carriageway entrance will
have a consistent material treatment on front, side and rear
facades.

Primary Frontages
Where blocks have their short sides to a primary frontage the
design should accommodate units that provide a frontage
and street wall to this frontage. (Rowhouse Types 1 and 4)
Focal Point Treatment
The buildings located strategically in the street axis shall be
considered with a greater importance and civic quality
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FIGURE III-1. MIX OF TYPOLOGIES
The Residential Mixed Use District contains a mix of housing
typologies as well as retail and recreational uses. Figure III-1
illustrates the typical locations of these typologies within the
network of streets and blocks.

Mid-block Carriageway rowhouses

Typical street view of rowhouses

Typical street view of Courtyard Type Houses

SEC2:26

dRAFT:
OCT. 22, 2009

NAPA REDEVELOPMENT PARTNERS

NAPA PIPE

NAPA PIPE COMPREHENSIVE DEVELOPMENT APPLICATION

D. GENERAL DESIGN GUIDELINES

III. RESIDENTIAL MIXED-USE (RMU) DISTRICT

2. BUILDING CONFIGURATION:
BLOCK TYPES
A series of block type concepts have been developed to
illustrate potential massing and configurations within the
RMU district. These typologies are based on urban design
principles critical to the character of Napa Pipe. While these
typologies are not rigid in their design and detail and are
not the only acceptable solutions, design teams should
carefully interpret the forms and figures suggested when
proposing alternatives.
Figure III-2: Block Types describes six block types, each
based on a housing typology described later in this section.
•
•
•
•
•
•

Block Type Utilizing Rowhouse Types 1 & 3
Block Type Utilizing Rowhouse Types 2 & 3
Rowhouse Block: Corridor Condition Utilizing
Rowhouse Type 4
Block Type Utilizing Housing Above Retail
Block Type Utilizing Courtyard Unit Type 1: Low Rise
Apartments
Block Type Utilizing Courtyard Unit Type 2: Mid Rise
Apartments
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figure III-2.1: HOUSING block types
BLOCK TYPE UTILIZING ROWHOUSE TYPES 1 & 3

PRIMARY FRONTAGE
SECONDARY FRONTAGE

BLOCK TYPE UTILIZING ROWHOUSE TYPES 2 & 3

PRIMARY FRONTAGE
SECONDARY FRONTAGE
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figure III-2.2: HOUSING block types CONT’D
ROWHOUSE BLOCK: CORRIDOR CONDITION
UTILIZING ROWHOUSE TYPE 4

PRIMARY FRONTAGE

BLOCK TYPE UTILIZING HOUSING ABOVE RETAIL

PRIMARY FRONTAGE
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figure III-2.3: HOUSING block types CONT’D
BLOCK TYPE UTILIZING COURTYARD UNIT TYPE 1:
LOW RISE APARTMENTS

BLOCK TYPE UTILIZING COURTYARD UNIT TYPE 2:
MID RISE APARTMENTS

03

PRIMARY FRONTAGE
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III. RESIDENTIAL MIXED-USE (RMU) DISTRICT

3. DENSITY / HEIGHT / SETBACKS
Building Heights and Density are set forth in Chapter 18.XX
of the Napa County Zoning Ordinance, which establishes
Napa Pipe Zoning Districts and Development Standards
applicable to the project site.
PROJECT MINIMUMS
Wherever not targeted as a site addressing the 20 Acres
Housing Element Update, a minimum density of 8 dwelling
units / buildable acre shall be applied.
Minimum lot size shall be 700 square feet.
Setbacks are set forth in the diagrams below. The setbacks
are set out along the primary street frontage with both a
minimum and a maximum in order to promote a continuous
street wall.
Architectural projections and recesses in the form of stoops,
porches, balconies and bays are encouraged to provide
a variety of depths and features on the street wall and to
provide direct access to the outdoors within each unit.
Architectural projections should not be continuous and are
limited to no more than 18’ in length at a time and 70% of
the total frontage.

BAY AND CORNER WINDOWS
Bay and Corner windows are encouraged to come down to
the ground wherever possible.
DECKS
Decks should only be on ground level and/or second story at
the rear of the building. Enclosed decks are not allowed, but
decks can be shaded with awning, trellis, or other shading
devices.
BALCONIES
Balconies can be recessed or protruding, but not from the
main façade line. The railings should be integrated into the
design of the façade and are encouraged to be solid to shield
view of furniture from below. Balconies shall not project
beyond the property line.
PRIMARY FRONTAGE CONTINUITY
Where building facades along the primary frontage are
discontinuous, the spaces between buildings shall be
no larger than 8 feet. Larger spaces are permitted along
secondary frontages.
See Figure III-3: Setbacks and Frontages.

STOOPS AND PORCHES
The ground floor of the residential units are encouraged to
be raised a minimum of 36” to allow for street windows to
have some privacy. Stoops and porches are encouraged as
a means to provide access to this raised floor level and at
the same time activate the street frontage. It is recognized,
however, that some at-grade units will be required to provide
ADA accessible units.
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FIGURE III-3.1: SETBACKS AND FRONTAGES
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FIGURE III-3.2: SETBACKS AND FRONTAGES CONT’D
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FIGURE III-3.3: SETBACKS AND FRONTAGES CONT’D

DESIGN INTENT
Upper-level setbacks are intended to minimize
the visibility of floors above 3 from most
viewpoints within the right-of-way.
Anticipated sight line from opposite sidewalk

DESIGN INTENT
Upper-level setbacks are intended to minimize
the visibility of floors above 3 from most
viewpoints within the right-of-way.

GREATER HEIGHT ONLY IN SELECTED
AREAS; SEE FIG. II-3.

Anticipated sight line from opposite sidewalk
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III. RESIDENTIAL MIXED-USE (RMU) DISTRICT

4. RESIDENTIAL BUILDING TYPOLOGIES
The design for Napa Pipe envisions a series of building
typologies that have been developed in order to activate the
streets and carriage ways, establish appropriate densities,
integrate parking into the overall design and foster a quality,
walkable community. These typologies are based on urban
design principles critical to the character of Napa Pipe. While
these typologies are not rigid in their design and detail and
are not the only acceptable solutions, design teams should
carefully interpret the forms and figures suggested when
proposing alternatives.
See Figure III-4: Residential Building Typologies Illustrated,
for graphic description of the following typologies:
•
Unit Type Rowhouse 1
•
Unit Type Rowhouse 2
•
Unit Type Rowhouse 3
•
Unit Type Rowhouse 4
•
Courtyard Apartment Type
•
Housing Above Retail
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FIGURE III-4.1: RESIDENTIAL BUILDING TYPOLOGIES ILLUSTRATED

UNIT TYPE ROWHOUSE 1
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FIGURE III-4.2: RESIDENTIAL BUILDING TYPOLOGIES ILLUSTRATED

UNIT TYPE ROWHOUSE 2
FLOOR 01

FLOOR 00
(BELOW GRADE)
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FIGURE Iii-4.3: RESIDENTIAL BUILDING TYPOLOGIES ILLUSTRATED

UNIT TYPE ROWHOUSE 3
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FIGURE Iii-4.4: RESIDENTIAL BUILDING TYPOLOGIES ILLUSTRATED

UNIT TYPE ROWHOUSE 4
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FIGURE Iii-4.5: RESIDENTIAL BUILDING TYPOLOGIES ILLUSTRATED

COURTYARD APARTMENT TYPE

GREATER HEIGHT ONLY IN SELECTED
AREAS; SEE FIG. II-3.

HOUSING ABOVE RETAIL
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Iii. RESIDENTIAL MIXED-USE (RMU) DISTRICT

5. BLOCK DEVELOPMENT CAPACITIES

51
8 13 17 21 26 31 36 41 47
12
46
3 7 11 16 20 25 30 35 40 45
50
61
62
63
80
2 6 10
24 29 34 39 44
49
15
1 5
19
43
48
23
28
38
33
9
66
14
60
18 22 27 32 37 42
67

Blocks in the Residential Mixed-Use District (i.e. blocks 1-41)
have assumed development capacities summarized in the
table below. These capacities are based on the block types
and unit types outlined in Section III, Parts 3 and 4. Some
variation in units counts per block is expected, but total
counts will not exceed the total cap of 2,580 units and will not
exceed the limits imposed by the Development Agreement
for any given phase.

4

(RESERVE AREA)

Block
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21

Assumed
# of Units
40
6
43
112
54
79
109
98
50
50
51
- 		
111
18
33
141
128
25
73
84

NAPA PIPE

Block
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
Total:

65

Assumed
# of Units
50
43
62
11
86
42
53
- [CCRC]
65
92
41
53
109
117
146
52
52
37
24
140
2,580 residential dwelling units
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6. BUILDING MATERIALS AND OTHER CRITERIA
A. EXTERIOR WALLS
Exterior materials should be low-reflectance and “naturally”
colored, utilizing the inherent qualities of the chosen material.
The palette of materials should reflect the traditions and
pattern of the surrounding Napa County.
There will be an appropriate-scaled size trim used with siding
depending on the building design and project scale.
Aluminum or Vinyl siding is not permitted.
Allowable exterior materials are:
•
Cement Board
•
Concrete
•
Concrete masonry
•
Metal – natural finish, such as copper, zinc, stainless
steel, galvanized steel
•
Stucco/exterior plaster – integral color, smooth texture
•
Wood with clear, stain or painted finish
•
Wood – naturally weathering with no finish
Within this palette, a variety of materials is encouraged.
Extensive expanses of a single, smooth-textured material
are discouraged.
Colors shall be subject to approval for Design Guideline
conformance. A recommended palette of exterior colors is
listed below:
•
•
•
•
•
•
•

Benjamin Moore # TBD
Benjamin Moore # TBD
Benjamin Moore # TBD
Benjamin Moore # TBD
Benjamin Moore # TBD
Benjamin Moore # TBD
Benjamin Moore # TBD

It is recognized that other new materials may become
available that meet the goals of Napa Pipe. Innovative use
of such materials is encouraged and will be reviewed with
an open mind.
B. WINDOWS
All glass must be clear in color. Neutrally colored spandrel,
etched or blasted glass and fritted glass are acceptable.
Frame materials must meet the criteria of the exterior walls,
except where used as accent colors. All glazing parallel to
and facing a zero lot line must be translucent or otherwise
designed to prevent views into the neighboring lot. Further,
care should be taken with all fenestration and balconies to
avoid intrusive views into adjacent yards or homes.
All exterior elevations are required to have windows.
Non-storefront window lites are to be square or vertical in
proportion.
Skylights are to be located only on the backside of the roof
ridge or on nearly flat roofs.
Window wells are discouraged and could require landscape
screening, if they are visible from public right-of-way.
Efforts shall be made to avoid having windows facing each
other on adjacent units.
C. EXTERIOR DOORS AND ENTRIES
Building entries should face the primary street access (street
or carriage way) whenever possible Exterior Doors (except
storm doors) must be made of steel or wood, and must be
painted or stained. All doors will have glass, raised panels,
or both.
Storm doors windows and screens will be aluminum or
painted wood. Storm doors and screen doors are to be free
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of decorative trim, in full view, and be finished to match either
the main door or the trim around them.
D. STOREFRONTS
Storefront Doors should directly connect to the sidewalk. The
use of doors with a high percentage of glass is encouraged.
The primary entrance should be clearly marked, while any
side or secondary entrances should be as close to the
primary street as possible.
E. GARAGE DOORS
Garage doors must be made of wood, embossed hardwood,
fiberglass, or wood veneer. Fenestration is permitted.
Paneled doors and windows are recommended.
For garages facing carriage way: Single garage doors are
permissible. There shall be no garages facing the street.
Garage doors cannot exceed nine feet in height.
All garage doors shall be recessed from the exterior trim
surrounding the garage opening.
F. ROOFS
Simple flat or sloped roof styles are encouraged for individual
buildings. However variety of the roofscape across blocks
and the entire project should also be considered in order to
reinforce the sense of place.
Roof materials, as with exterior walls, must also be of lowglare, “natural” materials with integral coloring. Allowable
materials include:
•
Standing seam metal – copper, zinc, stainless steel,
etc. (Snap-on batten-type seams are not allowed.)
•
Composition shingles – grey standard 3-tab or
“architectural” shingles designed to look like shakes
only.
•
V-crimp metal panels or similar – copper, zinc, stainless
steel, etc.

NAPA PIPE

•
•
•

Corrugated metal – copper, zinc, stainless steel, etc.
Clay tile
“Green” roofs covered with plant materials and adequate
soil or growth medium installed in a manner suitable for
plants to grow and thrive.

Flat or low-slope roofs may be single-ply membrane, built-up,
or modified bitumen. However, flat roofs that are likely to be
visible from adjacent lots or the street (generally those below
30 feet in height) must be covered with a finished material
such as concrete or clay pavers or crushed granite ballast.

NAPA REDEVELOPMENT PARTNERS

A parapet built per code
will be
usedASSOCIATES,
to edge any flat
roof
ROGAL+WALSH+MOL
WILLIAM
RAWN
ARCHITECTS
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10 Post Office Square, Suite 1010 Boston, MA 02109
when
used
as
an
exterior
deck
and
accessed
from
the
In Association with Caspar Mol Architecture and Planning, San Fransisco, CA
San Fransisco, CA 94103
interior of the building.
Roof penetrations (vents, attic ventilators, turbines, flues etc.)
shall be painted to match the color of the roof or flat black
except those made of metal which could be left natural.
G. SOLAR PANELS
Solar panels for hot water generation or photovoltaic
generation are encouraged, but must be integrated with
the roof design. Support materials must harmonize with
the materials used elsewhere on the building. Exposed
galvanized metal is not allowed. Solar panels may not be
used where they would produce direct glare or redirected
sunlight into adjacent or nearby residential units.
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H. ARCHITECTURAL PROJECTIONS
PORCHES
1. Porch floors shall be pressured treated wood, composite,
poured concrete or brick.
2. Porch foundations shall be masonry piers with framed
wood lattice, wood boards or brick.
3. Porch railings shall be a single material such as wood,
steel, vinyl or wrought iron.
STOOPS
1. Masonry stoops shall be made of brick, stone or
concrete.
2. Metal stoops shall also be permitted. Wood stoops
could be used at secondary entrances.
DECKS
1. Deck floors shall be pressure treated wood or composite
simulated wood.
2. Deck railings shall be wood, vinyl clad wood or
composite simulated wood.
3. Decks are allowed only on ground level and/or second
story at the rear of the building.
4. Enclosed decks are not allowed, but decks can be
shaded with awnings, trellises, or other shading
devices.
ROOFTOP DECKS
Rooftop Decks are encouraged and it is recommended to
have solid parapet railings whenever possible to mask
rooftop furniture. Railings should be integrated with the
material and design of the building. Trellises and Awnings
should be held back from the face of the building.
BALCONIES
1. Balcony floors shall be pressure treated wood or
composite simulated wood.

SEC2:44

dRAFT:
OCT. 22, 2009

2.

Balcony railings shall be metal, wood, vinyl clad wood
or composite simulated wood.

I. MAILBOXES
Mailboxes should be integrated into the building design and
freestanding mailboxes are not permitted.
J. RESIDENTIAL ADDRESS NUMBERS
In addition to Napa County Standards, residential address
numbers may be no larger than 3” and must be mounted to
the building (not on freestanding elements such as bollards,
pillars or trees).
K. SATELLITE DISHES AND ANTENNAS
Large satellite dishes and/or antennas are not allowed.
Smaller dishes and/or antennas are allowed on carriageways
only, but should be carefully located to coordinate with the
architecture of each building.
L. TRASH
Trash collection is considered to be within the block and
not on the public face. Within blocks, trash collection is
considered to be from the carriageway access or within the
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7. PARKING
structured or surface parking. Measures should be taken to
mask and contain the trash collection area and should be
located to coordinate with the architecture of each building.
Where the trash collection cannot be located within the block
and away from the public face, efforts should be made to
hide, enclose and mask the trash enclosure.
M. SERVICE ACCESS
Service access to apartment buildings or to housing-aboveretail buildings shall be provided within the block, not on
the primary street frontage. For buildings with structured
parking, service access shall be through the parking lot.
Measures should be taken to mask and contain the service
access area and should be located to coordinate with the
architecture of each building. Service access shall conform
to the requirements of LEED-ND.
N. EXTERIOR LIGHTING
In order to reduce glare and begin restoration of the night sky
all interior and exterior light sources shall be selected and/
or designed such that zero direct-beam illumination leaves
the building site.

NAPA PIPE

Within the RMU district the block structure has three distinct
types as they relate to off-street parking. These can be
classified as those blocks:
A. With a carriage way and thus parking accessed from
this internal right of way. In these residential blocks a mix
of shared private garages, shared private surface lots
embedded within the blocks and semi-recessed, covered
shared parking should be employed to accommodate the
required parking, while maintaining a vibrant and active core
to the block.
B. Without a carriage way and with some form of structure
and/or podium parking. Adequate ventilation will need to be
provided and visibility of the parking is limited to no more
than 25% of the perimeter of the parking.
C. With a retail edge and residential above and behind. In
these blocks the rear of the retail blocks should have direct
access to a carriage way that provides service access and
parking for the residential component.
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IV. INDUSTRIAL/BUSINESS PARK (I/BP) DISTRICT
The Industrial/Business Park District is characterized by large open parks and wetlands at the southern end of the site. The western portion
of this district along the Napa River with a large community park is intended to have sites for office space and a 150-suite Hotel and accessory
uses along the river. The larger portion of this district is to the East of the railroad and is intended to provide opportunities for light industrial
and warehousing type facilities that would benefit from the direct access to the southern access road and reflect the mass of the adjacent
office park.

1. BUILDING DISPOSITION
•
•
•

I/bP

Building fronts should be align to and face the primary
street edge
Buildings should have their principle entrance on the
primary street frontage
Vehicle Parking, Garbage and Mechanical Equipment
should be kept away from the street

I/bP

0

2. BUILDING CONFIGURATION
A series of building type concepts have been developed to
illustrate potential massing and configurations within the I/
BP district. These do not reflect final designs, but describe
possible configurations of buildings, parking and yards within
a block.
See Figure IV-1: Setbacks and Frontages.

250’

500’

750’

1000’

3. DENSITY / HEIGHT / SETBACKS
Building Heights and Density are set forth in Chapter 18.XX
of the Napa County Zoning Ordinance, which establishes
Napa Pipe Zoning Districts and Development Standards
applicable to the project site.
Setbacks are set forth in Figure IV-1. The setbacks are set
out along the primary street frontage with both a minimum
and a maximum in order to promote a continuous street
wall.
Architectural projections and recesses in the form are
encouraged to provide a variety of depth and features on the
street wall. Architectural projections should not be continuous
and are limited to no more than 18’ in length at a time and
70% of the total frontage.
See Figure IV-1: Setbacks and Frontages.
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FIGURE Iv-1.1: SETBACKS AND FRONTAGES

OFFICE / HOTEL BLOCK
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FIGURE IV-1.2: SETBACKS AND FRONTAGES CONT’D

OFFICE / HOTEL BLOCK

SEC2:48

dRAFT:
OCT. 22, 2009

NAPA REDEVELOPMENT PARTNERS

NAPA PIPE

NAPA PIPE COMPREHENSIVE DEVELOPMENT APPLICATION

D. GENERAL DESIGN GUIDELINES

FIGURE Iv-1.3: SETBACKS AND FRONTAGES CONT’D

RESEARCH & DEVELOPMENT /
LIGHT INDUSTRIAL BLOCK

NAPA PIPE

NAPA REDEVELOPMENT PARTNERS

dRAFT:
OCT. 22, 2009

SEC2:49

D. GENERAL DESIGN GUIDELINES

NAPA PIPE COMPREHENSIVE DEVELOPMENT APPLICATION

IV. INDUSTRIAL/BUSINESS PARK (I/bP) DISTRICT)

4. building materials and other CRITERIA
A. EXTERIOR WALLS
Exterior materials should be low-reflectance and “naturally”
colored, utilizing the inherent qualities of the chosen material.
The palette of materials should reflect the traditions and
pattern of the surrounding Napa County.
Where siding is used, there will be an appropriate-scaled
trim depending on the building design and scale.
Aluminum or Vinyl siding is not permitted.
Allowable exterior materials are:
•
Cement Board
•
Concrete
•
Concrete masonry
•
Metal – natural finish, such as copper, zinc, stainless
steel, galvanized steel
•
Stucco/exterior plaster – integral color, smooth texture
•
Wood with clear, stain or painted finish
•
Wood – naturally weathering with no finish
Within this palette, a variety of materials is encouraged.
Extensive expanses of a single, smooth-textured material
are discouraged.
Colors shall be subject to approval for Design Guideline
conformance. A recommended palette of exterior colors is
listed below:
•
•
•
•
•
•
•

Benjamin Moore # TBD
Benjamin Moore # TBD
Benjamin Moore # TBD
Benjamin Moore # TBD
Benjamin Moore # TBD
Benjamin Moore # TBD
Benjamin Moore # TBD

It is recognized that other new materials may become
available that meet the goals of Napa Pipe. Innovative use
of such materials is encouraged and will be reviewed with
an open mind.
B. WINDOWS
All glass must be clear in color. Neutrally colored spandrel,
etched or blasted glass and fritted glass are acceptable.
Frame materials must meet the criteria of the exterior walls,
except where used as accent colors.
Skylights are to be located only on the backside of the roof
ridge or on nearly flat roofs.
C. EXTERIOR DOORS AND ENTRIES
Building entries and exterior doors should face the primary
street access whenever possible.
D. STOREFRONTS
Storefront Doors should directly connect to the sidewalk. The
use of doors with a high percentage of glass is encouraged.
The primary entrance should be clearly marked, while any
side or secondary entrances should be as close to the
primary street as possible.
E. GARAGE AND SERVICE DOORS
There shall be no garage or Service Bay doors facing the
primary frontage.
F. ROOFS
Simple flat or sloped roof styles are encouraged for individual
buildings. However variety of the roofscape across blocks
and the entire project should also be considered in order to
reinforce the sense of place.
Sloped Roof materials, as with exterior walls, must also be of
low-glare, “natural” materials with integral coloring.
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Flat or low-slope roofs may be single-ply membrane, built-up,
or modified bitumen. These roofs should be “cool” or highlyreflectivity roofs to minimize heat gain. However, roofs that
are likely to be visible from adjacent lots or the street must
be covered with a finished material such as concrete or clay
pavers, ballast or “green roof” planting.
Solar panels for hot water generation or photovoltaic
generation are encouraged, but must be integrated with the
roof design.
“Green” roofs covered with plant materials and adequate soil
or growth medium installed in a manner suitable for plants to
grow and thrive are also encouraged.
A parapet built per code will be used to edge any flat roof
when used as an exterior deck and accessed from the
interior of the building.
Roof penetrations (vents, attic ventilators, turbines, flues
etc.) shall be painted to match the color of the roof or flat
black except those made of metal which could be left natural.
Rooftop Mechanical equipment shall be masked from all
directions.

I. SATELLITE DISHES AND ANTENNAS
Large satellite dishes and/or antennas are not allowed.
Smaller dishes and/or antennas are allowed but should be
carefully located to coordinate with the architecture of each
building.
J. TRASH
Trash collection should not be visible from the street.
Measures should be taken to mask and contain the trash
collection area and should be located to coordinate with
the architecture of each building. Where the trash collection
cannot be located within the block and away from the public
face effort should be made to hide, enclose and mask the
trash enclosure.
K. SERVICE ACCESS
Service access to apartment buildings or to housing-aboveretail buildings shall be provided within the block, not on
the primary street frontage. For buildings with structured
parking, service access shall be through the parking lot.
Measures should be taken to mask and contain the service
access area and should be located to coordinate with the
architecture of each building. Service access shall conform
to the requirements of LEED-ND.

G. SOLAR PANELS
Solar panels for hot water generation or photovoltaic
generation are encouraged, but must be integrated with
the roof design. Support materials must harmonize with
the materials used elsewhere on the building. Exposed
galvanized metal is not allowed. Solar panels may not be
used where they would produce direct glare or redirected
sunlight into adjacent or nearby residential units.

L. EXTERIOR LIGHTING
In order to reduce glare and begin restoration of the night sky
all interior and exterior light sources shall be selected and/
or designed such that zero direct-beam illumination leaves
the building site.

H. MAILBOXES
Mailboxes should be integrated into the building design and
freestanding mailboxes are not permitted.

Vehicle parking and service yards should be located away
from the street and behind the building in order to reinforce
the street wall.

NAPA PIPE

5. parking
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1. GENERAL LANDSCAPE GUIDELINES
Landscape material selections shall respond to the
surrounding architecture and shall reinforce and define the
public open space within the site. The public open space
is defined as the streets and the open space (see sections
3.8 Street Standards). In general, street tree species shall
correspond to the specific street type they are located
on. This will help define the overall hierarchy of street
connections and create clear pedestrian and vehicular
zones. Overall landscape selections, other than street trees,
shall be based on year-round interest, the ecology of the
site, the need to define spaces, hierarchy of plant material,
and the theme of the design. To the extent possible regional/
indigenous species are to be integrated into the planting
designs, particularly in the more “natural” areas of the site.
Deciduous material shall have an evergreen background,
and all seasonal color shall be planted to the front of plant
beds. There shall be a diverse mix of plant species to avoid
monoculture and ensure seasonal interest. All plant beds
and tree wells shall be fully prepared per the specifications
as submitted on final site plans.
Landscaping is required for all development within the Napa
Pipe neighborhood and may include deciduous, evergreen
or ornamental trees, shrubs, groundcovers, perennials, and
seasonal color (annuals). Landscape plantings must comply
with the approved planting plans that are part of the Napa
County plan, as well as these guidelines. No invasive plant
material shall be used.
Street trees shall be provided according to the approved
Napa County plans; all street trees shall be deciduous.
Landscape plantings for individual homes should consist of
a limited variety of trees, shrubs and groundcovers to create
an attractive, well designed, cohesive landscape. Shrubs
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and groundcovers shall be planted in masses of a single
species or cultivar in sufficient numbers to create beds or
drifts of plants.
Plantings shall be installed at or exceeding the following
minimum sizes to ensure good initial appearance:
•
Shade Trees: minimum 2 ½” caliper;
•
Ornamental/Flowering Trees: minimum 1.5” caliper;
•
Evergreen Trees: minimum 6’ – 8’ height;
•
Large Shrubs: minimum 36” height;
•
Medium Shrubs: minimum 24” height;
•
Small Shrubs: minimum 15” height;
•
Groundcovers: minimum 4” pot
Plants shall be selected based upon their ultimate height,
width and growth habit in relation to the space where they
will be planted. When planted adjacent to buildings, plantings
should not obscure the building’s architectural features.
Plantings (other than street trees) shall be approximately
50% - 75% evergreen to assure year round framework for
planting areas and visual interest.
Trees shall have a 3’ clear zone around the base of the
trunk.
Landscape selections as shown are preliminary and do not
constitute final street tree selections. Additional species may
be added at time of final design.
To the extent possible, landscape material shall conform to
the Napa County Tree Manual and “Native Plants for Northern
California Landscapes” by the California Cooperative
Extension.
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2. TREES
GENERAL
The list of trees below is a master list from which selections
of trees for streets, parks, and certain smaller open spaces
may be selected.
STREET TREES
Tree Wells: There shall be two main types of street tree
planting conditions: an open tree well with under plantings,
and an open tree well with mulch. Tree wells containing
under plantings shall consist of evergreen shrubs and/or
seasonal color.
Proper drainage shall be provided, and optional utility
connections (such as outlets for tree lights and decorations)
may be provided in some instances. All tree planting wells
shall be fully excavated and backfilled with clean, debris-free
soil in order to ensure maximum viability of street trees.
Street Tree Plant Palette: There shall be two main types of
street tree planting conditions in the Napa Pipe neighborhood:
Large Deciduous Trees (Boulevards, select Streets) and
Medium Deciduous Trees (Streets).
Recommended tree species for non-biofiltration areas
include:
•
Acer pseudoplatanus
•
Arbutus ‘Marina’
•
Ceratonia siliqua
•
Cercidiphyllum japonicum
•
Cinnamomum camphora
•
X Chitalpa tashkentensis
•
Eriobotrya deflexa
•
Ginko biloba (male clones)
•
Koelreuteria bipnnata
•
Koelreuteria paniculata
•
Lagerstroemia indica hybrids e.g. ‘Natchez’
•
Liriodendron tulipifera

NAPA PIPE

•
•
•
•
•
•
•
•
•
•
•
•
•
•

Melaleuca quinquenervia
Metasequoia glyptostroboides
Pistacia chinensis
Podocarpus gracilior
Quercus acutissima (Q. serrata)
Quercus macrocarpa
Quercus robur
Quercus rubra
Quercus suber
Rhaphiolepis ‘Majestic Beauty’
Robinia x ambigua ‘Idahoensis’
Tilia americana
Tilia x euchlora
Zelkova serrata

Recommended tree species for biofiltration areas include:
•
Acer rubrum
•
Alnus rhombefolia
•
Liquidambar styraciflua vars. ‘Burgundy’, ‘Cherokee’,
‘Festival’
•
Platanus x acerifolia var. ‘Columbia’
•
Platanus racemosa
•
Taxodium distichum
•
Taxodium mucronatum
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OTHER TREES
Trees that are not planted with regular spacing along
a curb constitute the other trees that are planted in the
neighborhood. These trees may be planted in setbacks,
yards, parks, greens, squares, and plazas. These smaller
open spaces will not depend on using only native species
like in the larger railroad park, along river edges, and in
wetlands and other storm water management areas. They
will me more urbane, more cultivated and garden-like than
the larger parks. These sorts of spaces can comfortably
accommodate non-invasive, exotic and decorative tree
species that brings to these spaces attributes (flowers,
fragrance, fruit, bark, foliage) that the strictly native palette
cannot provide, as well as wider environmental tolerances
to poor soil, irrigation, air pollution, and vibration at the roots
zones that one finds in town neighborhoods. The shrubs and
herbaceous pallets for these smaller outdoor spaces shall
be selected for visual compatibility (flowers, fragrance, fruit,
bark, foliage, size and shape) and horticultural compatibility
(soils, irrigation, sun exposure) with the trees. They also shall
be non-invasive, and contribute to the creation of nurturing
habitats for invertebrates and other wildlife.
TREES – FOR PLAZAS, GREENS, SQUARES, POCKET
PARKS, AND COURTYARDS
•
Acer pseudoplatanus
•
Acer rubrum
•
Arbutus ‘Marina’
•
Arbutus unedo
•
Cedrus atlantica
•
Cedrus deodara
•
Cedrus libani
•
Ceratonia siliqua
•
Cercidiphyllum japonicum
•
Cercis occidentalis
•
Cercis reniformis
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•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Cercis siliquastrum
Cinnamomum camphora
X Chitalpa tashkentensis
Eriobotrya deflexa
Eriobotrya japonica
Ginko biloba (male clones)
Koelreuteria bipnnata
Koelreuteria paniculata
Lagerstroemia indica hybrids e.g. ‘Natchez’
Liquidambar styraciflua vars. ‘Burgundy’, ‘Cherokee’,
‘Festival’
Liriodendron tulipifera
Melaleuca quinquenervia
Metasequoia glyptostroboides
Michelia doltsopa
Phoenix canariensis
Pistacia chinensis
Platanus x acerifolia var. ‘Columbia’
Platanus racemosa
Podocarpus gracilior
Prunus cerisifera varieties
Prunus serrurlata varieties
Prunus x subhirtella ‘Autumnalis’
Prunus x yedoensis
Quercus acutissima (Q. serrata)
Quercus agrifolia
Quercus coccinea
Quercus frainetto
Quercus lobata
Quercus macrocarpa
Quercus palustris
Quercus robur
Quercus rubra
Quercus suber
Rhaphiolepis ‘Majestic Beauty’
Robinia x ambigua ‘Idahoensis’
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3. HARDSCAPE ELEMENTS
•
•
•
•
•
•

Taxodium distichum
Taxodium mucronatum
Tilia americana
Tilia x euchlora
Trachycarpus fortunei
Zelkova serrata

TREES – FOR BIO-FILTRATION IN NATURAL AREAS BUT
NOT ALONG STREETS
•
Acer negundo
•
Alnus rhombefolia
•
Fraxinus latifolia
•
Platanus racemosa
•
Populus fremontii
•
Salix lasiandra
•
Salix lasiolepis
•
Salix laevigata

GENERAL
The hardscape elements to be used at Napa Pipe will serve
three main goals. The first will be to create a cohesive overall
design palette that will tie the entire neighborhood together.
This will be done simply through the use and repetition of
materials across the site. The second goal will be to create
and reinforce the unique identity of special places within the
neighborhood. This will be done through subtle variation of
the material palette. A variation in hardscape material signifies
a transition from prioritization of one user to another (i.e. car
to bike), resulting in lower vehicular speeds or restriction (i.e.
pedestrians only). The last goal is to create a truly viable
and sustainable landscape that will grow and mature with
the overall community over time. This requires the use
of durable materials and includes the use of permeable
pavements. Pervious pavements shall be used in as many
pedestrian and vehicular areas as possible to promote the
direct recharge of rain water into the groundwater table.
Hardscape run-off shall be directed into landscaped areas
to minimize offsite run-off. Hardscape improvements shall
be constructed of elements that will help to soften the
pedestrian traffic areas. The uses of pervious pavers and red
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brick are encouraged. Hardscape areas shall be consistent
with the Water Management Guidelines contained in the
Development Plan.
The use of concrete as a subbase for pavements, especially in
primarily pedestrian areas shall be replaced by an aggregate
base. In addition, the use of recycled asphalt or concrete
pavement to produce aggregate bases is recommended.
Recycled bases may be produced when existing parking
areas or buildings are demolished for site preparation.
There are seven hardscape zones in two categories: Vehicular
and Pedestrian. The seven zones are characterized below.
Vehicular - Standard
Vehicular travel lanes and bike lanes shall be asphalt.
Vehicular – Parking
Parking lanes shall utilize permeable pavements to allow for
infiltration of stormwater and to reduce the quantity of runoff from parking lanes entering the storm drainage system.
Parking lanes or parking courts shall be permeable asphalt
or permeable concrete pavers.

lead walks must be a minimum width of 5’-0”, with a maximum
slope of 5%. However, a 3’-0” wide leadwalk is permitted in
any private right-of-way. Any necessary handrails on front
steps shall match the architecture. Crosswalks shall be flush
with the road and shall be constructed of concrete pavers,
asphalt pavers, or painted asphalt.
Pedestrian – Paths
Paths and trails through parks and other public areas, such
as within the major park space, shall utilize permeable
pavements including permeable asphalt, concrete pavers,
or decomposed granite.
Pedestrian – Plazas
Plaza material and design shall vary throughout the site
according to the master plan. Plazas may be constructed
of stone, asphalt/concrete/brick pavers, exposed aggregate
concrete, or brushed concrete. If appropriate, permeable
pavements are encouraged.

Vehicular – Carriageways
Carriageways shall utilize permeable pavements to allow for
infiltration of stormwater. Carriageways shall be permeable
asphalt or concrete pavers.
Pedestrian – Sidewalks/ Leadwalks
Sidewalk material and design will vary throughout the site
according to the street type and location. Sidewalks may be
constructed of concrete or brick pavers, exposed aggregate
concrete, or brushed concrete. Lead walks (walks leading
to home or business entrances) shall be constructed of the
same material as the adjoining sidewalk and shall match the
front stoop/ front steps of the main building. All sidewalks and
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4. FENCING

5. EXTERIOR LIGHTING

FENCING
Fencing shall be used for primarily aesthetic purposes to
define front yards and side yards of corner lots. Fencing is
a minor site element that helps define the character of the
different neighborhoods as well as define individual spaces
(public vs. private space). Types of fencing include painted
wood fencing and painted metal fencing (fence colors to be
determined). Individual property fences shall be no more
than 36“ tall. Fencing shall run parallel to the property line
and terminate at a right angle to the front facade. Where
space permits, all fencing shall have landscape material
(predominantly evergreen) installed on the street side. Along
slopes, equal increment level fence steps are to be used.
Gates should match adjoining fences and shall swing into
the property rather than onto the sidewalk. All fencing shall
be constructed on the piece of property that it is enclosing.
Chain link fencing and gates shall be prohibited.

GENERAL
The use of exterior lighting shall be restrained and handled
in a way that is in keeping with the light-sensitive character of
the Napa Pipe neighborhood. Street lights will serve to unify
the community and provide illumination for nighttime activity
and security. Final fixture types are to be determined and
are subject to approval for design guideline conformance. All
light poles shall be painted black, and all lamps must be full
cut off to ensure that there is no light pollution/ glare. Bollards
(both lighted and unlighted) may be used in key public areas,
and carriage lights may be used in private residential yards.
All must match the character of the surrounding architecture,
street furnishings, and design theme. Final light source
(metal halide, HPS, etc.) and uplight restrictions shall be per
Napa County regulations.

SCREENING + PRIVACY FENCING
Screen fencing shall be used to screen objectionable views
of utilities, refuse areas, and parking areas. Privacy fencing
shall be used to screen back yards and lots which abut one
another. Screen and privacy fencing is prohibited in the front
yards of all units. Screen fencing shall be either board-onboard, board-on-board with a masonry base, or entirely
masonry. It must be a minimum of 36” and a maximum
of 6’ in height (fence colors to be determined). Tandem
parking spaces shall be screened between driveways in
carriageways. If space permits, all screening will have
landscape material (predominantly evergreen) installed
on the street side. Landscape screening may be used at
the ends of carriageways rather than a screen wall where
conditions do not permit the use of a wall. All landscape
screening must be in accordance with the screening details.
Along slopes, equal increment level fence steps are to be
used. Gates should match adjoining fences and shall swing
into the property rather than onto the sidewalk. Chain link
fencing and gates shall be prohibited.

NAPA PIPE

LIGHTING TYPES
There are three primary light standards that are used
throughout the site: “Cobra head” streetlights, pedestrian
pole lights, and bollard lights. Pedestrian pole lights can be
up to 15 feet tall, have regular spacing (to be determined),
and have smaller bulbs. Specialty lighting shall be selected
on a case-by-case basis, depending on the intent (also see
Special Conditions below).
LIGHTING STRATEGY
The lighting strategy for the Napa Pipe neighborhood is
linked to the street typology and the open space typology.
All major streets can have cobra lights or pedestrian pole
lights or a combination. All minor streets shall only have
pedestrian pole lights and no cobra lights are allowed. Light
pole location is to be setback a minimum of 2.5 feet from
the face of the curb when no street trees are present or in
line with street trees when they are. Carriageways will not
have pole lighting and will rely on façade mounted public
lights and ambient lighting from adjacent buildings. Façade
mounted lights shall be mounted to garage or building

NAPA REDEVELOPMENT PARTNERS

dRAFT:
OCT. 22, 2009

SEC2:57

D. GENERAL DESIGN GUIDELINES

NAPA PIPE COMPREHENSIVE DEVELOPMENT APPLICATION

V. LANDSCAPE

facades at appropriate intervals or by surface lighting in
parking areas, if the carriageway leads to a surface parking
lot. Carriageway lighting shall be powered and metered
similar to typical street lights. Pedestrian pole lighting and
bollard lighting can be used in all Greens, Squares, Plazas,
Playgrounds, and Pocket Parks. Cobra lights are not allowed
in Greens, Squares, Plazas, Playgrounds, or Pocket Parks.
Bollard lighting is best suited for plazas, building entrances,
and walkways, aligned with flushed curbs at pedestrian
crossings, and other pedestrian zones. Parks will not have
exterior lighting; parks are open from dawn to dusk in Napa.
SPECIAL CONDITIONS
Infrastructural structures, such as Gantry cranes and bridges,
and civic buildings may have a lighting scheme independent
of the three primary light standards. In particular, the three
existing cranes shall be lit in a manner that highlights their
structure and calls attention to the history of the site.
OPTIMAL LIGHT LEVELS
The amount of exterior lighting should not be excessive and
should only be the amount that is reasonable and necessary.
The use of outdoor lighting should not result in incident or
ambient light rising over or falling on off-site areas in ways or
at times that impact the use and enjoyment of those areas.
Incorporate lighting techniques to minimize light pollution.
ENERGY EFFICIENCY STANDARDS
Requirements for outdoor lighting energy efficiency
are determined by the 2005 Building Energy Efficiency
Standards (September 2006 Revision). These requirements
do not apply to public streets, sports fields and children’s
playgrounds, lighting of public monuments, signage, and
landscape lighting (see Section 147 for a complete list of
exceptions). The requirements shall apply to site (private)
roadways, parking lots, sidewalks, walkways, and bikeways.
The Napa Pipe Guidelines follow these requirements for
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energy efficiency, as required by the California Code of
Regulations.
RESIDENTIAL LIGHTING EFFICIENCY STANDARDS
The 2005 Residential Compliance Manual regulates outdoor
lighting for residential land uses. Landscape lighting that is
not permanently attached to buildings is not regulated by this
manual. Lighting for parking lots with a capacity of eight or
more cars and parking garages must comply with the 2005
Nonresidential Compliance Manual.
NONRESIDENTIAL LIGHTING EFFICIENCY STANDARDS
The 2005 Nonresidential Compliance Manual limits the
lighting power for general site illumination for outdoor
lighting applications, including parking lots, walkways,
building entrances, sales lots, and other paved areas of the
site. Specific outdoor lighting applications that are regulated
by the manual include building facades, canopies, and
ornamental lighting.

6. SIGNAGE STANDARDS
Signage throughout the Napa Pipe neighborhood will
be a key element that will unify all areas and provide for
wayfinding within the community. In general there shall be
an overall sign family and style. Individual portions of the
site may have more specific sign types that fit within the
overall design family. All signs shall conform to Napa County
code signage requirements. Final signage designs are to be
determined and are subject to approval for design guideline
conformance.
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7. Site furnishings
GENERAL
All site furnishings shall complement and coordinate with one
another in style, material, and color. They shall be placed at
strategic locations such as bus stops, parks, greens, squares,
plazas, tot lots, recreation areas, and high pedestrian traffic
areas. Final selections for all public exterior furnishings and
location of these furnishings shall be determined at time of
final site plan approval and shall be handicap accessible.
WASTE RECEPTACLES
Trash receptacles shall have a rain guard over the main
trash opening and shall have screening slats surrounding
the main garbage container. Trash receptacles shall be metal
and painted black. They shall be located near all benches,
picnic tables, in parks, greens, squares, and plazas and by
commercial and transit areas.
BENCHES
Benches, as with other site furnishings, will respond to
their material context. Regardless of the ultimate location
all benches shall be constructed of either wood, a wood/
metal combination, or recycled material. All hardware shall
be black.
BIKE RACKS
All bike racks and bike rack locations shall be designed to
the extent possible based on the LEED-ND and County
recommendations. This document outlines considerations
for bicycle rack design, facility uses and quantity and facilities
located in non residential areas.
MAILBOXES
Mailboxes shall be located in accordance with the US Postal
Service regulations. All mailboxes shall be constructed of
material that is a compliment of the architecture and fencing
adjoining it. Gang mailboxes shall be located in readily
accessible locations for residents and may be integrated

NAPA PIPE

with other hardscape elements such as trellis and shade
structures.
PICNIC TABLES
Picnic tables shall be located in public park areas, recreation
areas, or any areas designated appropriate on future site
plans and designs.
BUS STOPS
Bus stops shall be designed to correspond and compliment
the surrounding architecture. A structure with a roof and
seating area shall be provided. Trash receptacles shall be
located adjacent to all bus stop structures. Final locations
shall be determined at time of final Site plan approval and
are subject to approval.
MISCELLANEOUS SITE PROHIBITIONS
Additional site elements that are prohibited throughout Napa
Pipe include, but are not limited to: railroad tie retaining
walls, freestanding flagpoles on residential property.

8. PUBLIC ART
All public art elements shall be determined and located per
the approved agreement. Public art shall be located in the
major public realm spaces, such as the neighborhood park,
greens, squares, and plazas and could include a fountain or
other similar features. Public art can also be located within
the public right-of-way on Boulevards and Neighborhood
Streets.
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1. STREET AND BLOCK PATTERN
GENERAL
Napa Pipe thoroughfares are platted on a modified grid to
provide access to lots, open spaces, and the surrounding
community. The streets serve as key structural components
of the palette of public spaces in the neighborhood.
As the shared setting for most buildings, streets provide an
arena for community interaction and are designed to positively
mediate the relationship between pedestrians and vehicles.
These objectives are manifested in lane width, centerline
radius, curb radius, intersection spacing, and the provision
of on-street parking and relationships to sidewalks.
There are three major types of streets that make up the
street and block pattern: major streets, minor streets, and
carriageways. All streets except carriageways have planting
and bioretention components.
MAJOR STREETS
Major streets in the Napa Pipe neighborhood define the
basic grid and primary access for the neighborhood. Major
streets include the primary vehicular approach roads that
connect to Napa Corporate Drive and Kaiser Boulevard,
north/south roads through the site, and all roads crossing the
railroad right-of-way. The major streets provide direct access
to the neighborhood center and all smaller minor streets and
carriageways. Dedicated bike lanes are only provided on the
approach roads. Vehicular design speeds on major streets
range from 30 MPH to 20 MPH. All major streets include
street trees, street parking lanes, and may include planted
medians and pits located along the curb. Sidewalks are
hardscape with large canopy trees set in metal tree grates
or mulch beds. A major street may also have a planted
median.
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MINOR STREETS
Minor streets are defined by a pattern of shared use where
bicycles and motorized vehicles share the driving lanes and
are designed for a vehicular speed of 25 mph or less. Minor
streets are typically residential streets and are characterized
by narrow driving lanes, parking lanes, and sidewalks.
CARRIAGEWAYS
Carriageways typically provide service access to garages,
carriage houses, and parking courts. Carriageways are
defined by a narrow right-of-way without parking lanes or
vegetation. Carriageways are designed to be shared use
lanes suitable for pedestrians. Vehicular speeds are 15 MPH
or less.

NAPA REDEVELOPMENT PARTNERS

NAPA PIPE

NAPA PIPE COMPREHENSIVE DEVELOPMENT APPLICATION

D. GENERAL DESIGN GUIDELINES

VI. STREET DESIGN

FIGURE VI-1. STREET TYPOLOGY DIAGRAM

Carriageways
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2. street STANDARDS
GENERAL
A street is an urban element that provides a major part of the public open space in the neighborhood, as well as, moving lanes for vehicles
and bicycles. A street is endowed with two primary attributes: character and capacity.
The street standards enumerate guidelines for the right-of-way. The right-of-way design addresses the design relating to the central part of
the street that accommodates pedestrians and vehicular circulation. The right-of-way types include: planted median boulevards, symmetrical,
asymmetrical, boundary roads, and parkways.

FIGURE VI-2.1. street STANDARDS DIAGRAM
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FIGURE VI-2.2. PLANTED MEDIAN SECTION

PLANTED MEDIAN BOULEVARDS
Boulevards are divided with thirteen foot wide landscaped medians and have two twelve foot driving lanes, a five foot bicycle lane, and an
eight foot parallel parking lane on either side of the median. In addition, they feature eight foot wide sidewalks with four-foot tree grates and
pits located along the curb. Sidewalks are hardscape with large canopy trees set in metal tree grates. Tree trunk location is to be setback a
minimum of 2.5 feet from the face of the curb. Bike lanes are defined by painted lanes (filled with green) with a bicycle symbol.
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FIGURE VI-2.3.1. SYMMETRICAL SECTIONS

SYMMETRICAL
Symmetrical streets are characterized by regular street tree planting on both sides of the street. They have eleven or ten foot driving
lanes, seven foot parking lanes, and nine foot combined sidewalk and planting areas. Buildings are setback from the property line. Some
symmetrical major streets have bike lanes. Bike lanes shall be defined by painted lanes (filled with green) with a bicycle symbol.
FIGURE 3.8.3. STREET STANDARDS - SYMMETRICAL SECTION A
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FIGURE 3.8.3. STREET STANDARDS - SYMMETRICAL SECTION B

FIGURE VI-2.3.2. SYMMETRICAL SECTIONS
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FIGURE 3.8.3. STREET STANDARDS - SYMMETRICAL SECTION C
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FIGURE VI-2.4. ASYMMETRICAL SECTIONS

ASYMMETRICAL
Asymmetrical streets are characterized by regular street tree planting on the north side of the street only. They have ten foot driving lanes, a
single seven-foot parking lane, and six foot sidewalks. The planting area on the north side is eleven feet wide to accommodate bioretention
of stormwater. The asymmetrical streets are designed to preserve views to the mountains and the river to the west. Buildings are set back
from the property line.
FIGURE 3.8.4. STREET STANDARDS - ASYMMETRICAL SECTION
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FIGURE VI-2.5. BOUNDARY ROAD SECTION

BOUNDARY ROAD
The boundary road forms the east side of the Napa Pipe neighborhood and is characterized by regular street tree planting on the west side
of the street. It has eleven foot driving lanes and seven foot parking lanes (one in each direction). The east side has a ten foot combined
sidewalk and planting area; the west side has a six foot planting strip and an eight foot sidewalk. Buildings are set back from the property
line.
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FIGURE 3.8.5. STREET STANDARDS - BOUNDARY ROAD SECTION
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FIGURE VI-2.6.1. PARKWAYS SECTIONS

PARKWAYS
Major parkways run parallel to the linear park. Parkside parkways are characterized by regular street tree planting on both sides of the street.
They have eleven or ten foot driving lanes and seven foot parking lanes. The park side has a twelve foot combined sidewalk and planting
area; the other side has a nine foot combined sidewalk and planting area. Buildings are set back from the property line.

FIGURE 3.8.6. STREET STANDARDS - PARKWAYS SECTION A
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FIGURE VI-2.6.2. PARKWAYS SECTIONS
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FIGURE 3.8.6. STREET STANDARDS - PARKWAYS SECTION B
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FIGURE VI-2.7. TRANSIT PARALLEL SECTION

TRANSIT PARALLEL
The street that runs parallel to the rail line is the transit parallel street and is characterized by ten foot driving lanes, a single seven foot parking
lane, and an eight foot sidewalk on the building side of the street only. A six foot bioretention strip forms the edge condition between the street
and the transit line. Additionally, a six foot fence and retaining wall separate the railroad right-of-way from the development. Buildings are set
back from the property line.
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FIGURE VI-2.8. STREET STANDARDS: CARRIAGEWAYS

CARRIAGEWAYS
There are two types of carriageways: carriageways with building setbacks (Section G2) and carriageways without building setbacks (Section
G1). Carriageways have a twenty foot right-of-way. There are no plantings or sidewalks within the right-of-way.
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CARRIAGEWAY SECTION B
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FIGURE 3.8.9. STREET STANDARDS - ALLEY SECTION B

Face of Building &
Parcel Property Line

. STREET STANDARDS - ALLEY SECTION A

Bldg Setback

SEC2:72

Bldg Setback

20'-0"

20'-0"

Alley

Alley

20' ROW

20' ROW

dRAFT:
OCT. 22, 2009

Face of Building

FIGURE VI-2.9. CARRIAGEWAYS SECTIONS
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3. CURB RADII

The intent of the curb return radii design guidelines is to
establish a procedure that allows flexibility in designing curb
radii to reflect conditions of specific locations, while assuring
that the result will yield the smallest radii that are feasible to
accommodate the specified design vehicle.
The primary reason for minimizing curb radii is to help
provide shorter crossings for pedestrians, minimizing the
unprotected distance pedestrians need to cross. In general,
the distance a pedestrian must cross to reach the opposite
curb will decrease as the curb radius decreases. Conversely,
the larger the radius, the greater the distance the pedestrian
has to traverse and the more the pedestrian is potentially out
of the line-of-sight of the driver. Smaller radii can also serve
as a traffic calming design feature, requiring vehicles to turn
at slower speeds, depending on the width of the street. Where
possible, a curb radius less than fifteen feet is suggested for
encouraging slower driving speeds. Smaller curb radii also
serve to allow for better alignment of the crosswalk with
the connecting sidewalks (i.e., provide a continuous path
of travel), assure adequate space at the corner for proper
placement and alignment of ADA-compliant curb ramps
(typically, one per each direction of travel is desired), and
improve visibility of drivers and pedestrians.
LARGE RADIUS
The large radius curb is the standard radius for all 90-degree
intersections where two major streets, two minor streets, or a
combination thereof intersect, and is based on the type and
frequency of vehicles expected to traverse the intersection
under normal conditions. The typical large radius is eighteen
feet.

FIGURE VI-3.1: LARGE CURB RADIUS

FIGURE
3.8.10. CURB RADII - LARGE RADIUS
DIAGRAM

NAPA PIPE

SMALL RADIUS
The small radius curb is the standard radius for all 90-degree
intersections where an carriageway intersects a major or
minor street. The typical small radius is ten feet.

FIGURE VI-3.2: SMALL CURB RADIUS
FIGURE 3.8.11. CURB RADII - SMALL RADIUS
DIAGRAM

SPECIAL CONDITIONS
While the goal is to provide the smallest radii possible, in some
cases the traffic volumes, function, adjacent land uses and
specific conditions of the street being designed may prevent
compliance with the Large Radius/Small Radius guidelines.
Therefore, all non-standard intersections (i.e. those that are
not 90 degrees) shall be tested to insure they adequately
accommodate the type and frequency of vehicles expected
to traverse the intersection under normal conditions.

FIGURE VI-3.3: SPECIAL CONDITIONS
CURB3.8.12.
RADIUS
DIAGRAM
FIGURE
CURB RADII
- SPECIAL CONDITIONS
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VII. IMPLEMENTATION

1. authority

2. APPLICABILITY AND USE

The basic land use standards and development standards for
the Napa Pipe site are established under several documents
that have been approved by the Napa County Board of
Supervisors. These include: (1) the Napa County General
Plan, and (2) Chapter 18.XX of the Napa County Zoning
Ordinance, which establishes Napa Pipe Zoning Districts
and Development Standards applicable to the project site,
(3) the Napa Pipe Development Plan, and (4) the Napa
Pipe Development Agreement (collectively, the “Governing
Documents”).

The provisions of these Design Guidelines, in conjunction
with the Governing Documents, shall apply to all development
within Napa Pipe. This document provides general design
guidelines and design standards that property owners/
project applicants must use in applications for individual
projects within the Napa Pipe Zoning Districts.
The goals and policies set forth in this document are
expected to be met through conformance to the specific
design standards and guidelines set forth herein.

These Design Guidelines have been adopted pursuant to
the Governing Documents and may be modified as set forth
in the Governing Documents.
These Design Guidelines constitute a companion document
intended to supplement the Governing Documents. The
design standards and design guidelines are mandatory and
apply to all development within the Napa Pipe site. In the
event of any conflict between these Design Guidelines and
the Governing Documents, the provisions of the Governing
Documents shall control.
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3. Conformance with Design
Guidelines
Each project submittal shall be reviewed for conformance
with the Design Guidelines and for completeness with all
relevant sections of Napa County Code prior to submittal to
Napa County.
Conformance and completeness shall be assessed and
verified by a registered California Architect subject to
qualifications set forth in the Development Agreement.

NAPA PIPE

4. CERTIFICATE OF CONFORMANCE
No application for a building permit, use permit, or other County
permit, shall be filed with the Napa County Conservation,
Development and Planning Department or other County
Department unless each submittal has been reviewed for
conformance with the Napa Pipe Design Guidelines.
A determination of such conformance is not intended to
be deemed an approval as to the compliance of design
or construction plans or documents with any applicable
building codes and standards, including building engineering
and structural design, or compliance with building codes
or regulations, or any other applicable state or federal
law or regulations relating to construction standards or
requirements, including, without limitation, compliance
with any local, state, or federal law or regulation related to
suitability of improvements for use by persons with physical
disabilities.
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5. Conformance application materials
The conformance submittal process established under the
Governing Documents occurs in two stages – Preliminary
and Final. The applicant may require resubmittal of either
Preliminary or Final Packages as needed to ensure
conformance.
PRELIMINARY SUBMITTAL
The following documents, at a minimum, must be submitted
as part of the Preliminary Package:
•
•
•
•
•
•
•
•
•
•
•

Site Plan - 1” = 20’ minimum
Building location
Hardscape concept with proposed materials
indicated
Landscape concept, including proposed plant
materials
Floor Plans – 1/8” = 1’- 0” minimum
Overall exterior dimensions
Exterior Elevations – 1/8” = 1’- 0” minimum
Exterior materials and colors
Overall vertical dimensions
Fenestration
Samples of visible exterior materials and
finishes

FINAL SUBMITTAL
The Final Package is the material that will ultimately be
submitted to Napa County for permitting. This package is
intended to comprise a final and complete set of construction
documents. It must contain the following documents at a
minimum:
•

•
•
•
•
•
•
•
•
•
•
•

Completed Final Conformance checklist
indicating conformance with the Governing
Documents and these Design Guidelines.
Site Plan and Details
Landscape Plans and Details
Irrigation Plan
Floor Plans
Roof Plan
Exterior Elevations
Structural drawings
All other drawings and specifications developed
as part of the construction documents
Samples of visible exterior materials and
finishes
LEED HOMES or LEED-NC checklist indicating
sustainable features used
Any additional information reasonably requested
as part of the conformance verification process
following submittal of the Preliminary Package.

A check for $_____ (payable to _____________) is required
with the submittal of the Preliminary Package. This fee covers
one Preliminary review and Final review plus one review of
a resubmittal, if required. Any subsequent resubmittal will
require an additional fee of $_____.
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Arcade: A frontage wherein the facade is a colonnade
overlapping the sidewalk, while the facade at sidewalk level
remains at the frontage line. This type is conventional for
retail use. The arcade shall be at least 12’ wide and may
overlap the sidewalk to within 2 feet of the curb.
Balcony: An upper floor platform that projects from the wall
of a building and is surrounded by a railing, balustrade, or
parapet.
Bay Window: An interior space that projects from the
primary wall of a building and contains windows on all
protruding sides.
Block: The smallest area of land which is entirely bounded by
streets other than carriageways, or by highways, navigable
rivers, railroad right-of-ways, parks, similar areas open to
public use, or any combination thereof.
Build-to Line: A line beyond which any wall of the main
building shall not project.
Community Facilities: Community Facilities means indoor
or outdoor facilities, not publicly owned but open for public
use, in which the chief activity is not a gainful business and
whose chief function are those entertainment, athletic, and
group assembly uses set forth in Section 18.XX.060(2) of
the Development Standards (including storage of related
materials and equipment), and may also include compatible
accessory uses such as restaurants, cafes, sports rental
equipment and similar uses.

such area to be more distinct in nature.
Forecourt: A frontage wherein a portion of the facade is close
to the frontage line and the central portion is set back. The
forecourt created is suitable for vehicular drop-offs. This type
should be allocated in conjunction with other frontage types.
Trees within the forecourts may overhang the sidewalks.
Gallery: A frontage wherein the facade is aligned close to
the frontage line with an attached cantilevered shed or a
lightweight colonnade overlapping the sidewalk. This type is
conventional for retail use.
Green: An open space, available for unstructured recreation.
A green may be spatially defined by landscaping rather than
building frontages. Its landscape shall consist of lawn and
trees, naturalistically disposed. The minimum size shall be 2
acres and the maximum shall be 15 acres.
Hardscape: Inanimate elements located in both public
and private domain, constructed from hard materials such
pathways, trellises, walls, etc.
Hotel: A hotel is a facility that offers transient lodging
accommodations typically on a daily rate to the general
public and that may provide additional services to the public,
such as restaurants, conference facilities, and recreational
facilities.
Lead walk: A walkway leading from the sidewalk to a home
or business entrance.

Deck: A floored structure, typically with a railing, that adjoins
a house, located at the rear of the building.

Parcel Property Line: The boundary of a saleable plot that
separates private land from the public right-of-way.

District: An area within the development which has special
requirements, standards, and/or provisions that will influence

Park: A natural preserve available for unstructured recreation.
A park may be independent of surrounding building frontages.
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Its landscape shall consist of paths and trails, meadows,
woodland and open shelters, all naturalistically disposed.
Plaza: An open space, available for civic purposes and
commercial activities. A plaza shall be spatially defined by
building frontages. Its landscape shall consist primarily of
pavement. Trees are optional. Plazas shall be located at the
intersection of important streets.
Pocket Park: An open space available for recreation. Its
landscape shall consist primarily of permeable vegetated
areas.
Porch: An open or shaded platform and front and/or
sides attached to the outside of a building, used to protect
an entrance. It may have a separate floor from the main
building.
Public Facilities and Utilities: Public Facilities and
Utilities, defined as any utility installation, including but not
limited to necessary gas, water, electricity, transportation,
communication utilities or public service facilities, including
without limitation, wells, well housings, treatment facilities,
utility systems and structures, transit shelters, and pump
stations.
Playground: An open space designed and equipped for the
recreation of children. A playground shall be fenced and may
include an open shelter. Playgrounds shall be interspersed
within residential areas and may be placed within a block.
Playgrounds may be included within parks and greens.
There shall be no minimum or maximum size.
Rooftop Deck: A private outdoor space above the roof and
any enclosed living space of a unit.

sidewalk grade. This type is conventional for retail use. It has
substantial glazing on the sidewalk level and an awning that
may overlap the sidewalk the maximum extent possible.
Stoop: A frontage wherein the facade is aligned close
to the frontage line with the first story elevated from the
sidewalk sufficiently to secure privacy for the windows. The
entrance is usually an exterior stair and landing. This type is
recommended for ground floor residential use.
Story: That portion of a building included between the
surface of any floor and the surface of the next floor above
it or, if there is no floor above it, the space between such
floor and the ceiling next above it. A mezzanine floor shall be
counted as a story, if it covers more than one-third of the area
of the floor next below it or if the vertical distance between
the floor next below it and the floor next above it is twenty
feet or more. A story does not include rooftop mechanical
structures, architectural elements above the roof line, towers,
mechanical equipment, building maintenance, service or
management areas or offices, screening, architectural
highlights, and other service facilities.
Streetscape: The public and private space between buildings
on either side of a street that defines its character, including
sidewalk, street paving, landscaping, building facades, street
furnishing, signs, awnings, street lighting, etc.
Square: An open space available for unstructured recreation
and civic purposes. A square is spatially defined by building
frontages. Its landscape shall consist of paths, lawns, and
trees, formally disposed. Squares shall be located at the
intersection of important thoroughfares.

Shopfront and Awning: A frontage wherein the facade is
aligned close to the frontage line with the building entrance at
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Figure VIII-0: DEFINITIONS ILLUSTRATED
A. THOROUGHFARE & FRONTAGES
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FIGURE VIII-1: building disposition
A. EDGEYARD:

Specific Types - End of Block Rowhouse, Rowhouse at Pedestrian Access path,
Carriageway Unit, Office or Light Industrial Building. A building that occupies the
center of its Lot with Setbacks on all sides. This is the least urban of types as the front
yard sets it back from the Frontage, while the side yards weaken the spatial definition
of the public Thoroughfare space. The front yard is intended to be visually continuous
with the yards of adjacent buildings. The rear yard can be secured for privacy by
fences and a well-placed Backbuilding and/or Outbuilding.

B. SIDEYARD:

Specific Types - End of Block Rowhouse, Rowhouse at Pedestrian Access path,
Carriageway Unit, Office or Light Industrial Building, zero lot line house. A building
that occupies one side of the Lot with the Setback to the other side. A shallow
Frontage Setback defines a more urban condition. If the adjacent building is similar
with a blank side wall, the yard can be quite private. This type permits systematic
climatic orientation in response to the sun or the breeze. If a Sideyard House abuts
a neighboring Sideyard House, the type is known as a twin or double House. Energy
costs, and sometimes noise, are reduced by sharing a party wall in this Disposition.

C. REARYARD:

Specific Types - Rowhouse, Live-Work unit, Apartment House, Mixed Use Block, Flex
Building, perimeter Block. A building that occupies the full Frontage, leaving the rear
of the Lot as the sole yard. This is a very urban type as the continuous Facade steadily
defines the public Thoroughfare. The rear Elevations may be articulated for functional
purposes. In its Residential form, this type is the Rowhouse. For its Commercial form,
the rear yard can accommodate substantial parking.

D. COURTYARD:

Specific Types - Courtyard Type, Patio Building. A building that occupies the
boundaries of its Lot while internally defining one or more private patios. This is the
most urban of types, as it is able to shield the private realm from all sides while strongly
defining the public Thoroughfare. Because of its ability to accommodate incompatible
activities, masking them from all sides, it is recommended for workshops, Lodging
and schools.

GARDEN
OR
GARDEN OVER
STRUCTURED
PARKING

E. SPECIALIZED:

Infrastructural structures such as Gantry cranes and bridges express their function
and are not subject to building disposition rules. Civic buildings, which may express
the aspirations of institutions, may also be included in this category.
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FIGURE VIII-2: private frontage types
A. COMMON YARD:

D. GENERAL DESIGN GUIDELINES
SECTION

LOT
PRIVATE

R.O.W.
PUBLIC

PLAN

LOT
PRIVATE

R.O.W.
PUBLIC

A planted Frontage wherein the Facade is set back substantially from the Frontage
Line. The front yard created remains unfenced and is visually continuous with
adjacent yards, supporting a common landscape. The deep Setback provides a
buffer from the higher speed Thoroughfares.

B. PORCH & FENCE:

A planted Frontage wherein the Facade is set back from the Frontage Line with
an attached porch permitted to Encroach. A fence at the Frontage Line maintains
street spatial definition. Porches shall be no less than 8 feet deep.

C. FORECOURT:

A Frontage wherein a portion of the Facade is close to the Frontage Line and the
central portion is set back. The Forecourt created is suitable for vehicular dropoffs. This type should be allocated in conjunction with other Frontage types. Large
trees within the Forecourts may overhang the Sidewalks.

D. STOOP:

A Frontage wherein the Facade is aligned close to the Frontage Line with the first
Story elevated from the Sidewalk sufficiently to secure privacy for the windows.
The entrance is usually an exterior stair and landing. This type is recommended
for ground-floor Residential use.

E. SHOPFRONT:

A Frontage wherein the Facade is aligned close to the Frontage Line with the
building entrance at Sidewalk grade. This type is conventional for Retail use. It
has a substantial glazing on the Sidewalk level and an awning that should overlap
the Sidewalk to within 2 feet of the Curb. Syn: Retail Frontage.

F. GALLERY:

A Frontage wherein the Facade is aligned close to the Frontage line with an
attached cantilevered shed or a lightweight colonnade overlapping the Sidewalk.
This type is conventional for Retail use. The Gallery shall be no less than 10 feet
wide and should overlap the Sidewalk to within 2 feet of the Curb.

G. ARCADE:

A colonnade supporting habitable space that overlaps the Sidewalk, while the
Facade at Sidewalk level remains at or behind the Frontage Line. This type is
conventional for Retail use. The Arcade shall be no less than 12 feet wide and
should overlap the Sidewalk to within 2 feet of the Curb.
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FIGURE IX-1: RENDERING FOR DESIGN INTENT: View from highway 29
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FIGURE IX-2: RENDERING FOR DESIGN INTENT: typical STREET VIEW (ROWHOUSES)
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FIGURE IX-3: RENDERING FOR DESIGN INTENT: VIEW FROM SOUTHERN KNOLL

NAPA PIPE

NAPA REDEVELOPMENT PARTNERS

dRAFT:
OCT. 22, 2009

SEC2:85

D. GENERAL DESIGN GUIDELINES

NAPA PIPE COMPREHENSIVE DEVELOPMENT APPLICATION

FIGURE IX-4: RENDERING FOR DESIGN INTENT: NORTHWESTERLY OVERVIEW
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FIGURE IX-5: RENDERING FOR DESIGN INTENT: TERRACE CAFE
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FIGURE IX-6: RENDERING FOR DESIGN INTENT: MID-BLOCK CARRIAGEWAY VIEW

SEC2:88

dRAFT:
OCT. 22, 2009

NAPA REDEVELOPMENT PARTNERS

NAPA PIPE

NAPA PIPE COMPREHENSIVE DEVELOPMENT APPLICATION

D. GENERAL DESIGN GUIDELINES

FIGURE IX-7: RENDERING FOR DESIGN INTENT: VIEW FROM CENTRAL LINEAR PARK
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FIGURE IX-8: RENDERING FOR DESIGN INTENT: DRYDOCK BOAT LAUNCH
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FIGURE IX-9: RENDERING FOR DESIGN INTENT: VIEW FROM KENNEDY PARK
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FIGURE IX-10: RENDERING FOR DESIGN INTENT: THEATER CAFE
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Comprehensive Development Application:
Napa Pipe Development Standards

Napa Pipe Development Standards
October 6, 2009
Title 18 Napa Zoning Ordinance
Chapter 18.XX Napa Pipe Districts
18.XX.010 – Intent
18.XX.020 – Establishment and Location of Napa Pipe Zoning Districts
18.XX.030 – Development Agreement, Development Plan and Design Guidelines
Required
18.XX.040 – Findings Required for Development Agreement
18.XX.050 – Use Limitations
18.XX.XXX– Housing Allocation Program
18.XX.060 – Common Use/Open Space
18.XX.070 – Napa Pipe Residential Zoning Districts (NP-RMU And NP-RMU-W)
18.XX.071 – Intent
18.XX.072 – Uses Allowed Without a Use Permit
18.XX.073 – Uses Permitted Upon Approval of a Development Plan
18.XX.074 – Density
18.XX.075 – Height
18.XX.076 – Building and Parking Setbacks, Lot Coverage, and Lot Size
18.XX.077 – Uses Within Enclosed Structures
18.XX.080 – Napa Pipe Industrial/Business Park Zoning Districts (NP-IBP and NP-IBPW)
18.XX.081 – Intent
18.XX.082 – Uses Allowed Without a Use Permit
18.XX.083 – Uses Permitted Upon Approval of a Development Plan
18.XX.084 – Uses Permitted Upon Approval of a Development Plan and Grant of a Use
Permit
18.XX.085 – Height
18.XX.086 – Lot Coverage
18.XX.087 – Minimum Lot Size
18.XX.088 – Building and Parking Setbacks
18.XX.089 – Uses Within Enclosed Structures
18.XX.090 – Parking (All NP Districts)
18.XX.091 – Parking (RMU Districts)
18.XX.092 – Parking (IBP Districts)
18.XX.093 – Shared Parking (All NP Districts)
18.XX.094 – Bicycle Parking
18.XX.095 – Off-Street Freight Loading & Service Vehicle Spaces (All NP Districts)
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18.XX.100 – Signage (All NP Districts)
18.XX.101 – Signage (RMU Districts)
18.XX.102 – Signage (IBP Districts)
18.XX.103 – Street Signage
18.XX.110 – Process for Review and Approval of Development Plan and Design
Guidelines
18.XX.120 – Process for Review and Approval of Development Agreement

dRAFT:
OCT. 22, 2009

12481.001.1185303v9
Sec3:2

2
NAPA REDEVELOPMENT
PARTNERS

NAPA PIPE

NAPA PIPE COMPREHENSIVE DEVELOPMENT APPLICATION

Comprehensive Development Application:
Napa Pipe Development Standards

TITLE 18 NAPA ZONING ORDINANCE
Chapter 18.XX NAPA PIPE

18.XX.010 Intent
A.
The Napa Pipe (NP) district classifications are intended to apply in those areas of
the County shown as "Napa Pipe" on the zoning map referenced in Section
18.12.020.
B.
The Napa Pipe districts are intended to:
1.
Implement the goals, objectives, and policies of the General Plan;
2.
Establish the Napa Pipe district classifications to provide for development
standards and specific project approvals, as well as a master planning
process, and to facilitate the economical, efficient, and coordinated
development of large areas of residential, commercial, or other nonresidential zoned lands;
3.
Allow deviation from standard zoning district regulations such as setbacks,
lot area, lot coverage, and building height, while remaining consistent with
design guidelines for the Napa Pipe district classifications that encourage
flexibility and creativity in building design and site planning, and promote a
higher level of amenities beyond that expected in conventional
developments;
4.
Encourage a mix of different attached dwelling types and a variety of land
uses which complement each other and which are compatible with
existing and future surrounding uses; and,
5.
Encourage development of a “walkable” neighborhood with high density
housing types, limited neighborhood-serving commercial uses and
adjoining industrial/business park uses, in a desirable relationship to
planned common use space, cultural, recreational and other uses.
C.
The Napa Pipe districts are intended to build-out over time consistent with these
development standards and specific project approvals, and to accommodate a
limited list of possible interim uses prior to build-out.
18.XX.020 Establishment and Location of Napa Pipe Zoning Districts
The following four principal zoning districts (collectively, the "NP Districts") are
established for the purpose of implementing the Napa Pipe Project: Napa Pipe – Mixed
Use Residential (NP-RMU); Napa Pipe – Mixed Use Residential Waterfront (NP-RMUW); Napa Pipe – Industrial/Business Park (NP-IBP); and Napa Pipe –
Industrial/Business Park Waterfront (NP-IBP-W). For purposes of this Chapter 18.XX
only, the NP-RMU and NP-RMU-W Districts are collectively referred to herein as the
"RMU Districts," and the NP-IBP and NP-IBP-W Districts are collectively referred to as
the "IBP Districts."
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18.XX.030

Development Agreement, Development Plan and Design Guidelines
Required.
Except for the uses specified in Sections 18.XX.072 and 18.XX.082, all development
and uses within the NP Districts shall be in accordance with an approved development
agreement, an approved development plan and design guidelines. The development
plan and design guidelines may, but need not be, a component of the development
agreement. The development agreement, development plan, and design guidelines
shall be processed and subject to approval as set forth in Sections 18.XX.110 and
18.XX.120.
A.
A development agreement shall, at a minimum, specify the duration of the
agreement, the permitted uses of the property, the density of intensity of use, the
maximum height and size of proposed buildings, and provisions for reservation or
dedication of land for public purposes. The development agreement may also
include the additional discretionary criteria set forth in Government Code Section
65865.2
B.
A development plan can be used similar to a specific plan by outlining
individualized development standards which provide for the planning of generally
large scale projects. The development plan shall include a site plan depicting
such elements as topographical features and the general location of structures,
land uses, and public and private-rights-of-way. The development plan must
include sufficient information, including architectural design, size of facilities,
traffic impacts, a circulation plan, and site improvements at a level of detail which
allows for the thorough analysis of project impacts and compliance with County
standards.
C.
The design guidelines shall govern landscaping of streets, parks and open
spaces, architectural design, signage, lighting, habitat protection measures, and
any other requirements necessary to implement the development agreement and
development plan.
18.XX.040 Findings Required for Development Agreement
The board may only approve a development agreement upon the following findings:
A.
That the proposed agreement is consistent with the General Plan;
B.
That if the development includes a subdivision, as defined in Government code
Section 66473.7, the agreement provides that any tentative map prepared for the
subdivision will comply with the provisions of Government Code Section 66473.7;
C.
That the development agreement will not be detrimental to the public health,
safety, or welfare;
D.
That the proposed development will on balance be compatible with surrounding
uses;
E.
That adequate public facilities, including water, sewer, parks, schools, and other
facilities are or will be available to serve the proposed development, without
materially adversely affecting the existing public facilities serving surrounding
development;
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F.
G.

That the proposed development will on balance be fiscally neutral;
That the development agreement provides for public benefits.

18.XX.050 Use Limitations
A.
As applied to the NP Districts, the provisions of this Chapter 18.XX shall
supersede any conflicting provisions of the Napa County Zoning Code, except as
otherwise required by local, State, or Federal law.
B.
There shall be a maximum of 2,580 residential dwelling units within the RMU
districts inclusive of units allowed by density bonuses. Twenty percent (20%) of
the units shall be deed-restricted as affordable to households considered low
and/or very low income as defined by Section 18.82.020, unless specified
otherwise in a development agreement.
C.
There shall be a maximum 150-unit Continuing Care Retirement complex within
the RMU districts with an average of 1.5 beds per unit, for a maximum of 225
beds, that provides independent living for seniors with common dining,
recreational activities, housekeeping and transportation, as well as assisted care
to seniors with mental and physical limitations.
D.
There shall be a maximum of 40,000 sq. ft. of gross floor area for all
Neighborhood Services uses, as defined in Section 18.XX.073(E), within the
RMU Districts.
E.
There shall be a maximum 140,000 square feet of gross floor area of industrial,
research & development, and warehouse uses within the IBP districts (excluding
eating establishments accessory to a permitted or conditionally permitted use,
and ancillary day care).
F.
There shall be a maximum of 50,000 sq. ft. of gross floor area for Office Uses, as
defined in Section 18.XX.083(B), as the primary use within the IBP Districts.
G.
There shall be only one 150 room hotel or condominium hotel within the IBP
Districts, with accessory uses for guests and the general public, including such
facilities as meeting rooms, spa and fitness center.
H.
There may be a maximum of 20,000 sq. ft. of community facilities within the RMU
or IBP districts which may include: Transit Center, Interpretive Nature Center,
Boat House, Café/Visitor Pavilion, Child Care Center, and Drydock Theatre.
I.
There shall be a public safety facility which may include a Fire, Sheriff and EMT
station or stations within the RMU or IBP districts. The floor area for the public
safety facility is included in the maximum square footage established by
subsection (H), above.
J.
Temporary events and uses may be conducted pursuant to Chapter 5.36 of the
Napa County Code and shall not conflict with Chapter 18.80 or with the Airport
Land Use Plan.
K.
Interim uses and floor area intended to remain in place for five years or less are
subject to separate review and approval by the Zoning Administrator.
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18.XX.XXX Housing Allocation Program
Notwithstanding annual permit limits established by Chapter 8.02 of the Napa County
Code, the number of dwelling units that may be constructed per year within the RMU
Districts shall comply with the phasing requirements specified in an approved
development agreement, including requirements related to the construction of
infrastructure; provided, however, that a maximum of 202 owner-occupied or rental units
may be constructed within the RMU Districts without an approved development
agreement, subject to the requirements of Section 18.XX.072(G).
18.XX.060 Common Use/Open Space
A.
Not less than fifteen percent (15%) of the total area of all NP Districts,
collectively, shall be devoted to Common Use/Open Space.
B.
Common Use/Open Space shall include:
1.
Land area not covered by buildings, parking structures or accessory
structures except Community Facilities, including without limitation parks,
wetlands, community gardens, yards, planting, walkways, paths, trails,
and bridges devoted to pedestrian and bicycle use.
2.
Community Facilities, defined as indoor or outdoor facilities, not publicly
owned but open for public use, in which the chief activity is not a gainful
business and whose chief function is the gathering of persons for
recreational (including public swimming pool uses), cultural,
entertainment, athletic, group assembly, social interaction, or educational
purposes (including storage of related materials and equipment), and may
also include within such a community facility compatible accessory uses
such as restaurants, cafes, sports rental equipment and similar uses;
3.
Water bodies and water features. including boat docks, piers, and
landings, that contribute to the quality, livability and amenity of the NP
Districts.
C.
Common Use/Open Space shall not include:
1.
Streets, Lanes, and similar roadways;
2.
Open parking areas, driveways, and loading facilities;
3.
School sites, except that publicly accessible green space and play areas
shall be considered Common Use/Open Space;
4.
Open-air rooftop facilities such as rooftop decks and gardens not available
for public use;
D.
If Common Use/Open Space is deeded to a homeowner's association, such legal
instrument may take the form of a declaration of covenants and restrictions.
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18.XX.070

Napa Pipe Residential Zoning Districts (NP-RMU and NP-RMU-W)

18.XX.071
18.XX.072
18.XX.073
18.XX.074
18.XX.075
18.XX.076
18.XX.077

Intent
Uses Allowed Without a Use Permit
Uses Permitted upon Approval of a Development Plan
Density
Height
Building and Parking Setbacks, Lot Coverage, and Lot Size
Uses Within Enclosed Structures

18.XX.071 Intent
The RMU Districts are characterized by a mix of housing types, neighborhood services
such as retail and restaurants, common use/open space including open space, parks,
and community facilities. To reflect the special nature of the waterfront environment,
building heights are lower in the NP-RMU-W District than in the NP-RMU District.
18.XX.072 Uses Allowed Without a Use Permit.
The following uses shall be allowed in the NP-RMU and NP-RMU-W Districts without a
use permit:
A.
Family day care homes (small).
B.
Residential care facilities (small).
C.
Home occupations subject to the provisions of Section 18.104.090.
D.
Homeless and emergency shelters.
E.
Minor antennas meeting the requirements of Sections 18.119.240 through
18.119.260.
F.
Telecommunication facilities, other than satellite earth stations, which consist
solely of wall-mounted antenna and related interior equipment and meet the
performance standards specified in Section 18.119.200, provided that prior to
issuance of any building permit, or the commencement of the use if no building
permit is required, the director or his/her designee has issued a site plan
approval pursuant to Chapter 18.140.
G.
Up to a maximum of 202 dwelling units in the RMU districts, consistent with the
following development standards:
1.
units shall be provided for sale or rental in multi-unit buildings constructed
at densities of at least 20 du/acre.
2.
development of such units shall comply with the applicable mitigation
measures identified in the Final Environmental Impact Report of the Napa
County 2009 Housing Element Update dated April 22, 2009, and as set
forth in Resolution No. 09-88 of the Board of Supervisors.
H.
Any use specified in Section 18.XX.073 and which is permitted by an approved
development plan.
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18.XX.073 Uses Permitted upon Approval of a Development Plan
The following uses shall be allowed in the NP-RMU and NP-RMU-W Districts upon
approval of a development plan:
A.
Attached and detached single-family dwelling units and multiple family dwelling
units as defined in Section 18.08.380. For purposes of this Chapter only,
cohousing and dormitory or other student housing are deemed to be included in
the definition of multiple family dwelling units. Cohousing and dormitory or other
student housing may include, without limit, a common house with a common
kitchen, dining area, children's play area, laundry, workshop, library, exercise
room, crafts room, guest rooms, and/or other common areas. Timeshare units
are not included in the definition of multiple family housing.
B.
Child Day Care Center as defined in Section 18.08.130.
C.
Common Use/Open Space as defined in Section 18.XX.060.
D.
Family Day Care Homes as defined in Section 18.08.290, subject to Section
18.104.070.
E.
Neighborhood Services. Neighborhood Services includes neighborhood-serving
commercial uses, such as retail sales establishments, pharmacies, personal
services establishments (e.g., dry cleaners, hair salons, nail salons, shoe or
watch repair stores), physical fitness studios, and any other neighborhood
serving non-residential use not expressly prohibited, limited to a maximum floor
area of 2,500 square feet. Neighborhood Services also includes grocery markets
limited to not more than 20,000 square feet; and restaurants and eating
establishments, bars, lounges, and nightclubs. Permitted Neighborhood
Services do not include businesses with drive-through facilities or any use with
an on-site dry cleaning plant. Office Uses, Common Use/Open Space, and
commercial recreation facilities shall not be considered Neighborhood Services
uses and are not subject to the use limitations set forth in Section 18.XX.050(D).
F.
Office Uses, as defined in Section 18.XX.083(B), that are located on the second
floor and limited to a maximum of 1,500 square feet per office.
G.
Outdoor and indoor commercial recreation.
H.
Parking as provided in Sections 18.XX.090 et seq.
I.
Public safety facilities.
J.
Public utility and public service buildings and facilities.
K.
Other public facilities, such as post offices, public libraries, museums, and art
galleries.
L.
Residential Care Facilities as defined in Section 18.08.540.
M.
Senior Housing, defined as any residential facility designed to meet the housing
and medical needs of senior citizens, including continuum of care facilities,
independent living facilities, assisted living facilities, skilled nursing facilities, and
similar or related facilities and services.
N.
Transit stations and terminals.
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18.XX.074 Density
Except as provided in Section 18.XX.072(G), minimum and maximum densities in the
RMU Districts shall be specified in an approved development plan, provided that the
total number of residential units shall not exceed 2,580. Senior Housing units, as
defined in Section 18.XX.073(M), shall not be included in the calculation of total dwelling
units
18.XX.075 Height
A.
The maximum height in the NP-RMU District shall be 85 feet.
B.
Except as otherwise provided in Chapter 11.12 and Chapter 18.80 of this Code,
the maximum height in the NP-RMU-W District shall be 48 feet.
C.
The height of a structure shall be measured by the vertical distance from grade
plane to the average height of the highest roof surface.
D.
Exemptions from Height Limits. The following features shall be exempt from the
height limits established by this Chapter, subject to limitations indicated:
1.
Mechanical equipment and appurtenances necessary to the operation or
maintenance of the building or structure itself.
2.
Additional building volume used to enclose or screen from view the
features listed under Subsection (D)(1) above and to provide additional
visual interest to the roof of the structure.
3.
Railings, parapets and catwalks, with a maximum height of four feet and
open railings, catwalks and fire escapes required by law, wherever
situated.
4.
Unroofed recreation facilities with open fencing, including tennis and
basketball courts at roof level, swimming pools with a maximum height of
four feet and play equipment with a maximum height of 10 feet.
5.
Unenclosed seating areas limited to tables, chairs and benches, and
related wind screens, lattices and sunshades with a maximum height of 10
feet.
6.
Landscaping, with a maximum height of four feet for all features other than
plant materials.
7.
Flag poles and flags, and weather vanes.
8.
Cranes, scaffolding and batch plants erected temporarily at active
construction sites.
9.
Cranes that exist in any of the NP Districts at the time of approval of the
development plan.
10.
Such other exemptions as are deemed reasonable, necessary, and
appropriate by the Director.
18.XX.076 Building and Parking Setbacks, Lot Coverage, and Lot Size
Minimum lot size, maximum lot coverage, and building setbacks shall be determined as
set forth in the development plan and design guidelines.
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18.XX.077 Uses Within Enclosed Structures.
All operations shall be conducted completely within an enclosed structure, except as
follows:
A.
Bus stops and transit stations.
B.
Common Use/Open Space.
C.
Outdoor dining accessory to an approved use.
D.
Outdoor recreation uses.
E.
Parking and loading.
F.
Play areas for Child Day Care Centers.
G.
Temporary events and uses in accordance with Section 18.XX.050(J).
H.
Other similar uses or activities as determined by the Director.
18.XX.080

Napa Pipe—Industrial/Business Park Zoning Districts (NP-IBP and
NP-IBP-W).

18.XX.081
18.XX.082
18.XX.083
18.XX.084
18.XX.085
18.XX.086
18.XX.087
18.XX.088
18.XX.089

Intent
Uses Permitted Without a Use Permit
Uses Permitted Upon Approval of a Development Plan
Uses Permitted Upon Approval of a Development Plan and
Grant of a Use Permit
Height
Lot Coverage
Minimum Lot Size
Building and Parking Setbacks
Uses Within Enclosed Structures

18.XX.081 Intent
The purpose of the IBP Districts is to provide for modern, non-nuisance research and
development, light industrial, warehousing office, hotel, and similar uses. Permitted
uses in the IBP Districts are intended to be compatible with each other and with the
adjoining nonindustrial areas. Land uses in the IBP Districts are subject to special
performance standards to ensure harmonious, unified and cohesive development.
18.XX.082 Uses Permitted Without a Use Permit
Uses Permitted Without a Use Permit. The following uses shall be permitted in all IBP
districts without a use permit:
A.
Minor antennas meeting the requirements of Sections 18.119.240 through
18.119.260;
B.
Telecommunication facilities that meet the performance standards specified in
Section 18.119.200, provided that prior to issuance of any building permit or the
commencement of the use if no building permit is required, the director or
designee has issued a site plan approval pursuant to Chapter 18.140.
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C.
D.

Homeless and emergency shelters.
Any use specified in Section 18.XX.083 and which is permitted by an approved
development plan.

18.XX.083 Uses Permitted upon Approval of a Development Plan
The following uses shall be allowed in the IBP Districts upon approval of a development
plan, subject to the limitations of Section 18.XX.050:
A.
Hotel. One hotel is allowed within the IBP districts with a maximum of 150
rooms/suites. A hotel is defined as a facility that offers transient lodging
accommodations typically on a daily rate to the general public and that may
provide additional services, such as restaurants, conference facilities, and
recreational facilities. For purposes of this Chapter only, a hotel with ownership
structured as a condominium, cooperative or other ownership/financing
arrangement found by the Director to be similar in function and/or operation is
deemed to be included in the definition of a hotel.
B.
Office Uses. Office Uses include professional, administrative, executive,
financial, real estate, insurance and other general business offices, including
service businesses such as small financial services, such as branch banks.
Office Uses also include medical, dental, and optical offices and related
accessory laboratories.
18.XX.084

Uses Permitted upon Approval of a Development Plan and Grant of a
Use Permit
The following uses shall be permitted in the IBP Districts upon approval of a
development plan and grant of a use permit, subject to the limitations of Section
18.XX.050:
A.
Agricultural processing facilities.
B.
Ancillary daycare meeting the requirements of Section 18.40.020(B)(7).
C.
Assembly uses, including theaters; assembly halls; conference centers; athletic
facilities such as sports fields; equestrian facilities (such as stables or riding
rings); indoor or outdoor group assembly commercial activities that provide
cultural, entertainment, educational, or athletic services, other than those
classified as Common Use/Open Space; and similar uses, to the extent deemed
consistent with the Airport Land Use Compatibility Plan.
D.
Common Use/Open Space as defined in Section 18.XX.060.
E.
Cooperage, bottling plants or wine warehousing and distributing facilities.
F.
Institutional facilities, meaning facilities owned and/or operated by an
organization having a governmental, educational, civic, social, or religious
purpose such as a school, medical facility, church, or other similar establishment
or facility, to the extent deemed consistent with the Airport Land Use
Compatibility Plan.
G.
Machine shops or other light metal working shops.
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H.
I.

J.
K.
L.
M.
N.
O.
P.
Q.
R.
S.
T.
U.
V.
W.
X.
Y.
Z.

Manufacturing and assembling of devices, equipment, or systems of an
electrical, electronic or electro-mechanical nature.
Manufacturing, assembly, fabrication, and/or warehousing and distribution of
goods, wares, merchandise, articles, substances or compounds which are not
flammable, explosive or otherwise offensive or dangerous to surrounding
property.
Manufacturing, compounding, processing, packing, treating or storing of products
such as food stuffs, pharmaceuticals, and toiletries.
Mini-storage.
Neighborhood Services, as defined in Section 18.XX.073(E).
Printing and publishing.
Public safety facilities.
Public utility and public service buildings and structures, including accessory
uses such as water tanks, pumps, well heads, and offices.
Rental Centers, commercial.
Rental center, household.
Rental centers, industrial.
Repair and maintenance, consumer products.
Research, development, design or testing laboratories and facilities when
conducted entirely within an enclosed building and compatible with nearby
residential and recreational uses.
Snack bars/other food service as an accessory use, to primarily serve the needs
of customers, employees, or persons doing business with commercial or
industrial facilities within the IBP Districts.
Telecommunication facilities.
Trade contractor shops.
Transit stations and terminals.
Vehicle storage yards providing storage for recreational vehicles (e.g., boats,
motor homes, etc.), and not including salvage or junk yards.
Wineries as defined in Section 18.080.640 and the following uses in connection
with a winery:
1.
Crushing of grapes outside or within a structure,
2.
On-site aboveground disposal of wastewater generated by the winery,
3.
Aging, processing and storage of wine in bulk,
4.
Bottling and storage of bottled wine and shipping and receiving of bulk and
bottled wine, provided the wine bottled or received does not exceed the
permitted production capacity,
5.
Any or all of the following uses provided that, in the aggregate, such uses
are clearly incidental, related and subordinate to the primary operation of
the winery as a production facility:
a.
Office and laboratory uses,
b.
Marketing of wine as defined in Section 18.08.370,

dRAFT:
12481.001.1185303v9
Sec3:12
OCT. 22, 2009

10
NAPA REDEVELOPMENT
PARTNERS

NAPA PIPE

NAPA PIPE COMPREHENSIVE DEVELOPMENT APPLICATION

Comprehensive Development Application:
Napa Pipe Development Standards

c.

AA.

BB.
CC.

Retail sale of (1) wine fermented or refermented and bottled at the
winery, irrespective of the county of origin of the grapes from which
the wine was made.
The following uses, when accessory to a winery:
1.
Tours and tastings, as defined in Section 18.08.620,
2.
Display, but not sale, of art,
3.
Display, but not sale, of items of historical, ecological or viticultural
significance to the wine industry,
4.
Child day care centers limited to caring for children of employees of the
winery;
Wood products fabrication.
Other uses which are non-nuisance-causing and similar in character to the above
listed uses.

18.XX.085 Height
A.
The maximum height in the IBP Districts shall be 48 feet, except as otherwise
provided in an approved development plan or use permit, but in no event shall
exceed 85 feet.
B.
The height of a structure shall be measured by the vertical distance from grade
plane to the average height of the highest roof surface.
C.
Exemptions from Height Limits. The following features shall be exempt from the
height limits established by this Chapter, subject to limitations indicated:
1.
Mechanical equipment and appurtenances necessary to the operation or
maintenance of the building or structure itself.
2.
Additional building volume used to enclose or screen from view the
features listed under Subsection (C)(1) above and to provide additional
visual interest to the roof of the structure.
3.
Railings, parapets and catwalks, with a maximum height of four feet and
open railings, catwalks and fire escapes required by law, wherever
situated.
4.
Unroofed recreation facilities with open fencing, including tennis and
basketball courts at roof level, swimming pools with a maximum height of
four feet and play equipment with a maximum height of 10 feet.
5.
Unenclosed seating areas limited to tables, chairs and benches, and
related wind screens, lattices and sunshades with a maximum height of 10
feet.
6.
Landscaping, with a maximum height of four feet for all features other than
plant materials.
7.
Flag poles and flags, and weather vanes.
8.
Cranes, scaffolding and batch plants erected temporarily at active
construction sites.
9.
Cranes that exist in any of the NP Districts at the time of approval of the
development plan.
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10.

Such other exemptions as are deemed reasonable, necessary, and
appropriate by the Director.

18.XX.086 Lot Coverage
Site coverage in the IBP Districts shall be governed by the design guidelines, but in no
case shall be more than 50%, except as otherwise provided in an approved
development plan or use permit.
18.XX.087 Minimum Lot Size
Minimum lot size in the IBP Districts shall be determined as set forth in the development
plan, provided that the number of curb cuts per block for access to parking shall be
limited as specified in the design guidelines.
18.XX.088 Building and Parking Setbacks
Building and parking setbacks in the IBP Districts shall be determined as set forth in the
development plan and design guidelines.
18.XX.089 Uses Within Enclosed Structures.
All operations shall be conducted completely within an enclosed structure, except as
follows:
A.
Bus stops and transit stations.
B.
Common Use/Open Space.
C.
Outdoor dining accessory to an approved use.
D.
Outdoor recreation uses.
E.
Parking and loading.
F.
Play areas for child care facilities.
G.
Temporary events and uses in accordance with Section 18.XX.050(J).
H.
Vehicle storage yards.
I.
Assembly uses in accordance with Section 18.XX.084(C).
J.
Other similar uses or activities as determined by the Director where a use permit
is required.
18.XX.090 Parking (All NP Districts)
18.XX.091
18.XX.092
18.XX.093
18.XX.094

Parking (RMU Districts)
Parking (IBP Districts)
Shared Parking
Bicycle Parking
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18.XX.091 Parking (RMU Districts)
The number of off-street parking spaces required in the RMU Districts shall be as set
forth in an approved development plan.
18.XX.092 Parking (IBP Districts)
The number of off-street parking spaces required in the IBP Districts and the location of
such off-street parking spaces shall be as set forth in an approved development plan or,
if a use permit is required pursuant to Section 18.XX.084, as set forth in an approved
development plan or use permit.
18.XX.093 Shared Parking (All NP Districts)
A.
Intent.
B.
Preferential Use.
C.
Shared Parking for Short Term Use.
18.XX.094 Bicycle Parking
Section 18.110.040 shall apply to all non-residential uses in the NP Districts.
18.XX.095

Off-Street Freight Loading and Service Vehicle Spaces (All NP
Districts)
In all NP Districts, off-street loading and service vehicle requirements shall be in
accordance with Napa County Zoning Code, Chapter 18, Sections 18.110-040 –
18.110.060.
18.XX.100

Signage (All NP Districts)

18.XX.101
18.XX.102
18.XX.103

Signage (RMU Districts)
Signage (IBP Districts)
Street Signage

18.XX.101 Signage (RMU Districts)
A.
In the RMU Districts, one monument and one wall-mounted building identification
sign is permitted per building. The size, placement, maintenance, and design of
the sign shall be consistent with the approved design guidelines.
B.
Illumination. No sign shall be illuminated in a manner that would create aviation
hazards of any kind, including but not limited to direct skyward projection, glare
or mimicry of airport lights. Sign illumination will also be consistent with the
approved design guidelines.
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18.XX.102 Signage (IBP Districts)
A.
In the NP-IBP and NP-IBP-W Districts, signage shall be consistent with Sections
18.116.035, 18.116.036 and 18.116.050 and the approved design guidelines.
B.
Illumination. No sign shall be illuminated in a manner that would create aviation
hazards of any kind, including but not limited to direct skyward projection, glare
or mimicry of airport lights. Sign illumination will also be consistent with the
approved design guidelines.
18.XX.103 Street Signage
Street signage for all NP Districts shall be consistent with Napa County standards and
the approved design guidelines.
18.XX.110

Process for Review and Approval of Development Plan and Design
Guidelines
Within the NP Districts, the application and review procedures described in Chapter
18.136 (Zoning Amendment) shall apply to the development plan and design guidelines.
18.XX.120 Process for Review and Approval of Development Agreement
Consistent with California Government Code Section 65867, the application and review
procedures set forth in this section shall apply to development agreements in the NP
Districts.
A.
The Planning Commission shall hold a public hearing in the manner set forth in
Section 18.124.040 on a development agreement filed in accordance with
Section 18.XX.030.
B.
Upon completion of the Planning Commission hearing, the commission shall
forward its recommendation to the Board of Supervisors.
C.
Upon receipt of the commission’s recommendation, the Board shall hold a public
hearing on the proposed development agreement.
D.
The clerk of the board shall schedule the development agreement for a public
hearing. Notice of the date, time and place of said hearing, the fact that the
hearing will be held before the board, a general explanation of the matter to be
considered, and a general description, in text or by diagram, of the location of the
real property that is proposed to become subject to the development agreement
shall be published once at least ten calendar days prior to the hearing in a
newspaper of general circulation, published and circulated in the county.
E.
Notice meeting the informational requirements of subsection (D) of this section
shall also be mailed or delivered at least ten calendar days before the hearing as
follows:
1.
To the owner of the subject real property or the owner's duly authorized
agent and to the project applicant;
2.
To any person who has filed a written request therefor with the board;
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3.

F.
G.
H.

To each local agency expected to provide water, sewage, streets, roads,
schools, or other essential facilities or services to the project contemplated
in the development agreement, whose ability to provide those facilities and
services may be significantly affected;
4.
To all owners of real property, including businesses, corporations or other
public or private entities, as shown on the latest equalized assessment roll
within three hundred feet of the real property that is proposed to become
subject to the development agreement.
Failure to receive the notice required by this section shall not invalidate any
development agreement that is approved.
Any hearing may be continued from time to time at the discretion of the board.
The board may approve, modify, or disapprove the proposed development
agreement.
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AMENDMENTS PROPOSED
TO THE NAPA COUNTY GENERAL PLAN

The Napa Pipe project proposes to amend the Napa County General Plan to permit the
proposed development, and to maintain internal consistency within the Plan as follows
(additions are underlined, deletions are crossed out):
A. INTRODUCTION & SUMMARY
1. p. SV‐2 – revise the first bullet about the 2008 General Plan Update to read as
follows: “Re‐designated about 230 acres of Industrial land immediately south of
the City of Napa as a “Study Area,” indicating the need for additional study to
determine the appropriateness of the area for non‐industrial uses.
(Approximately 135 acres were subsequently re‐designated Napa Pipe Mixed
Use.)”
2. p. SV‐4 – revise the second bullet about Conservation to read as follows:
ʺPrioritizes the use of available groundwater for agricultural and rural residential
uses, rather than urban uses, with the exception of previously urbanized areas
with existing groundwater usage.ʺ
3. p. SV‐5 – Modify the last paragraph under the “Housing Element” heading to
read as follows: “The 2004 Housing Element Update provided the information
and analysis required by statute, identified 14 sites that were zoned for high
density multi‐family housing, and memorialized agreements with the cities of
Napa and American Canyon whereby the two cities accepted some of the
County’s state‐mandated housing requirements in exchange for annexations
and/or other considerations. The Housing Element was the only element that
was not updated in the course of the 2008 General Plan Update, and was instead
updated in 2009. The 2009 Housing Element Update eliminated three of the sites
identified for high density housing in the prior version, and instead identified 20
acres of the approximately 150‐acre Napa Pipe site as a location for high‐density
housing. Subsequent amendments to the Agricultural Preservation & Land Use
Element ensured that the entire portion of the Napa Pipe site outside of Airport
Land Use Compatibility Plan Zone D could be used for high‐density housing
consistent with the Napa Pipe Mixed Use designation.”
B. AGRICULTURAL PRESERVATION & LAND USE ELEMENT
1. p. AG/LU‐2 – Revise the table of contents to reference the Napa Pipe Mixed Use
policies

12481.001.1183768v5

NAPA PIPE

1
September 29, 2009
dRAFT:
Napa Pipe General
Plan Amendment
Sec4:1
NAPA REDEVELOPMENT PARTNERS
OCT. 22, 2009

NAPA PIPE COMPREHENSIVE DEVELOPMENT APPLICATION

Comprehensive Development Application: General Plan Amendment

2. p. AG/LU‐18 – Revise Policy AG/LU‐25 to read as follows: ʺThe County opposes
the creation of new special districts planned to accommodate new residential
developments outside existing urbanized areas, except as specified in the
Housing Element or as permitted within the Napa Pipe Mixed Use designation.ʺ

3. p. AG/LU‐21 – Revise the heading preceding Policy AG/LU‐36 to read as follows:
ʺCOMMERCIAL, INDUSTRIAL, NAPA PIPE MIXED USE, AND STUDY AREA LAND USE
POLICIESʺ

4. p. AG/LU‐21 ‐‐ Add a new Policy AG/LU- 41 as follows:
Notwithstanding any other standard to the contrary, the following standards
shall apply to lands designated as Napa Pipe Mixed Use on the Land Use Map of
this General Plan. Lands designated Napa Pipe Mixed Use are identified as
Assessorʹs Parcel Numbers 046‐400‐030 and 046‐412‐005, with the exception of a
19‐acre area within Assessorʹs Parcel Number 046‐400‐030, which is designated
as a Study Area.

12481.001.1183768v5
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a)

Intent: The designation provides for flexibility in the
development of land, allowing either industrial, or commercial
and residential uses. This designation is intended to be applied
only to the Napa Pipe site in the unincorporated area south of the
city of Napa where sufficient infrastructure may be available or
readily constructed to support this type of development.

b)

General Uses: Uses allowed in the Urban Residential,
Commercial, and Industrial land use categories may be permitted.
Office uses may also be permitted as principal uses.

c)

Minimum Parcel Size: Parcel sizes shall be as set forth in an
approved development plan for the Napa Pipe Mixed Use
designation, provided that the County shall allow between 152
and 202 owner‐occupied or rental units by right within the 20‐acre
portion of the Napa Pipe site that is rezoned pursuant to Housing
Element Program H‐4e.

d)

Maximum Residential Density: No more than 2,580 total
dwelling units shall be allowed within the Napa Pipe Mixed Use
designation, with an estimated population of 5,901 persons.

f)

Maximum Non‐Residential Building Density: No more than a
total gross floor area of 250,000 square feet of enclosed non‐
residential uses shall be allowed within the Napa Pipe Mixed Use
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designation. In addition, one hotel with no more than 150 suites
and associated uses such as meeting space and spa, and up to 150
total units within continuing care retirement and assisted living or
similar special use facilities for seniors shall be permitted, and
shall not be included in the calculation of total gross floor area or
total dwelling units.

5. p. AG/LU‐28 – Revise Policy AG/LU‐52 as follows:
The following standards shall apply to lands designated as Study Area on the
Land Use Map of the General Plan.
Intent: This designation allows industrial uses to continue pursuant to existing
zoning, but signals the need for further site‐ or area‐specific planning to assess
the potential for a mix of uses in this area. The Study Area designation is
intended to be applied only to the approximately 19‐acre portion of the Napa
Pipe site that is not designated Napa Pipe Mixed Use and the Boca/Pacific Coast
parcels in the unincorporated area south of the City of Napa, where sufficient
infrastructure may be available to support mixed‐use development.
General Uses: All uses allowed in the Industrial land use category may be
permitted.
Minimum Parcel Size: Parcel sizes shall be as established for the Industrial
designation.
Minimum Building Density: Maximum building intensity shall be as
established for the Industrial designation.
6. p. AG/LU‐49 Amend the map of South County Industrial Areas to show the new
Napa Pipe Mixed‐Use designation at Napa Pipe (except on the 19‐acre portion
that remains Study Area), and eliminate “Study Area” from the text bubble
identifying Napa Pipe.
7. p. AG/LU‐50 – Modify the paragraph about the Napa Pipe Property as follows:
“Napa Pipe is an approximately 150‐ acre site that is proposed for a mixed‐use
development with a substantial residential component, including affordable
housing. Napa Pipe is subject to airport overflights and is bordered by the Napa
River, wetlands, and the Napa Valley Corporate Park (in the City of Napa). The
site is accessible via Kaiser Road and Napa Valley Corporate Drive.”
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8. p. AG/LU‐62 – Modify Table AG/LU‐B General Plan & Zoning: For Use in
Considering Changes in Zoning, to include the Napa Pipe Mixed Use
designation with the following corresponding zoning designations: Napa Pipe
Mixed Use Residential, Napa Pipe Mixed Use Residential Waterfront, Napa Pipe
Industrial Park, and Napa Pipe Industrial Park Waterfront.
9. On p. AG/LU‐63 of the General Plan (Figure Ag/LU‐3: Land Use Map), show the
Napa Pipe Mixed Use designation at Napa Pipe (except on the 19‐acre portion
that remains Study Area) and adjust the boundaries of incorporated cities to
reflect any annexations that have occurred since the last time the map was
revised.
10. pp. AG/LU‐65 – amend Policy Ag/LU‐119, which outlines the County’s Growth
Management System, as follows:
“Policy AG/LU‐119: The following is the Growth Management System for Napa
County:
1) Introduction
The Growth Management System Element of the Napa County
General Plan was adopted as required by Slow Growth Initiative
Measure A, approved by the voters in 1980. The Board of Supervisors
made the implementation of Measure A a matter of high priority. The
Conservation, Development and Planning Department was given
primary responsibility to prepare a Growth Management System
which satisfied both the intent and letter of Measure A, while at the
same time limiting government controls. Before expiration of
Measure A in December 2000, the Board of Supervisors reaffirmed the
policies of Measure A and the establishment of a housing allocation
program, when it passed Ordinance No. 1178 on November 28, 2000.
The Growth Management System Element was combined with the
Agricultural Preservation & Land Use Element in the 2008 General
Plan Update, and the Growth Management System was simplified in
2009 concurrent with adoption of the 2009 Housing Element Update.
The Napa County Growth Management System provides that the
annual number of new housing units in the unincorporated area of
the County of Napa shall be allocated so as to allow an annual
population growth rate that shall not exceed the annual population
growth rate of the nine Bay Area counties (Alameda, Contra Costa,
Marin, Napa, San Francisco, San Mateo, Santa Clara, Sonoma, and
Solano) over the prior 5‐7 years, provided that the annual population
growth rate limit shall not exceed one percent in the County of Napa
12481.001.1183768v5
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(adjusted for annexations and incorporations). The annual allocation
of building permits relates to permits for the construction of new
residential units on a site. It does not affect permits related to
rebuilding, remodeling, renovating, or enlarging existing units,
moving an existing dwelling from one unincorporated site to another
unincorporated site, or units exempted from the Growth Management
System as specified below.
2) Annual Growth Rate Calculation
The annual allocation of residential building permits, until next
updated, will be 115, not counting exempted/grandfathered units.
This allocation was determined by reviewing population data derived
from the U.S. Census by Claritas Inc., The 2008 population of
unincorporated Napa County (29,666) was multiplied by 0.01 to allow
for a 1% growth rate, and divided by the estimated household size
(2.57). The annual allocation of 115 units represents a change from the
prior allocation (114 units) and from the original allocation (109 units)
put in place when the Growth Management System was first adopted.
3) Review Following Census
The Board of Supervisors shall modify the Growth Management
System and related ordinances based on data from the 2010 Census
and each time the Housing Element is updated, or more frequently if
so desired by the Board. In setting the annual number of new
housing units allocated, the Board of Supervisors shall use the most
recent census and other relevant data provided by the U.S. Census,
the Association of Bay Area Governments, the California Department
of Finance’s Demographic Research Unit or similar sources. The
annual limit shall be set by multiplying the population of
unincorporated Napa County by 0.01 and then dividing by the
number of persons per household. The calculation may be adjusted to
reflect the vacancy rate of year round housing units, and shall include
comparison to the average annual growth rate for the nine Bay Area
counties over the prior 5‐7 years (if less than 1%). In no instance shall
the new annual limit be less than the prior limit if the units are
required to meet the County’s Regional Housing Needs Allocation,
except as warranted by the occurrence of annexations or
incorporations since the prior calculation.
4) Building Permit Allocation
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A) Regulated building types are divided into the following
four categories:
1)

Category 1 is a single dwelling built by or for a
permit holder (owner‐builder or his contractor) who
is building only one dwelling unit per year.

2)

Category 2 is any type of dwelling which requires no
discretionary review, but the permit holder is
building more than one dwelling unit per year. A
good example would be the small‐scale builder using
existing lots.

3)

Category 3 is any type of residential project for 2 or
more dwelling units which require discretionary
review (e.g., subdivision, parcel map, use permit). A
large‐scale housing project would be a good
example.

4)

Category 4 is housing which is affordable to persons
with moderate or below moderate income as
described further below.
This category would
require a deed restriction and/or an agreement
signed by the developer; the agreement shall contain
guarantees that the dwelling units would be
affordable to persons of moderate or below moderate
income for at least forty years.

B) Exempted Development:
The following types of construction are exempt from the
provisions of the Growth Management System,
notwithstanding anything to the contrary in Housing
Element Objective H‐4a:
1) Industrial.
2) Commercial.
3) Commercial Residential (rental for less than a thirty‐
day period).
4) Replacement housing (on the same site as a pre‐
existing unit which has been removed, demolished or
burned within the past year).
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5) Relocation of existing units within the unincorporated
area (not including units relocated from within other
jurisdictions).
6) Additions, renovations, and refurbishments of existing
dwelling units.
7) Dwelling units located within the jurisdiction of other
agencies.
8) Accessory buildings of any type (except dwelling
units).
9) Guest cottages.
10) Dwelling units for which building permit applications
were filed by July 28, 1981.
11) Dwelling units covered by development agreements
approved prior to July 28, 1981.
12) Dwelling units covered by both use permits and
development plans approved prior to July 28, 1981 [i.e.,
Silverado (280 D.U.), Meadowood (7 D.U.), and Villa
Berryessa MHP (96 D.U.).]
13) Second units exempted pursuant to Gov. Code Sec.
65852.2.
14)

Dwelling units in the Napa Pipe Mixed‐Use
designation authorized by a phased development plan
and a development agreement that provides for
affordable and market‐rate housing, including housing
appropriate for the Napa County workforce.

C) [Reserved]
D. Carry Forward of Annual Allocations: When an annual
allocation has not been used, the remainder may be carried
over three years, except for Category 4 permits, which
shall carry over indefinitely. Category 1, 2, and 3 permits
which expire after three years shall become Category 4
permits.
E) “Affordable” Housing:
At least 15% of the annual
building permit allocation each year shall be in Category 4,
and shall be affordable for purchase or rental by persons
with moderate or below moderate income. “Affordable”
means the housing cost shall not exceed 30% of the stated
12481.001.1183768v5
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minimum household income adjusted for family size
appropriate for the unit.
Income information provided annually by the Federal
Department of Housing and Urban Development (HUD)
and the California Department of Housing and
Community Development (HCD) shall be used to
determine the area median income. “Moderate” means up
to 120 percent of the area median income applicable to
Napa County, adjusted for family size by HCD in
accordance with adjustment factors published and
annually updated by HUD.
Affordable housing can be of any type (detached or
attached single‐family, multiple family, mobile home,
manufactured home, live/work loft, or other in a
residential or mixed‐use zone). It is estimated that mobile
homes, manufactured homes, multiple family homes, and
farm labor housing will meet the affordability criteria
more readily than other types of dwellings. Development
of affordable housing pursuant to Category 4 in the
Growth Management System requires a deed restriction
and/or written agreement with the County prior to
issuance of the building permits.
F) No more than 85% of the annual building permit allocation
each year shall be in Category 1, 2, and 3 combined, and
the number within each of these three categories shall be
determined based on demand, with permits approved in
the order their processing is completed, until the annual
allocation is used up. If a lottery is needed as provided in
sub‐section G, below, 12% of the annual permit allocation
shall be in Category 3.
G) Lottery for Distributing Building Permits:
In order to distribute the shares of the annual allocation to
ensure fairness to all applicants, the following two‐step
distribution system is recommended:
In the first step, building permits would be issued on a
first‐approved, first‐served basis until all the permits in
that allocation period for that category have been used.
When the demand for permits in any category exceeds the
supply available, a lottery, shall be initiated.
12481.001.1183768v5
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In the second step, permits are issued on the basis of a
lottery. Building permit applications enter a lottery when
they:
i)

Are approved for issuance of a building permit; but

ii) The applicable annual allocation has been used up, and
iii) The backlog of approved applications exceeds the next
available allocation of permits.
Lotteries, when necessary, would be by category, with one
lottery for Category 1, and 2 combined, one for Category 3,
and one for Category 4. Lotteries shall be held annually
until a backlog is eliminated, and shall be for single
permits, drawn one at a time in January or later if
necessary.
C. CONSERVATION ELEMENT
1. p. CON‐35 – Revise Goal CON‐11 to read as follows: ʺPrioritize the use of
available groundwater for agricultural and rural residential uses rather than for
urbanized areas, with the exception of previously urbanized areas with a history
of groundwater usage, and ensure that land use decisions recognize the long‐
term availability and value of water resources in Napa County.ʺ
2. p. CON‐40 – Revise Policy CON‐51 as follows: Recognizing that groundwater
best supports agricultural and rural uses, the County discourages urbanization
requiring net increases in groundwater use and discourages incorporated
jurisdictions from using groundwater except in emergencies or as part of
conjunctive‐use programs that do not cause or exacerbate conditions of overdraft
or otherwise adversely affect the County’s groundwater resources.
Permitted development at the Napa Pipe site under the Napa Pipe Mixed Use
designation would involve reuse of an existing urbanized area that historically
has used groundwater. Therefore, within the Napa Pipe site, groundwater may
either: a) be made available to the City of Napa for use in emergencies or as part
of a conjunctive‐use program wherein the City of Napa provides municipal
supplies to all Napa Pipe customers; or b) be used as a source of water for the
Napa Pipe site provided that a water supply assessment demonstrates the long
term reliability of this water source in accordance with all applicable laws.
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AMENDMENTS PROPOSED
TO THE NAPA COUNTY GENERAL PLAN

The Napa Pipe project proposes to amend the Napa County General Plan to permit the
proposed development, and to maintain internal consistency within the Plan as follows
(additions are underlined, deletions are crossed out):
A. INTRODUCTION & SUMMARY
1. p. SV‐2 – revise the first bullet about the 2008 General Plan Update to read as
follows: “Re‐designated about 230 acres of Industrial land immediately south of
the City of Napa as a “Study Area,” indicating the need for additional study to
determine the appropriateness of the area for non‐industrial uses.
(Approximately 135 acres were subsequently re‐designated Napa Pipe Mixed
Use.)”
2. p. SV‐4 – revise the second bullet about Conservation to read as follows:
ʺPrioritizes the use of available groundwater for agricultural and rural residential
uses, rather than urban uses, with the exception of previously urbanized areas
with existing groundwater usage.ʺ
3. p. SV‐5 – Modify the last paragraph under the “Housing Element” heading to
read as follows: “The 2004 Housing Element Update provided the information
and analysis required by statute, identified 14 sites that were zoned for high
density multi‐family housing, and memorialized agreements with the cities of
Napa and American Canyon whereby the two cities accepted some of the
County’s state‐mandated housing requirements in exchange for annexations
and/or other considerations. The Housing Element was the only element that
was not updated in the course of the 2008 General Plan Update, and was instead
updated in 2009. The 2009 Housing Element Update eliminated three of the sites
identified for high density housing in the prior version, and instead identified 20
acres of the approximately 150‐acre Napa Pipe site as a location for high‐density
housing. Subsequent amendments to the Agricultural Preservation & Land Use
Element ensured that the entire portion of the Napa Pipe site outside of Airport
Land Use Compatibility Plan Zone D could be used for high‐density housing
consistent with the Napa Pipe Mixed Use designation.”
B. AGRICULTURAL PRESERVATION & LAND USE ELEMENT
1. p. AG/LU‐2 – Revise the table of contents to reference the Napa Pipe Mixed Use
policies
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