



























































































































































































































































































































































































































































































































































































































































































































































































































































VAZIRI 2
Page 15 of 15

CONT

S e
Salvador Creek Floodlng — Overflow lnto vmeyard area February 4,2025, Napa, CA

Note: These still images are representative frames from trail camera and personal video footage.
Full-length video files are available to the City of Napa Planning Commission upon request.
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ZINFANDEL SUBDIVISION PROJECT FINAL MND
CITY OF NAPA RESPONSES TO WRITTEN COMMENTS

Susan Vaziri (VAZIRI 2)

Response to VAZIRI 2-1
The comment is noted and will be provided to the decision-makers for their review and consideration
of the proposed project as a whole. No further response is required.

Response to VAZIRI 2-2
The comment is noted. Please refer to Responses to VAZIRI 1. No further response is required.
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WAGNER AND WILLIAMS
Page 1 of 1

From: Beth Wagner

To: mallen@cityofnapa.org

Subject: Zinfandel Subdivision Disapproval
Date: Monday, August 25, 2025 7:30:20 AM

You don't often get email from napabeth@comcast.net. Learn why this is important

Please do not approve this new subdivision on El Centro. This street is already very
busy with school traffic and adding more homes and cars will negatively impact our
protected open space, streams, wildlife, add more traffic congestion, etc.

Thank you!

Sincerely,

Beth Wagner

Dan Williams

Stover St
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ZINFANDEL SUBDIVISION PROJECT FINAL MND
CITY OF NAPA RESPONSES TO WRITTEN COMMENTS

Beth Wagner and Dan Williams (WAGNER AND WILLIAMS)

Response to WAGNER AND WILLIAMS-1

The comment is noted. Please refer to Master Response 3, General Opposition Comments Not
Addressed in the Final MND, in Section 2, Master Responses, of this document. Master Response 3
provides a response to comments that express general opposition or disapproval of the proposed
project. No further response is required.
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WALKER
Page 1 of 1

From: Robert L

To: Michael Allen

Subject: Environmental Impact Report (EIR) Zinfandel Subdivision (PL19-0016)
Date: Saturday, August 30, 2025 8:33:19 AM

You don't often get email from isashops23@gmail.com. Learn why this is important

I am in full agreement with the letter that Geni Levin has submitted in regard to the
requirements of a full EIR for the above noted project. As I am sure you are aware
that it is the Planning Department's staff to responsibly review to the full extent
projects of this nature. The number of points given in Levin's letter points out that
not all considerations have been made with due diligence. The citizens of Napa
have entrusted the Planning Department staff and elected officials to protect the
environment that we live in. Please administer your due diligence and send this
project for environmental review and other studies that should be required for this
project. Your review of this project is sorely needed so that there is protection for
we citizens of Napa when reviewing such projects.

Respectfully Submitted

Robert Walker, Architect
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ZINFANDEL SUBDIVISION PROJECT FINAL MND
CITY OF NAPA RESPONSES TO WRITTEN COMMENTS

Robert Walker (WALKER)

Response to WALKER-1

The comment is noted. Please refer to Master Response 3, General Opposition Comments Not
Addressed in the Final MND, in Section 2, Master Responses, of this document. Master Response 3
provides a response to comments that express general opposition or disapproval of the proposed
project. Additionally, please refer to Responses to G. LEVIN. No further response is required.
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WALL
Page 1 of 1

From: Jennifer Wall

To: mallen@cityofnapa.org

Subject: Public Input RE: Zinfandel Subdivision Project (PL19-0016)
Date: Friday, September 5, 2025 1:52:38 PM

You don't often get email from jwall13@gmail.com. Learn why this is important

Dear Michael Allen,

I'm writing today with regards to the proposed approval of the Zinfandel Subdivision Project
intended for the location at 1583 and 1687 El Centro Avenue.

With the size of the project and magnitude of the communal impact on our neighborhood, 1
greatly oppose the Mitigated Negative Declaration for Zinfandel Subdivision (PL19-0016) and
formally request a full Environmental Impact Report.

Kindly, please confirm receipt.

With Regards,
Jennifer

Jennifer Wall
North Napa Resident

iwalll3(@gmail.com
925-768-7068
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ZINFANDEL SUBDIVISION PROJECT FINAL MND
CITY OF NAPA RESPONSES TO WRITTEN COMMENTS

Jennifer Wall (WALL)

Response to WALL-1

The comment is noted. Please refer to Master Response 3, General Opposition Comments Not
Addressed in the Final MND, in Section 2, Master Responses, of this document. Master Response 3
provides a response to comments that express general opposition or disapproval of the proposed
project. No further response is required.
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WHEAT

Page 1 of 2

From: Spencer Wheat

To: mallen@cityofnapa.org

Subject: PL19-0016 Zinfandel Subdivision_DRAFT Mitgated Negative Declaration
Date: Friday, September 5, 2025 1:40:16 PM

You don't often get email from spencerwheat73@gmail.com. Learn why this is important

-This message is to give my support to the commissioning of this project-

My name is Spencer Wheat, [ am a 26 year old Systems Engineer for a company named
Resynergi. This company's sole foundation lies within creating a cleaner, more sustainable
world by revolutionizing the recycling industry and creating a circular economy for plastic
waste. As a dedicated steward of the environment and a longtime resident of the City of Napa,
I would like to give my support to this project.

The proposed development project has my support for several reasons. In regards to

CEQA's concerns, the environmental factors must be assessed. In regards to the checklist on
section 2 of the PDF listed on your website, many of those factors are affected in a positive
way, such as public service, land use, housing, transportation, aesthetics, and more. Focusing
on land use, the location of this project to be dedicated to benefiting housing is very practical.
The entire surrounding areas of this project site location are constructed single-family homes.
This area once dedicated for agriculture has closed in over time, thus enclosing this 9.56 acres
of agricultural land in such a non-practical way from the start. Driving by El Centro, it feels
almost out of place to go from a suburban aesthetic with several single-family homes to a brief
sprawl of land, then back to a suburban aesthetic. Just my personal preference but this land has
always seemed to me best used for housing development, not for agricultural needs. The
dedicated agricultural lands of Napa Valley should be consistent with keeping the agricultural
zoning on the exteriors of the City, rather than keeping this closed section of land. Take the
new housing developments on Wine Country Ave and Linda Vista for example. In my eyes, it
made less sense to start a new housing development there than this proposed plan does, since
it is on the edge of the suburban areas of the city. However, it was still a very feasible area

to create more single-family homes, especially with the new developments and growing
residency of the City of Napa. That housing development project has only helped the City

of Napa with its growing population and in the long-term benefits Napa's local economy, as
this proposed plan will also do. Napa's environment should not noticeably be affected
negatively by this as long as the Salvador Channel remains undisturbed, as planned.

Some of the concerned residents of El Centro Ave have made statements opposing this project
because of the negative aesthetic from their homes. Although this is something to consider, I
do not think this is a matter that outweighs any of the positives of this development. For one,
being a private residency and not a recreational zone, the current residents across El Centro
Ave from this property are only benefiting from this private residency from window view.
With this plan commissioning, the only difference to them would be a window view of homes.
I'd hope to combat this negative impact there are plans to plant trees along El Centro Ave so
they have a more natural aesthetic. Please consider those residents, but overall consider the
heavier benefits that come with commissioning this project. Overall this will do a net positive
for the future families that reside in these homes, local businesses, and the economy of the
City of Napa. Napa's economy and business is in a state of growth, to so keep up with this,




WHEAT
Page 2 of 2

developing housing in areas that make sense and keeping Napa Valley true to being an

agricultural county is just one sustainable solution to Napa Valley's development. 1
CONT

Thank you for considering my message and thoughts.

Best Regards,
Spencer Wheat



ZINFANDEL SUBDIVISION PROJECT FINAL MND
CITY OF NAPA RESPONSES TO WRITTEN COMMENTS

Spencer Wheat (WHEAT)

Response to WHEAT-1
The comment is noted. Please refer to Master Response 1, Support for the Proposed Project, in
Section 2, Master Responses, of this document. No further response is required.
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Zinfandel Subdivision Project Final MND
City of Napa

4 - ERRATA

The following are revisions to the Draft Mitigated Negative Declaration (Draft MND) and associated
documents for the Zinfandel Subdivision Project (proposed project).

These revisions are minor modifications and clarifications to the document and do not change the
significance of any of the environmental issue conclusions within the Draft MND or associated
documents. The revisions are listed by page number. All additions to the text are underlined
(underlined) and all deletions from the text are stricken (stricken).

Chapter 1, Introduction

Page 1, “1.2.1-Project Location,” First Paragraph, Second Sentence

This sentence has been edited to correct the Assessor’s Parcel Numbers (APNs) included in the MND
because a lot line adjustment was completed by the property owners prior to the completion of the MND.

The project site corresponds to Assessor’s Parcel Numbers (APNs) 838-364-009038-361-
042, 038-361-040, and 038-361-010.

Page 5, “1.4.1-Development Summary,” First Sentence

As noted in the memorandum submitted to the State Clearinghouse (SCH) on August 25, 2025, the
name of the project applicant has been corrected in the MND.

The project applicant, Crown-Realty-Property ManagementRandy Gularte, proposes to

develop a 51-lot subdivision containing 51 single-family homes, 12 ADUs, 10 junior ADUs,
and related improvements on approximately 9.56 acres (Exhibit 4).

Page 5, “1.4.1-Development Summary,” Second Bullet Point

This bullet point has been revised to clarify that the proposed project would provide a public
easement and would pay fair-share fees toward the future construction of the trail by the City.

GConstruction Dedication of a public easement for an eight-foot-wide walking trail along the
southern side of Salvador Channel with 2-foot-wide shoulders on each side (replacing an
existing informal walking path) connecting to a future Class I trail planned along Salvador
Channel between Jefferson Street and SR-29, as well as the payment of applicable fair-share
costs for the future construction of the trail by the City.

Page 5, “1.4.1-Development Summary,” Second Paragraph, Second Sentence

This sentence has been edited to reflect the correct number of trees being proposed for removal.
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ZINFANDEL SUBDIVISION PROJECT FINAL MND
ERRATA CITY OF NAPA

Additionally, the existing vineyards on the project site would be removed, as well as 2942
trees.

Section 2.1, Biological Resources

Page 29, “Setting,” First Paragraph, Final Sentence

This sentence has been edited to reflect Bill Pramuk as the consulting Arborist on the proposed
project.

Field surveys in support of the Arborist Report were conducted in January 2019 and May
2024 by Randy-Gularte-Bill Pramuk, a consulting Arborist.

Page 39 to 40, “e) Conflict with any local policies or ordinances protecting biological
resources, such as a tree preservation policy or ordinance?”

This section has been edited to clarify the number and location of trees being removed.

Less than significant impact with mitigation incorporated. Potential impacts to protected
trees and associated mitigation are based on the Arborist Report, prepared by Pramuk, dated
January 2019, revised in May 2024. The proposed project could damage or remove trees
protected by the City of Napa Municipal Code, Chapter 12.45—Trees on Private Property.
Both “protected native trees” and “significant trees” are protected under the City’s ordinance.
A “significant tree” is defined as a tree possessing special qualities.'? The ordinance identifies
a “protected native tree” as a native tree species, including valley oak and coast live oak, 12
inches or greater in diameter.'® Chapter 12.45 of the City’s Municipal Code requires
protection and avoidance measures for any construction activity within 30 feet of the drip line
of a protected native tree. Additionally, the removal of any protected native tree is prohibited
unless a permit is obtained by the applicant in accordance with City requlations. Project work
around native trees could adversely affect these trees if adequate protection measures are
not implemented.

No trees on-site are considered significant trees under City regulations. However, the project
vicinity contains two protected native trees_(Tree Nos. 1 and 9), one of which (Tree No. 9) is
proposed for removal. The remaining 41 trees proposed for removal are not identified as
protective native trees and would not require permitting or mitigation pursuant to the City’s
Municipal Code.

| | , 12 inel - 1
Tree No. 9 is an approximately 14.2-inch valley oak at the top of the creek bank (Appendix B—

Tree Survey Map on Page 4 of Arborist Report). Tree No. 9 would be removed and mitigated
in accordance with the City’s Municipal Code requirements detailed in MM BIO-5a.
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ZINFANDEL SUBDIVISION PROJECT FINAL MND

CITY OF NAPA ERRATA

Tree No. 1 is a multi-trunk coast live oak on the property boundary, approximately 30 inches
in diameter (Appendix B—Tree Survey Map on Page 4 of Arborist Report). Tree No. 1 would

be preserved and protected by the establishment of Tree Protection Zones (TPZs) as detailed
in MM BIO-5b. An-Arberist Report—prepared-by-P 20 i i

d- Thus, itmpacts to
protected native trees as defined by the Municipal Code would be mitigated to a less than

significant level through the implementation of MM BIO-5a and MM BIO-5b. Adherence to the

City’s Municipal Code would ensure potential conflict with any local policies or ordinances
would be considered less than significant.

Page 41, Exhibit 10: Tree Survey Map

This exhibit has been updated to reflect the correct number and location of trees being proposed for
removal.

FCS

https://adecinnovations.sharepoint.com/sites/PublicationsSite/Shared Documents/Publications/Client (PN-JN)/3552/35520019/Final MND/35520019 Sec04-00 Errata.docx



THIS PAGE INTENTIONALLY LEFT BLANK



ZINFANDEL SUBDIVISION PROJECT DRAFT MITIGATED NEGATIVE DECLARATION
CITY OF NAPA
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NoTES:
I ALL EXISTING STRUGTURES, SHEDS, DRIVEWAYS AND SHRUBS WITHIN SUBECT
PROPERTY SHALL BE REMOVED.

2. AL EXISTING UTILITY SERVICES (SEWER, WATER, GAS, ELECTRIC, GABLE ¢ AT¢T) 10
EXISTING HOUSE AND BARN SHALL BE PROPERLY REMOVED OR ABANDONED PER

3. AL VINEYARD ON THE SUBJECT FPROFERTIES SHALL BE REMOVED.

4 BEFORE GONSTRUGTION AND GONNEGTION TO THE NAPA SANITATION DISTRIGT, A
PERMIT MUST BE SECURED FROM THE NAPA GOINTY

DIVISION FOR DEMOLITION OF THE EXISTING SEPTIC TANK. ADDITIONALLY ANY
WELLS TO BE DESTROYED MIST ALSO BE DESTROYED UNDER FERMIT WITH THE
NAPA COUNTY ENVIRONMENTAL HEALTH DIVISION BY A LICENSED C-57 WELL
DRILLER.

R EXE AL JesT
= BANDARY TO REHAI
I 5. THE OWNER SHALL OBTAIN A DEMOLITION PERMIT FROM NAPASAN PRIOR TO
REMOVAL OF THE EXISTING BUILDING LATERAL, DEMOLITION CREDITS SHALL BE
VALID FOR A PERIOD OF TWO YEARS FROM THE DATE THE DEMOLITION PERMIT 15
ISSUED. DEMOLITION WORK ITHIN THE FUBLIC RIGHT OF WAY OR ON NAPASAN
MAINS SHALL BE PERFORMED BY A CLASS A

as8-01-013
MOX BRIAN S

i

Source: RSA Consulting Civil Engineers & Surveyors, 09/15/2023.

Exhibit 10
Tree Removal Map

FCS 35520019 - 10/2025 | 10_tree_removal_map.cdr
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ZINFANDEL SUBDIVISION PROJECT FINAL MND
CITY OF NAPA ERRATA

Appendix A: CEQA Guidelines Section 15183 Consistency Checklist

Chapter 1, Project Description
Page 3, “2.1.1-Project Location,” First Paragraph, Second Sentence

This sentence has been edited to correct the Assessor’s Parcel Numbers (APNs) included in the
Consistency Checklist because a lot line adjustment was completed by the property owners prior to
the completion of the Consistency Checklist.

The project site corresponds to Assessor’s Parcel Numbers (APNs) 838-364-009038-361-
042, 038-361-040, and 038-361-010.

Page 5, “2.3.1-Development Summary,” First Sentence

As noted in the memorandum submitted to the State Clearinghouse (SCH) on August 25, 2025, the
name of the project applicant has been corrected in the Consistency Checklist.

The project applicant, Grown-Realty Property ManagementRandy Gularte, proposes to

develop a 51-lot subdivision containing 51 single-family homes, 12 ADUs, 10 junior ADUs,
and related improvements on approximately 9.56 acres (Exhibit 4).

Page 6, “2.3.1-Development Summary,” Second Paragraph, Second Sentence

This sentence has been edited to reflect the correct number of trees being proposed for removal.

Additionally, the existing vineyards on the project site would be removed, as well as 2942
trees.

Page 5, “2.3.1-Development Summary,” Second Bullet Point

This bullet point has been revised to clarify that the proposed project would provide a public
easement and would pay fair-share fees toward the future construction of the trail by the City.

GConstruction Dedication of a public easement for an eight-foot-wide walking trail along the
southern side of Salvador Channel with 2-foot-wide shoulders on each side (replacing an
existing informal walking path) connecting to a future Class I trail planned along Salvador
Channel between Jefferson Street and SR-29, as well as the payment of applicable fair-share
costs for the future construction of the trail by the City.

Page 46, “TR9: Bicycle and Pedestrian Access and Facilities”

This section has been revised to clarify that the proposed project would provide a public easement
and would pay fair-share fees toward the future construction of the trail by the City.

Consistent. The proposed project site currently does not contain any sidewalk facilities along
El Centro Avenue. Implementation of the proposed project would include the construction of
sidewalk facilities along ElI Centro Avenue, which would help in expanding the City of Napa’s
sidewalk facilities and connectivity. In addition, the proposed project includes the conrstruction
dedication of a public easement and payment of fair-share costs for of a new multiuse trail.
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ZINFANDEL SUBDIVISION PROJECT FINAL MND
ERRATA CITY OF NAPA

This would contribute to the Bay Area Air District’s efforts to encourage planning for
pedestrian and other active transportation facilities.

Page 47, “Criterion 3,” Sixth Sentence

This sentence has been revised to clarify that the proposed project would provide a public easement
and would pay fair-share fees toward the future construction of the trail by the City.

The proposed project would also include eenstruction-ef-dedication of a public easement and
payment of fair-share fees for a new, multiuse trail.

Page 50, “Construction Exhaust Air Pollutant Emissions: ROG, NOx, PM1o and PMzs,” Third
Paragraph, Third Sentence

This sentence has been revised to clarify that the proposed project would provide a public easement
and would pay fair-share fees toward the future construction of the trail by the City.

The off-site improvements portion relates to improvements to EI Centro Avenue (including
widening of the street and construction of curb and gutter and a sidewalk) and eenstruction-of
dedication of an easement for a multiuse trail.

Page 82, “Decreasing Overall Per Capita Energy Consumption,” First Paragraph, Fifth Sentence

This sentence has been revised to clarify that the proposed project would provide a public easement
and would pay fair-share fees toward the future construction of the trail by the City.

In addition, the proposed project includes the construction of a sidewalk along El Centro
Avenue, as well as the eonstruction-of dedication of a public easement for a new, multiuse
trail, thus providing additional pedestrian and/or bicycle connectivity to reduce VMT.

Page 103, First Paragraph, Sixth Sentence

This sentence has been revised to clarify that the proposed project would provide a public easement
and would pay fair-share fees toward the future construction of the trail by the City.

In addition, the proposed project includes the construction of a new sidewalk on El Centro
Avenue and the dedication of a public easement for a multi-purpose trail, both designed to
promote non-vehicular use and reduce VMT.

Page 106, “Metropolitan Transportation Commission Plan Bay Area,” Fourth Sentence

This sentence has been revised to clarify that the proposed project would provide a public easement
and would pay fair-share fees toward the future construction of the trail by the City.

Additionally, the proposed project includes construction of a sidewalk on El Centro Avenue
and the dedication of a public easement for a multiuse trail that would promote non-vehicular
modes of travel.
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ZINFANDEL SUBDIVISION PROJECT FINAL MND
CITY OF NAPA ERRATA

Appendix B: Biological Resources Supporting Information

Appendix B.5-2019 Arborist Report
The 2019 Arborist Report has been attached to the MND as Appendix B.5.
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