
C-Store Replacement and New Carwash 
Use Permit Major Modification 
P23-00300-MOD
Presented by Wendy Atkins

Planning, Building & Environmental Services



Presentation Agenda 

• Existing Setting

• Approved Entitlements

• Use Permit Major Modification Request

• Project Analysis and CEQA Review

• Responses to Comments

• Staff Recommendation

• Decision Making Options
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Existing 
Setting

111 Howell Mountain Road, Angwin

0.67 acres

General Plan Designation: Urban Residential 
(UR)

Zoning: Planned Development District 
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Napa 
County 
Land Use 
Plan



Zoning 
Map and 
Existing 
Conditions



Site Plan



Elevations



Elevations Trash Enclosure



Existing Setting

 Eight fueling stations

 Seven parking spaces

 3,196 sq. ft. convenience store/auto 
service building
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Approved Entitlements

Use Permit No. U-70-66
Authorized a commercial shopping center and gas 
station. 

100 sq. ft. sign.

Building permits approved between 1970 and 1977

Use Permit Modification 99221-MOD.

Authorized the sale of convenience retail items.
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Major Modification Request
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• Demolish the existing 3,196 sq. ft. convenience store/auto 
service building.

• Construct a new 2,234 sq. ft. convenience store.

• Construct new 1,164 sq. ft. carwash.

• Install 11 new parking spaces for a total of 18 parking spaces 
(including 8 fueling positions.

• Proposed convenience store hours of operation from 6 a.m. to 10 
p.m. Monday through Thursday, Friday 6 a.m. to 6 p.m., Sunday 
6 a.m. to 8 p.m., and closed Saturdays.

• Proposed carwash hours of operation 7 a.m. to 9 p.m. Monday 
through Thursday, Friday 7 a.m. to 6 p.m., and Sunday 7 a.m. to 
8 p.m. closed Saturdays.



Project Analysis
Airport Land Use Compatibility Plan 
Consistency 
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The project site, including the proposed 
development area, is located within Zone 
E of the compatibility plan which is an 
area of other airport environs and low 
risk. 



Project Analysis
Airport Land Use 
Compatibility Plan 
Consistency 

The proposed use of the building is 
normally compatible with the risk and 
noise impacts associated with properties 
within Zone E. There is no limit on 
intensity (people per acre) in Zone E. All 
aspects of the development have been 
designed to comply with these 
limitations.
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Project Analysis
Signage

Two new building signs. 

• The proposed “Food Mart” sign has an area of 17 
sq. ft. 

• The proposed “Carwash” sign has an area of 14 sq. 
ft. 

Modify one existing freestanding sign. 

• The “Carwash” addition to the freestanding sign 
has an area of 9.8 sq. ft. (4.9 sq. ft. per side).
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Project Analysis
Utilities

The property is served by the 
Pacific Union College Water 
& Sewer System, which is 
licensed and regulated by the 
California State Water 
Resource Control Board. PUC 
has provided a will-serve 
letter dated January 10, 2024, 
indicating their system has 
sufficient water and sewer 
capacity to service the project. 
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Project Analysis
Greenhouse Gas Reduction Strategies
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• The applicant intends to implement voluntary best management 
practices (BMPs) to reduce GHG emission resulting from 
implementation of the project.

• These practices include installation of installing energy 
conserving lighting and installing water efficient fixtures, 
Conditions of approval Nos. 4.20.b and 6.15.d will ensure these 
BMPs are reviewed and implemented at the time of 
construction.



Project Analysis
Noise
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• The Acoustical Assessment stated the automated drive-thru 
carwash would include a conveyor wash tunnel with one dryer 
system and would not include speakers or intercoms. Carwash 
operations would occur during daytime hours, in accordance 
with Section 8.16.070 of the Napa County Code (NCC). The 
Project would utilize one AquaDri FS-40 dryer system. The 
AquaDri FS-40 dryer system generates 98 dBA at a distance of 
10 feet from the source when the outside door is open. 



Project Analysis
Noise

Car Wash Noise Levels, car wash dryer 
operations would generate a noise level of 
approximately 57 dBA at the nearest sensitive 
receptor to the west (multi-family residential) 
and 49.1 dBA at the nearest sensitive receptor 
to the north (single-family residential). 
Additionally, car wash dryer operations would 
generate a noise level of approximately 57 dBA 
at the nearest sensitive receptor to the east 
(retail). 

The car wash would not exceed the County’s 
daytime exterior noise standard of 60 dB for 
urban residential uses, 50 dB for rural 
residential uses, or 65 dB for retail uses. 
Further the car wash would not operate after 
9:00 p.m. and therefore would not exceed the 
County’s nighttime (9:00 p.m. to 7:00 a.m.) noise 
standards.

.
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Project Analysis
Noise

A standard carwash vacuum unit 
generates 72 dBA at a distance of 10 
feet. Based strictly on distance 
attenuation from the newly proposed 
stalls, vacuum noise at the nearest 
sensitive receptor (multi-family 
residential uses to the west) would be 
approximately 42 dBA, which is below 
the County’s daytime (55 dBA) and 
nighttime (50 dBA) exterior noise 
standards for residential uses.
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Wastewater
The car wash will likely use a reclaim system that consists of 2-3 
underground tanks.  

• The first tank is a settling/ filtration tank that removes larger debris 
and solids and filters smaller particles from the wash water before 
moving to a second tank for treatment/ overflow. This tank has an 
overflow pipe connected to the sanitary sewer.  

• From here the treated water can be reused, sometimes it is stored in 
a 3rd tank for storage and reuse.  Some water from the overflow tank 
is sent to the sanitary sewer for treatment with other wastewater. 

• The water going to PUC’s Wastewater Treatment Plant is all 
recycled.  The water goes through the Sewer Plant and is treated to 
become Secondary Treated Wastewater.  From there it is pumped up 
to a reservoir near the airport.  

• From there it is pumped out to irrigate Feed Fodder Crops for cows.
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CEQA 
Analysis
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Environmental Analysis

• Staff found the project meets the criteria 
for eligibility as Categorically Exempt from 
CEQA

• Class 1 “Existing Facilities”

• Exempts a project that consists of 
additions to existing structures provided 
that the addition will not result in an 
increase of more than 50% of the floor 
area of the structures before the addition 
or 2,500 sq. ft., whichever is greater.

• The existing convenience store/auto 
service building is 3,196 sq. ft. The 
replacement convenience store is 2,234 
sq. ft., which is less than 2,500 sq. ft.



CEQA 
Analysis
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Environmental Analysis

• Class 2 “Replacement or 
Reconstruction”

• Exempts a project which replaces 
a commercial structure with a 
new structure of substantially the 
same size, purpose, and capacity, 
such as a convenience store.



CEQA Analysis
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Environmental Analysis

• Class 3 “New Construction or Conversion of 
Small Structures”

• Exempts a store, motel, office restaurant or 
similar structure not involving the use of 
significant amounts of hazardous substances 
and not exceeding 2,500 sq. ft. The carwash 
is 1,164 sq. ft., which is less than 2,500 and 
does not use hazardous substances.



CEQA Analysis
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Environmental Analysis

• Class 11 “Accessory 
Structures”

• Exempts the construction 
or replacement of minor 
structures accessory to 
existing commercial 
facilities (signs) 



Public Comments
• One public comment regarding this project was 

received on December 31, 2024. The commenter 
suggested the proposed carwash would introduce 
several new sources of noise near sensitive receptors 
including housing, rural residential, and wildlife. 

• Additional public comments received after posting the 
agenda are included with the online agenda packet.

• Comments were related to storm drain, biology, waste 
discharge, carwash vendor and materials, CEQA 
review, elevations of vacuum stations and pump 
stations, tree protection, voluntary Best Management 
Practices Checklist, public noticing, noise, treatment 
plant issues, and hours of operation.
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Comment 
Responses

Stormwater

Stormwater runs along North Howell 
Mountain Road goes into a 48” pipe on 
the east side of the road. That pipe runs 
under the project site to Brookside 
Drive. It then goes west and dumps into 
Conn Creek. It’s important to note that 
that this is for stormwater, NOT waste 
water. The County maintains the storm 
drain.
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Comment Responses
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• Northern Spotted Owls

• The proposed project location is located on a parcel that has previously been developed, and 
no tree removal is proposed.

• PUC employees a Forest Manager who conducts periodic owl surveys.

• The closest spotted owl point that has been identified is one mile from the project location.

• Therefore, there are no impacts to Northern Spotted Owls.



Tree 
Protection 
Condition of 
Approval 
6.4.c.

No Trees are proposed to be removed.

 Trees to be retained shall be protected during 
construction by fencing securely installed at the outer 
most dripline of the tree or trees. Such fencing shall be 
maintained throughout the duration of the work 
undertaken in connection with project 
development/construction.  In no case shall construction 
material, debris or vehicles be stored in the fenced tree 
protection area.
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Carwash 
Materials
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This is not necessarily the 
vacuum that will be specified, 
but it provided an idea what it 
might look like.

Carwash Vendor and Materials
The applicant has selected 
Istobal Vehicle Wash & Care 
as the carwash vendor. The 
precise carwash model has 
not been selected. Chemicals 
used in Istobal’s products 
consist of a basic detergent 
(Foam Detergent 100 for 
vehicle care), and a drying 
agent (iDrying Agent 200 for 
vehicle care).



Comment 
Responses
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Aesthetics

•There are no design standards for convenience stores and carwashes. The applicant 
has proposed a color consistent with the BOS approved color palette. The Planning 
Commission may provide direction to the applicant on design.

Wastewater

Comments related to wastewater regarding unpleasant odors and 
discoloration of water in Conn Creek. Any issues or complaints 
related to wastewater would have been reported to and addressed by 
the California State Water Resource Control Board. 

All PUC wastewater, including any generated at the current project 
site as well as this proposed project are collected in the sewer / 
wastewater system, which is separate from and not connected in any 
way to the stormwater system. 

Traffic

•Trip Generation Memorandum determined that then number of project-generated net 
new daily trips is less than 110 trips; therefore, the project was not required to prepare 
a Traffic Impact Study.
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• The property is served by the Pacific 
Union College Water & Sewer System, 
which is licensed and regulated by the 
California State Water Resource Control 
Board. PUC has provided a will-serve 
letter dated January 10, 2024, 
indicating their system has sufficient 
water and sewer capacity to service the 
project.

• The wells that serve the project are not 
located within 1,500 feet of a significant 
stream.
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• Previous uses on the site consisted of a 
5-bay auto service building, which 
included the use of vehicle operation, 
tools, and machinery.

• The sound of impact wrenches would 
have been some of the louder tools uses. 
A Google search indicates noise levels 
ranging from 80 to 110 dB.



Staff Recommendation
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Find the project Categorically Exempt from CEQA and approve 
Major Modification Permit P23-00300-MOD, as conditioned.



Decision-Making Options
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Option 1: Approve Applicant’s Proposal (Staff Recommendation)

• Discussion: This option would approve the requested use permit modification as conditioned. 

• Action Required: Follow the proposed action listed in the Executive Summary.

Option 2: Deny the Requested Use Permit Major Modification

• Discussion: In the event the Commission determines that the project does not, or cannot meet 
the required findings for grant of a use permit modification or consistency with the General 
Plan, Commissioners should articulate what aspect(s) of the project are in conflict with required 
findings or General Plan, and either deny the request or continue the item to allow the 
applicant an opportunity to redesign the project.

• Action Required – Commission should articulate what aspect(s) of the project are in conflict 
with required findings or General Plan, and either take action to deny the request or, if needed, 
remand the matter to staff for preparation of required findings to return to the Commission at a 
future hearing date.

Option 3: Continuance Option

• Discussion: The Commission may continue the item to a future hearing date, at its discretion.



Thank you

Wendy Atkins

Wendy.atkins@countyofnapa.org

(707) 259-8757
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https://www.linkedin.com/company/napa-county
https://www.twitter.com/Countyofnapa
https://www.facebook.com/NapaCounty/


Improvements at the Intersection of 
Howell Mountain Road at College 
Avenue 

This includes installation of flashing red lights at the four-way 
stop controlled intersection located at the intersection of Howell 
Mountain Road at College Avenue  and a high visibility 
crosswalk across the south leg of the intersection. The flashing 
red lights shall comply with the requirements in the latest 
edition of the California Manual on Uniform Traffic Control 
Devices (CA MUTCD), Napa County Road and Street Standards, 
and Caltrans Standards. Flashing red lights shall be installed on 
new signposts at the four approaches of the intersection. The 
system shall operate in flashing mode 24 hours a day unless 
otherwise directed by the Department of Public Works.
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Bicycle Parking
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• Bicycle parking will be provided adjacent to the 
market entrance. Staff will verify bicycle parking is 
provided prior to approving the building permit.



Culvert
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Culvert
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Culvert
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