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General Plan Advisory Committee 
Meeting #3 

April 1, 2019 

Meeting Notes 

ATTENDEES 

City of Napa Staff 

• Michael Walker, Senior Planner 

• Erin Morris, Planning Manager 

• Patty Baring, Secretary, Planning Division 

• Alison Koenig, Parks and Recreation Project Manager 

Consulting Team 

• Rajeev Bhatia, Principal, Dyett & Bhatia 

• Meghan McNulty, Planner, Dyett & Bhatia 

• Patrick Maley, ICF 

• Jason Moody, Principal, Economic & Planning Systems 

GPAC Members Present 

• Lauren Ackerman 

• Patrick Band 

• Danielle Barreca 

• Stephen Cuddy 

• Michelle Dahme 

• John Glaser 

• Ricky Hurtado  

• Deborah MacDonald 

• Bernie Narvaez 

• Jason Priestley 

• Chuck Shinnamon 

• Howard Siegel  

• Ted Ward 

• Tony Zand 
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GPAC Members Absent 

• Jennifer Stewart 

1. WELCOME 

• Public comment 

o Napa Climate NOW requested that the City consider a Climate Change Element 
in the General Plan 

• Motion to approve meeting minutes. Approved. 

2. RECAP OF LAST MEETING 

• Dyett & Bhatia discussed GPAC progress to date 

o The GPAC participated in a visioning exercise at the first GPAC meeting and 
began discussing the Existing Conditions Report (Land Use and Community 
Design; Circulation) at the second GPAC meeting 

3. RECAP OF OUTREACH TO DATE 

• Community Workshop on March 11 

o Approximately 65 participants attended the drop-in style workshop 

o Key topics that emerged were: climate change, resiliency, housing, improving 
traffic conditions, improving pedestrian and bicycle mobility, adding more open 
spaces 

o Five stations were set up throughout the room and focused on Land Use/Historic 
Resources; Environmental Resources; Transportation; Economic Conditions; 
Parks, Recreation and Public Health 

• Pop-up outreach events included information booths at Local’s Night at the Oxbow Market 
on March 12 and at the Napa Farmers Market on March 9, 16, and 23rd  

• Online survey 

o At the time of the meeting, about 490 responses have been received 

o A Spanish survey will be released soon and will include focused outreach in the 
Spanish-speaking community 

4. EXISTING CONDITIONS OVERVIEW 

• Economic Conditions 

o City of Napa’s population grew faster than the Bay Area as a whole between 1990 
and 2010, slower than the Bay Area between 2010 and 2018 

§ This suggests that Napa has different population drivers than the greater 
Bay Area 

§ Increase in average household size 
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o Employment projections 

§ Napa’s employment hasn’t grown much since 2008 

§ Top 5 sectors (Public Administration; Accommodate and Food Service; 
Health Care and Social Assistance; Retail Trade; Manufacturing) account 
for 60% of all jobs in Napa 

o BACEI study 

§ Separate Economic Study prepared by the Bay Area Council Economic 
Institute commissioned by the City’s Economic Development Division  

§ Share of employment in the hospitality industry countywide is highest 
among comparable tourism/destination economies 

o Employment heatmap 

§ Most employment is concentrated Downtown, in the industrial park area, 
and along Trancas Street 

o Opportunity sites 

§ Sites are identified by floor area ratio (FAR) and assessed value ratio 

§ There are several corridors that have opportunities for redevelopment 

§ Federal Opportunity Zones are places where there are incentives to 
redevelop 

• Boundaries established by 2010 Census data based on incomes of 
residents in the area 

o Housing stock 

§ 64 percent of homes are single-family housing 

§ 57 percent of units are owner-occupied, while the national average is 65 
percent. There are more renters as a percentage of residents as compared 
to nationwide.  

• Data indicates more people in Napa are renting single-family 
housing 

o Housing pipeline 

§ Housing units currently under construction (800) equals almost half of 
total added since 1990 

§ Between 2016 and 2017 there has been an increase in the number of second 
homes (Figure 17) 

o Single-family homes sales prices 

§ City and County home sales prices are lower than the Bay Area 

§ City and County rents are roughly equal, well below Bay Area average 

o Non-residential 
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§ More than half of non-residential square footage in Napa is industrial (53 
percent) 

§ Retail rents may be too high for local companies 

• Need to be mindful of local-serving businesses 

o Hotel supply 

§ Hotel rooms in-the-pipeline account for an 85 percent increase over 
existing supply 

o GPAC comments/discussion 

§ Is determining the ideal balance between housing and hospitality industry 
also a question in similar cities with large tourism economies? 

§ Surprised that the Westwood area is a Federal Opportunity Zone 

• GPAC wants to ensure that there is affordable housing in these 
areas 

• Federal Opportunity Zones Seem contradictory to California’s 
plans to build more housing 

§ Interested in seeing data for average value of second homes 

• Sometimes when the economy goes downward, people sell second 
homes 

• The number of second homes in Napa may continue to increase 
with IPOs of major tech companies on the horizon.  

o This is a concern to the GPAC because it may make it 
more difficult for locals to be able to afford to live in the 
community 

§ Diversifying the economic base can be one of the goals of the General Plan 

• This will attract a diversity of people and talent 

• Historic Resources 

o 30 properties on the National Register, 2,500 properties on local register  

o As time progresses, there is an increasing number of resources that may come on 
the horizon 

o Planning implications: in districts with buildings in disrepair, does the City want 
to encourage redevelopment or historic reuse in historic districts? 

§ For example, St. John’s Potential Historic District 

§ The General Plan will provide direction on this 

o Most districts in Napa are potential districts except for the Calistoga Avenue 
Historic District and the Napa Abajo-Fuller Park National Register District. 
Currently, Design Guidelines from the Napa Abajo-Fuller Park district are applied 
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to the potential districts. This is not ideal, ideally the criteria would be more specific 
to each district 

o GPAC comments/discussion 

§ There should be a way to incentivize people to maintain historic properties 

§ Historic homes are not going to be “green” due to windows, materials, 
building footprint, and limitations on solar 

• Public Facilities, Services, and Health 

o City has 1,500 acres of parks and joint use agreement 

§ 775 acres are citywide parks within the community 

§ Napa has a very good park service ratio (18:1,000) 

§ Adding new parkland is a challenge in a built-out city 

§ The school district is interested in partnering with the City for more joint 
use agreements 

o Environmental justice 

§ No census tract qualifies under CalEnviroScreen criteria, but there are 
some tracts that bear a disproportionate environmental burden 

§ More than 50 percent of renters in Napa are rent-burdened (paying more 
than 30 percent of income in rent) 

o Walkability 

§ Walk score of 46, generally pretty walkable 

o GPAC comments/discussion 

§ Figure 6-3 doesn’t show missing sidewalks, which means the Figure may 
not reflect actual walking conditions 

• Environmental Constraints and Opportunities 

o For many of the topics, there are already policies in place 

o Stationary Air Contaminants 

§ There are clusters around certain areas (Trancas Street and SR 29) 

§ Toxic Air Contaminants (TACs) can be moved (for instance, changing a 
location of a store that has a generator) 

§ TAC sources should be considered when locating sensitive receptors 
(residences, hospitals, schools) 

o Mobile contaminants (high volume roadways) 

§ High volume roadways have greater impacts than other areas 

o Soil Associations 
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§ Soils have moderately corrosive soils – may be a concern because buildings 
can sink 

§ Planning Area is mostly flat, so very conducive to new development 

§ Construction of residences sited in areas subject to geologic, soils, or 
seismic risk must be guided on a site-by-site basis 

o Seismic hazards 

§ Within the San Andreas Fault System 

• 72% chance of a 6.2 earthquake or greater by 2040 in the Bay Area 

• Is there correlation between soil type and earthquake risk? 

o Liquefaction risk – soils go from solid state to liquid state. 
Greatest risk near the Napa River 

§ Landslide risk 

• Most risk outside the Planning Area 

o LUSTs (Leaking Underground Storage Tanks) 

§ Napa has a 184 LUSTs, but only 6 are still open 

§ If there will be construction, there are certain remediation requirements 

• The General Plan can require site-specific geotechnical analysis 

o Wildfire 

§ Planning Area is not classified as a non-very high hazard severity zone  

§ Need policies for emergency access, landscaping, and vegetation 

§ Development at periphery of Planning Area may be susceptible 

o Airport Land Use Compatibility Zones 

§ The Planning Area falls mostly outside of the compatibility zones 

§ Residences are prohibited in Zone C 

§ Future uses in ALUCP Zones D and E must consider airport noise and 
overflight requirements 

o Flooding 

§ Areas adjacent to Napa River are most susceptible to flooding  

§ Not all the Napa River flooding improvements have been implemented yet 

o Noise 

§ Sources: roadway noise, airport noise, railroad noise 

§ Based on most recent traffic data. The loudest area is SR 29. 

§ Noise is measured at peak travel times 
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o GPAC comments/discussion 

§ Why is the State mandating TOD near mobile contaminant sources? 
Seems counterintuitive to locate sensitive receptors near mobile 
contaminant sources. 

• The City can establish requirements regarding the placement of 
windows, ventilation, filters, plant trees, etc. to minimize exposure 
to TACs 

§ There has been a greater frequency of low-flying planes 

• A number of private companies have approached the County to 
increase the size/capacity of the airport 

• Currently the airport cannot accommodate large planes 

§ Will roadway noise be quieter once autonomous vehicles and electric 
vehicles are widespread? 

• Pavement types, type of engine can quiet roads. Rubber creates the 
loudest noise on roadways, so the roadways will probably always 
be loud 

• Utilities 

o GPAC comment: Sanitation section of the Existing Conditions Report should be 
clearer 

5. NEXT STEPS AND ADJOURN 

• Staff updates: 

o Staff is implementing a GPAC newsletter email with project updates, upcoming 
meetings and events, topics of interest, GPAC member content 

o Staff has been meeting with the Spanish-speaking community on survey 
translation and broader community outreach 

§ Very important to get this right, make sure that the survey is translated 
correctly 

o GPAC outreach activities 

§ Farmers Market 

§ Roadshow folders to arrange meetings on the go 

§ Speaker Series 

• Innovative housing 

• Public Health 

• Sustainable communities 

• Open to public, informal conversation 
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• How will these be incorporated into the process?  

• Every four weeks might be good timing 

§ Should have a Spanish-speaker workshop 

§ The City also has a print version of the survey available 

§ Need to make sure to reach all communities 

• Seniors, people with disabilities  

o GPAC wants to know how their diverse ideas will be combined into a General Plan 
document 

§ This will happen after visioning activities conclude 

o April 30 meeting with Planning Commission/City Council  

§ Objective of the meeting is to get their opinion and update them on the 
progress 

§ Consultant team will present the Existing Conditions Report 

• Meeting adjourned 


