Exhibit 5
Open Space and Community Facilities
(Attached)
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Exhibit 6
Phasing Plan
The Draft EIR for the Napa Pipe Project (October 2009) included a description of
proposed project phasing. The Project, as now proposed, has been revised to reduce
the number of residential units (from 2,580 to 945), to incorporate a Costco, to reserve a
school site, and to make related changes to the Project in response to input from the
City of Napa and other stakeholders. The Phasing Plan reflects the anticipated phasing
of the Project as currently proposed. Mitigation measures set forth in the Mitigation
Monitoring and Reporting Plan adopted by the County (the “MMRP”)), will be
implemented throughout the Project phases in accordance with the requirements of the
MMRP imposed on the Project as conditions of approval.
The attached Phasing Plan illustrates how development is anticipated to proceed within
each phase. As identified on the Phase Plan, the Development Agreement will require
performance of certain Project elements as a pre-requisite to issuance of any building
permit for residential or commercial development in a subsequent Project phase.
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Exhibit 7
List of Approvals
Implementation of the Project may require the following permits or approvals:

Permit or Approval

Agency

Certification of EIR by lead agency

Napa County

Amendments to General Plan text and
land-use map

Napa County

Amendments to Map of Zone Districts
and Zoning Ordinance text

Napa County

Tentative Subdivision Map

Napa County

Grading permits

Napa County

Development Plan

Napa County

Design Guidelines

Napa County, following
consultations with City of
Napa

Development Agreement

Napa County, following
consultations with City of
Napa

Review specific developments for
consistency with Development Plan and
Design Guidelines.

Napa County

Building permits

Napa County

NPDES permit – certification of SWPPP

Napa County

Encroachment Permits

Napa County
City of Napa
Caltrans

Approve Napa Pipe Traffic Mitigation Fee
Program

Napa County

Section 401 Clean Water Act Water

Regional Water Quality
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Permit or Approval
Quality Certification
Approval of Remedial Action Plan and
Remedial Design Implementation Plan
(RDIP)

Agency
Control Board – San
Francisco Region

Obtain will-serve letter for water service;
reach agreement concerning
infrastructure (conveyance, treatment,
storage) for water supply

Surface water supplier (e.g.,
City of Napa)

Streambed alteration agreement for work
within floodplain

California Department of Fish
and Wildlife

Road crossing of Bedford Slough;

Regional Water Quality
Control Board – San
Francisco Region; U.S. Army

Section 401 Clean Water Act Water
Quality Certification
Section 404 Clean Water Act Permit
Streambed Alternation Agreement

Corps of Engineers; California
Department of Fish and
Wildlife

Obtain will-serve letter for sewer service,
approval of infrastructure improvements
for sewer service

Napa Sanitation District

Elevation certificate, letter of map revision
based on fill

Federal Emergency
Management Agency

Railroad right-of-way improvements; UP
rail line crossings

California Public Utilities
Commission

Authorities to construct/permits to operate Bay Area Air Quality
for stationary sources of air pollutants
Management District
Review of CC&Rs and consider
establishing CFD to ensure adequate
interim and permanent financing

Napa County
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Exhibit 8
CFD – Financing Plan
This CFD -- Financing Plan describes a financing program contemplated by NRP that
could be used during Project implementation. Any provisions in the Development
Agreement imposing obligations on the County related to these financing mechanisms
shall be subject to the County’s approval in its sole discretion, and shall include
conditions as necessary to fully protect the County from liability or costs related thereto.
Municipal Services
The Project proposes that certain maintenance costs, including roads, open space,
parks and certain other public improvements that will serve the Project will be covered
by a special tax, assessment, or fee charged to development at Napa Pipe. In this way
the improvements at Napa Pipe that benefit Napa Pipe will not place a burden on the
County at large or require any general funds for their maintenance or upkeep. The
conceptual financing plan calls for a Homeowner’s Association, or HOA, to cover
many of the maintenance costs of the facilities needed for the Project. In addition, the
planning work for Napa Pipe assumes that certain costs would be covered through a
special tax imposed by a Community Facilities District (CFD). This CFD could be
expanded to cover additional services, subject to a supplemental analysis to ensure
financial feasibility.
Regarding the feasibility and security of financing of municipal services for the Project:
1.

The structure of financing of services at Napa Pipe has several components,
each financed by a different mechanism.
a.

The initial backbone infrastructure, such as the main utility connections to
the site, will be in place before development begins. The funds for
this infrastructure will come from NRP equity or, potentially, a facilities
CFD. There will be no financing risk as these items must be completed
before any development occurs, or concomitantly with the first phase of
development before its completion.

b.

The maintenance of public infrastructure and the provision of certain municipal
services (notably fire protection) will be supplemented by a special tax on
the land within the development. This special tax will be secured by a lien
on the taxed properties in the event of non-payment, just as with any
other property tax.

c.

The private infrastructure and improvements, such as the
landscaping, internal roads, and other items, will be paid for by an
assessment through a HOA. In terms of the certainty or security of
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funding for facilities at Napa Pipe, including the flood gates near the rail
line, HOAs have significant powers to enforce the payment of monthly
dues from each member of the HOA, up to and including
foreclosure. In terms of management and maintenance of facilities,
the budgets of HOAs typically include the cost of professional
maintenance and administration, and such requirements can also be
formally included in the operating documents of the HOA and can be
enforced through a contract between the County and the HOA.
2.

The financing mechanisms necessary to fund public services at Napa Pipe will be
in place and with sufficient capacity before development occurs, and well before
the arrival of any residents or employees. This is expected to be further specified
in the Development Agreement between the County and NRP. To the extent
development is phased, the financing mechanisms will follow a similar phasing
plan.

3.

All of the onsite improvements necessary for public services and other amenities
will be constructed gradually as development proceeds. Therefore these
internal improvements, such as roads and landscaping, will increase in cost as
the Project develops. If the Project should be delayed or halt for some reason,
the ongoing maintenance responsibilities will remain in scale with available
funding from completed development.

4.

Utilities will be provided by existing utility providers that already have sufficient
capacity to serve the Project and can collect fees for both capital improvements
and ongoing services. The responsibility of the utility providers will scale up along
with the payments of rates they receive from new development at Napa Pipe.

5.

None of the contemplated funding mechanisms are obligations of the County, and
the County will be under no obligation to cover shortfalls should they occur.
Each mechanism creates an obligation on certain properties that is enforced by
a lien on that property or the right of foreclosure.

Financing Sources
Following is a brief description of each of the funding mechanisms contemplated for
Napa Pipe. They work in concert, with an emphasis on ease of administration and
security of revenue.
Homeowners’ Association (HOA)
A homeowners association is a private association, typically formed in conjunction with a
real estate development, which imposes contractual obligations on the owners of
specified property. These obligations typically include rules about the operation and
maintenance of property, as well as the obligation to pay dues to support the
operations of the HOA. Through this mechanism the HOA can charge for the
maintenance of facilities it owns, such as parks, roads, common space, and other
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facilities (such as the roof of building housing individual condominiums). The
advantage of an HOA from the County’s perspective is that it is an entirely private entity
that owns and operates the facilities.
Community Facilities District (CFD)
The most likely alternative to an HOA is a Community Facilities District (CFD),
sometimes referred to as a “Mello Roos District”. A CFD can impose a special tax for
the maintenance of many types of publicly owned property, including the types
contemplated at Napa Pipe. CFDs are used across the state for exactly this purpose.
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