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To: Zoning Administrator  From: Andrew Amelung, Planner II 
 

    Date: January 22, 2025 Re: P24-00207 Padis Residence Viewshed  
Correction Memorandum 
3023 Dry Creek Road, Napa, 94558 
APN: 035-470-044-000  
 

 

The purpose of this memorandum is to address clerical errors that exist within the submitted hearing 
documents, including the attachment coversheets, the CEQA Exemption Memorandum, and the 
Recommended Conditions of Approval. Corrections have been made and changes are reflected in the 
redline revisions included with this memorandum.  
 
Should the Zoning Administrator decide to approve the applicant’s proposal, be advised that approval 
will be based on the Conditions of Approval and project documents as amended in Attachment F.  
 
 
 



TO: NAPA COUNTY ZONING ADMINISTRATOR 

FROM: Michael Parker – Planning Division Manager 

REPORT BY: Andrew Amelung - Planner II 

SUBJECT: Padis Residence Viewshed Protection Program P24-00207-VIEW 

RECOMMENDATION 
..title 

PADIS RESIDENCE VIEWSHED PROTECTION PROGRAM / PERMIT NO. P24-00702-VIEW 
..body  

CEQA status: It has been determined that this type of project is exempt from the California 
Environmental Quality Act. [See Class 1 (“Existing Facilities”) and Class 2 (“Replacement or 
Reconstruction”) which may be found in the guidelines for the implementation of the California 
Environmental Quality Act at 14 CCR §15301 & §15302; see also Napa County’s Local Procedures for 
Implementing the California Environmental Quality Act, Appendix B.] 

Request: Review and approval of an application under the Viewshed Protection Program, as defined 
in Chapter 18.108 of the Napa County Code, for the reconstruction and expansion of an existing 
residence within view of Dry Creek Road, a County designated viewshed road. The proposed 
structure is 6,750 square feet and includes the addition of a 1,370 square-foot second floor, as well as a 
landscape plan that will screen 61 percent of the proposed structure from view. The project is located 
on an approximately 12.68-acre parcel within the Agricultural Watershed (AW) Zoning District and 
has a General Plan designation of Agriculture, Watershed and Open Space (AWOS). 3023 Dry Creek 
Road, Napa, CA 94558. APN: 035-470-044-000.  

Staff Recommendation: Find the project categorically exempt from CEQA and approve the Viewshed 
Protection Permit, as conditioned. 

Staff Contact: Andrew Amelung, Planner II, 1195 Third St, Suite 210, Napa, CA 94559; (707) 253-4307; 
andrew.amelung@countyofnapa.org 

Applicant Contact: Steve & Judith Padis, 888 Brannan St. Unit 128, San Francisco, CA 94103, (415) 
515-6411, or padis@pacbell.net

P24-00207-VIEW
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EXECUTIVE SUMMARY 

PROPOSED ACTIONS: 

That the Zoning Administrator: 

1. Find the project categorically exempt based on the recommended Findings 1-3 in Attachment A;

2. Approve Viewshed Protection Program Application No. P24-207-VIEW, based on recommended
Findings 4-10 in Attachment A, and subject to the recommended Conditions of Approval in
Attachment B; or

Discussion: 

The project consists of a request to approve a Viewshed Protection Program application to 
reconstruct and expand an existing single-family residential structure that was significantly damaged 
in a structure fire. The proposed new structure is 6,750 square feet and includes a 1,370 square-foot 
second floor that was not part of the previously existing structure. A 981 square-foot attached 
accessory dwelling unit exists in the basement and was undamaged by the structure fire. 

The structure sits just over 1,500 feet from Dry Creek Road, a County designated viewshed road, and 
is elevated approximately 145 feet above the road, making it quite visible within the scenic corridor. 
As such, the applicant has proposed a landscape plan that will screen approximately 61 percent of the 
proposed structure through a combination of existing vegetation that survived the structure fire as 
well as the installation of three coastal live oaks, four swan hill olive trees, and 13 purple-leaved 
hopseed bushes.   

ENVIRONMENTAL IMPACT 

ENVIRONMENTAL DETERMINATION:  It has been determined that this type of project does not have 
a significant effect on the environment and is exempt from the California Environmental Quality Act. 
[See Class 1 (“Existing Facilities”) and Class 2 (“Replacement or Reconstruction”) which may be 
found in the guidelines for the implementation of the California Environmental Quality Act at 14 
CCR §15301 & §15302; see also Napa County’s Local Procedures for Implementing the California 
Environmental Quality Act, Appendix B.] 

BACKGROUND AND DISCUSSION 

Owner: Steve & Judith Padis 

Applicant: Steve & Judith Padis 

Zoning: AW (Agricultural Watershed)  

General Plan Designation: AWOS (Agricultural, Watershed, and Open Space) 



Filed: August 20, 2024 

Complete: October 30, 2024 

Property Area: 12.68 Acres 

Surrounding Uses: 

 North:  AW Zoning District; AWOS General Plan Designation; Vinyards & Residence  

 East:  AP Zoning District; AR General Plan Designation; Vinyards & Residence 

 South:  AW Zoning District; AWOS General Plan Designation; Vinyards & Residence 

 West:  AW Zoning District; AWOS General Plan Designation; Vinyards & Residence 

Existing Development: 5,208 square-foot residence, damaged by structure fire; accessory structures, 
landscaping and vineyards 

Proposed Structural Development: 6,750 square-foot residence; 1,227 square-foot garage 

Code Compliance History: The applicant initially submitted plans for a building permit to construct 
an ADU on the property, which was ultimately withdrawn in June 2024. During the same period, the 
applicant submitted plans for a demolition permit to clear out the damaged part of the structure prior 
to reconstruction, however at that point they had not submitted new plans to replace the structure. 
As PBES staff worked with the applicant and their architects, it was determined that a viewshed 
protection program permit would be required, and Code Enforcement decided to conduct an 
inspection of the property. Following their inspection, a citation was issued (CE24-00161) for 
unpermitted electrical improvements for pool equipment as well as a temporary trailer with 
unpermitted electrical and plumbing connection. The Code Enforcement case addresses issues that 
are not included within this permit, can be addressed separately, and Code Enforcement staff is 
currently working with the applicant to correct the violations. 

 

Existing Development: 

The parcel includes a single-family residence that was constructed in 1995 (B56231) adjacent to an 
existing vineyard. In 2006 a permit was issued for the construction of an underground storage system 
(B06-00248), and in 2008 a permit was issued for the construction of a pool (B08-00524). An Erosion 
Control Plan for an additional 2.06 acres of vineyard block was approved in in 2009 (P09-00340). A 
home occupancy administrative permit was issued in 2011 (P11-00046), and in 2024 a permit was 
issued for a temporary 200 amp power pole following the structure fire that damaged the existing 
structure. 

 

Viewshed Protection Program: 



According to NCC §18.106.010(A), a primary purpose of the Napa County Viewshed Protection 
Program is to provide hillside development standards to minimize the impact of man-made 
structures and grading on views of existing landforms, unique geologic features, existing landscape 
features and open space as seen from designated public roads within the county. These standards 
include the protection of “substantial views” where fifty-one percent or more of the area facing the 
designated viewshed road can be seen, while NCC §18.106.030(A) states that the Viewshed Protection 
Program shall apply to all new structures located on slopes of fifteen percent. As such, the proposed 
project is located on slopes between 15-30 percent, with nearly 100 percent visibility from certain 
sections of Dry Creek Road, a County designated viewshed road. 

According to NCC §18.106.040, in order to qualify for administrative review for the Viewshed 
Protection Program, the maximum floor area, including all floors, of the main residence or 
agricultural structure is four thousand square feet or less and the maximum floor area, including all 
floors, for accessory structures are a combined total of two thousand five hundred square feet or less. 
The proposed structure has a total square footage of 6,750 square feet, and as such, in not subject to 
administrative review and requires Zoning Administrator approval as applied through NCC 
§18.106.050, within findings for approval that support these requirements found in Attachment A.

Public Comments 

At the time this staff report was completed no public comments have been received. 

Decision Making Options: 

As noted in the Executive Summary Section above, staff is recommending the Zoning Administrator 
support the project as summarized in Option 1, below. Decision making options include the 
following: 

Option 1 – Approve the Applicant’s Proposal (Staff Recommendation) 

Disposition – This action will result in approval of the Viewshed Protection Program Permit for the 
Padis Residence. Staff recommends this option as, with approval, the request is consistent with all 
other aspects of the Zoning Ordinance including allowable use, development standards and required 
setbacks, as well as applicable General Plan policies and other County regulations as presented in the 
Recommended Findings (Attachment A). 

Action Required – Follow the proposed action listed in the Executive Summary. This option has been 
analyzed for its environmental impacts, and the project was found to be categorically exempt from 
CEQA. 



Option 2 - Modify the Applicant’s Proposal 

Disposition - This option will result in the modification of the applicant’s proposal and/or conditions 
of approval. 

Action Required - Make recommendations for an amended scope and or applicable conditions of 
approval. The item will need to be continued to a future date if significant revisions to the project 
scope and recommended conditions of approval are desired. 

Option 3 – Deny the Applicant’s Proposal 

Disposition – This option will result in the denial of Viewshed Protection Program Application No. 
P24-00207-VIEW because it cannot satisfy one or more of the required findings. 

Action Required – Zoning Administrator will take tentative action to deny the project, articulating 
the reasons and grounds for the denial, and remand the matter to staff for preparation of required 
findings to return to the Zoning Administrator on a specific date. 

Attachments: 

A. Recommended Findings
B. Recommended Conditions of Approval
C. CEQA Exemption Memo
D. Application Packet
E. Site Plans & Landscape Plan
F. Graphics
G. Public Comments
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ZONING ADMINISTRATOR HEARING – JANUARY 22, 2025 

RECOMMENDED FINDINGS 
 

PADIS RESIDENCE VIEWSHED PROTECTION PROGRAM 
P24-00207-VIEW 

3023 DRY CREEK ROAD, NAPA 94558 
APN: 035-470-044-000 

 
 

ENVIRONMENTAL: 

The Zoning Administrator has received and reviewed the Categorical Exemption Determination pursuant 
to the provisions of the California Environmental Quality Act (CEQA) and of Napa County’s Local 
Procedures for Implementing CEQA, and finds that:  

1. The project is categorically exempt from CEQA under Section 15301 (Class 1 Existing 
Facilities) and Section 15302 (Class 2 Replacement or Reconstruction). 

2. The site of this proposed project is not on any of the lists of hazardous waste sites 
enumerated under Government Code Section 65962.5 and is not within the boundaries of 
any airport land use plan.  

3. The Planning, Building and Environmental Services Director is the custodian of the records of 
the proceedings on which this decision is based. The records are located at the Napa County 
Planning, Building & Environmental Services Department, 1195 Third Street, Second Floor, 
Napa, California. 
 

VIEWSHED PROTECTION PROGRAM FINDINGS:  

The following findings must be made in order for the Zoning Administrator to approve a project 
applicable to the Viewshed Protection Program pursuant to Napa County Code (NCC) Section 
18.106.050(B): 

4. The project as designed or modified is consistent with Chapter 18.108 of the code; 
 
Analysis: The project as proposed does not encroach on any stream setbacks, is not located 
on excessively steep slopes, and does not involve the removal of trees or natural habitat, 
and as such is consistent with the Napa County Conservation Regulations as described in 
NCC 18.108. 
 

5. If the highest point of the proposed project is located more than twenty-five vertical feet 
below a major or minor ridgeline, that measures have been included in the project to 
reduce its visual impact on the major or minor ridgeline through use of existing natural 
vegetation, landscaping, topographical siting, architectural design, and colortone; or if the 
highest point of the proposed structure is within twenty-five vertical feet of a major or 
minor ridgeline, that the existing vegetation, proposed landscaping, topographical siting 
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architectural design, and colortone screen the predominant portion of the proposed 
structure; 
 
Analysis: The proposed structure is located approximately 130 feet below the unidentified 
ridgeline above the proposed residence.  
 

6. The proposed structure, access roads and other site improvements are sited and designed 
to minimize adverse effects on views from designated public roads; 

 
Analysis: The proposed structure qualifies as a reconstruction and alteration of an existing 
residence that burned in a structure fire and does not qualify as part of Napa’s County 
Disaster Recovery Viewshed Protection Program. The previously existing structure was built 
prior to the County’s viewshed requirements and was prominently visible from Dry Creek 
Road, a County designated viewshed road. With the incorporation of the submitted 
landscape plan designed for vegetative screening of more than 50 percent of the proposed 
structure, the design will minimize adverse effects on views from designated public roads. 
 

7. The proposed structure, access road and other site improvements, including earthmoving or 
grading, and benches or shelves minimize the removal of vegetation; 

 
Analysis: The proposed structure does not involve the removal of vegetation. 
 

8. The siting and design of site improvements and access roads minimize grading and 
alteration of natural landforms and topography; 
 
Analysis: The siting and design of site improvements do not involve significant grading nor 
alteration of natural landforms and topography. The foundation of the original structure is 
still in tact and will be used for the proposed development without expansion of the existing 
footprint. 
 

9. A landscape and/or vegetation retention plan in conformance with the Design Manual has 
been submitted and approved for the site that would provide maximum screening from 
designated public roads through preservation of existing vegetation and the planting of new 
vegetation and provide for defensible space in conformance with state law; 
 
Analysis: A landscape plan has been submitted that, through the installation of three coastal 
live oaks, four swan hill olive trees, and 13 purple-leaved hopseed bushes, along with 
existing vegetation, screens approximately 61 percent of the proposed structure. 
 

10. The proposed structure and associated improvements substantially conform with the Design 
Manual in order to reduce their visual impact on the views of major and minor ridgelines as 
viewed from any designated public road and unique topographic features as viewed from 
any county road. The following landforms will be considered to be unique topographic or 
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geologic features for the purposes of this subsection: Mt. St. Helena, Stag’s Leap, Calistoga 
Palisades, Round Hill, Mt. George and Mt. St. John; 
 
Analysis: The proposed structure is not within proximity to identified major or minor 
ridgelines as viewed from any designated public road nor does it present a visual impact of 
views of unique topographic features as viewed from any county road. 
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RECOMMENDED CONDITIONS OF APPROVAL 

 
PADIS RESIDENCE VIEWSHED 

ZONING ADMINISTRATOR HEARING – JANUARY 22, 2025 
VIEWSHED PROTECTION PROGRAM APPLICATION  

P24-00207-VIEW 
3023 DRY CREEK ROAD 

APN 035-470-044-000 
 
This Permit encompasses and shall be limited to the project commonly known as the Padis Residence 
Viewshed, located 3023 Dry Creek Road, Napa, CA 94558. Part I encompasses the Project Scope 
and general conditions pertaining to statutory and local code references, project monitoring and the 
process for any future changes or activities. Part II encompasses the ongoing conditions relevant to the 
operation of the project. Part III encompasses the conditions relevant to construction and the 
prerequisites for a Final Certificate of Occupancy. It is the responsibility of the permittee to communicate 
the requirements of these conditions and mitigations (if any) to all designers, contractors, employees, 
and the general public to ensure compliance is achieved.   
  
Where conditions are not applicable or relevant to this project, they shall be noted as “Reserved” and, 
therefore, have been removed.  
  
When modifying a legally established entitlement related to this project, these conditions are not intended 
to be retroactive or to have any effect on existing vested rights except where specifically indicated.  
  

PART I 
  
1.0  PROJECT SCOPE  

 
This Permit encompasses and shall be limited to:  
  
1.1  Approval of A Viewshed Protection Program Application, pursuant to Napa County Code 

Section 18.106 to address the construction of a residential structure, as shown on the 
plans dated on October 25, 2024.  

  
The residence shall be designed in substantial conformance with the submitted site plan, 
elevation drawings, and other submittal materials and shall comply with all requirements of the 
Napa County Code (the County Code). It is the responsibility of the permittee to communicate the 
requirements of these conditions and mitigations (if any) to all designers, contractors, employees, 
and the general public to ensure compliance is achieved. Any expansion of or change in use or 
alternative locations for fire suppression or other types of water tanks shall be approved in 
accordance with the County Code and may be subject to the permit modification process.  

  
2.0  STATUTORY AND CODE SECTION REFERENCES  

 
All references to statutes and code sections shall refer to their successor as those sections or 
statutes may be subsequently amended from time to time.  
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3.0  MONITORING COSTS  
 
All Staff costs associated with monitoring compliance with these conditions, previous permit 
conditions, and project revisions shall be borne by the permittee and/or property owner. Costs 
associated with conditions of approval and mitigation measures that require monitoring, including 
investigation of complaints, other than those costs related to investigation of complaints of non-
compliance that are determined to be unfounded, shall be charged to the property owner or 
permittee. Costs shall be as established by resolution of the Board of Supervisors in accordance 
with the hourly consulting rate established at the time of the monitoring and shall include 
maintenance of a $500 deposit for construction compliance monitoring that shall be retained until 
issuance of a Final Certificate of Occupancy. Violations of conditions of approval or mitigation 
measures caused by the permittee’s contractors, employees, and/or guests are the responsibility  
of the permittee.  
  
The Planning Commission Zoning Administrator may implement an audit program if compliance 
deficiencies are noted. If evidence of a compliance deficiency is found to exist by the Planning 
Commission Zoning Administrator at some time in the future, the Planning Commission Zoning 
Administrator may institute the program at the permittee’s expense (including requiring a deposit 
of funds in an amount determined by the Commission Zoning Administrator) as needed until 
compliance assurance is achieved. The Planning Commission Zoning Administrator may also use 
the data, if so warranted, to commence revocation proceedings in accordance with the County 
Code.  

  
PART II 

 
4.0  OPERATIONAL CHARACTERISTICS OF THE PROJECT 

Permittee shall comply with the following during operation of the project:  
 

4.1 GROUND WATER MANAGEMENT – WELLS [RESERVED] 
 

4.2 AMPLIFIED MUSIC [RESERVED] 
 
4.3 TRAFFIC [RESERVED] 

 
4.4 PARKING [RESERVED] 

 
4.5 BUILDING DIVISION – USE OR OCCUPANCY CHANGES [RESERVED] 

 
4.6 FIRE DEPARTMENT – TEMPORARY STRUCTURES [RESERVED] 

 
4.7 NAPA COUNTY MOSQUITO ABATEMENT PROGRAM [RESERVED] 

 
4.8 GENERAL PROPERTY MAINTENANCE – LIGHTING, LANDSCAPING, PAINTING, 

OUTDOOR EQUIPMENT STORAGE, MECHANICAL EQUIPMENT, AND TRASH 
ENCLOSURE AREAS 

 
a. All lighting shall be permanently maintained in accordance with the lighting and 

building plans approved by the County. 
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b. All landscaping shall be permanently maintained in accordance with the 
landscaping approved by the County.  

 
c. [RESERVED] 

 
d. The colors used for the roof, exterior walls and built landscaping features of the 

project shall be limited to earth tones that will blend the facility into the colors of 
the surrounding site-specific vegetation. The permittee shall obtain the written 
approval of the Planning Division prior to any change in paint color that differs 
from the approved building permit. Highly reflective surfaces are prohibited. 

 
e. [RESERVED] 

 
 

4.9 NO TEMPORARY SIGNS 
 Temporary off-site signage, such as “A-Frame” signs are prohibited. 
 
4.10 COMPLIANCE WITH OTHER DEPARTMENTS AND AGENCIES - OPERATIONAL 

CONDITIONS [RESERVED] 
 
The attached project conditions of approval include all of the following County Divisions, 
Departments and Agencies’ requirements.  Without limiting the force of those other 
requirements which may be applicable, the following are incorporated by reference as 
enumerated herein:  
 
a. Engineering Services Division operational conditions as stated in their 

Memorandum dated April 1, 2021. 
 

The determination as to whether or not the permittee has substantially complied with the 
requirements of other County Divisions, Departments and Agencies shall be determined 
by those County Divisions, Departments or Agencies. The inability to substantially 
comply with the requirements of other County Divisions, Departments and Agencies may 
result in the need to modify this permit. 
 

4.11 OPERATIONAL MITIGATION MEASURES [RESERVED] 
 

4.12 OTHER CONDITIONS APPLICABLE TO THE OPERATIONAL ASPECTS OF THE 
PROJECT [RESERVED] 

 
4.13 PREVIOUS CONDITIONS [RESERVED] 

 
 

PART III 
  
5.0  PREREQUISITE FOR ISSUANCE OF PERMITS  

  
 5.1  PAYMENT OF FEES  
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No building, grading or sewage disposal permits shall be issued or other permits 
authorized until all accrued planning permit processing fees have been paid in full. This 
includes all fees associated with plan check and building inspections, associated 
development impact fees established by County Ordinance or Resolution, and the Napa 
County Affordable Housing Mitigation Fee in accordance with County Code.  

  
6.0  GRADING/DEMOLITION/ENVIRONMENTAL/BUILDING PERMIT/OTHER PERMIT 

PREREQUISITES 
Permittee shall comply with the following with the submittal of a grading, demolition 
environmental, building and/or other applicable permit applications: 
  
6.1  COMPLIANCE WITH OTHER DEPARTMENTS AND AGENCIES - PLAN REVIEW, 

CONSTRUCTION AND PREOCCUPANCY CONDITIONS [RESERVED] 
 
The attached project conditions of approval include all of the following County Divisions, 
Departments and Agencies’ requirements. Without limiting the force of those other 
requirements which may be applicable, the following are incorporated by reference as 
enumerated herein:  
 
a. Engineering Services Division plan review/construction/preoccupancy conditions 

as stated in their Memorandum dated April 1, 2021. 
 

The determination as to whether or not the permittee has substantially complied with the 
requirements of other County Divisions, Departments and Agencies shall be determined 
by those County Divisions, Departments or Agencies.  The inability to substantially 
comply with the requirements of other County Divisions, Departments and Agencies may 
result in the need to modify the permit. 

 
 6.2  BUILDING DIVISION – GENERAL CONDITIONS  

Please contact the Building Division with any questions regarding the following:  
  

a. A building permit shall be obtained for all construction occurring on the site not 
otherwise exempt by the CBC or any State or local amendment adopted thereto.  
  

b. If there are any existing structures and/or buildings on the property that will need 
to be removed to accommodate construction activities, a separate demolition 
permit shall be required from the Building Division prior to removal. The permittee 
shall provide a “J” number from the Bay Area Air Quality Management District 
(BAAQMD) at the time the permittee applies for a demolition permit if applicable.  

 
c. [RESERVED] 

  
1.3 LIGHTING – PLAN SUBMITTAL 

a. Two (2) copies of a detailed lighting plan showing the location and specifications 
for all lighting fixtures to be installed on the property shall be submitted for 
Planning Division review and approval. All lighting shall comply with the CBC. 

 
b. All exterior lighting, including landscape lighting, shall be shielded and directed 

downward; located as low to the ground as possible; the minimum necessary for 

Trevor Hawkes
Cross-Out

Trevor Hawkes
Cross-Out



 

Recommended Conditions of Approval 
Padis Residence – Viewshed Protection Program 
P24-00702-VIEW P24-00207-VIEW  Page 6 of 10 
 

security, safety, or operations; on timers; and shall incorporate the use of motion 
detection sensors to the greatest extent practical. All lighting shall be shielded or 
placed such that it does not shine directly on adjacent properties or impact 
vehicles on adjacent streets. No flood-lighting or sodium lighting of the building is 
permitted, including architectural highlighting and spotting. Low-level lighting 
shall be utilized in parking areas as opposed to elevated high-intensity light 
standards. 

 
 6.4  LANDSCAPING – PLAN SUBMITTAL  

a. Two (2) copies of a detailed final landscaping and irrigation plan, including parking 
details, shall be submitted with the building permit application package for the 
Planning Division’s review and approval prior to the issuance of any building permit 
associated with this permit. The plan shall be prepared pursuant to the Water 
Efficient Landscape Ordinance (Chapter 18.118 of the County Code) requirements 
in effect at the time of building permit application submittal, as applicable, and shall 
indicate the names and locations of all plant materials to be used along with their 
method of maintenance.  
  

b. Plant materials shall be purchased locally when practical, and, to the greatest 
extent possible, the plant materials shall be the same native plants found in Napa 
County. The Agricultural Commissioner’s office shall be notified of all impending 
deliveries of live plants with points of origin outside of Napa County.  

    
c. No trees greater than 6” diameter at breast height shall be removed, except for 

those identified on the submitted site plan. Any Oak trees removed as a result of 
the project shall be replaced at a 2:1 ratio and shown on the landscaping plans for 
the Planning Division’s review and approval. 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. 

 
d. Evergreen screening shall be installed between the industrial portions of the 

operation (e.g., tanks, crushing area, parking area, etc.) and any off-site 
residence from which these areas can be viewed. 

 
e. [RESERVED] 

 
6.5 COLORS  

The colors used for the roof, exterior walls and built landscaping features of the project 
shall be limited to earth tones that will blend the facility into the colors of the surrounding 
site specific vegetation. The permittee shall obtain the written approval of the Planning 
Division in conjunction with building permit review and/or prior to painting the building. 
Highly reflective surfaces are prohibited.  
  

6.6 OUTDOOR STORAGE/SCREENING/UTILITIES [RESERVED]  
  
6.7 MECHANICAL EQUIPMENT [RESERVED]  
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6.8 TRASH ENCLOSURES [RESERVED]  
  
6.9 ADDRESSING 

All project site addresses shall be determined by the PBES Director, and be reviewed 
and approved by the United States Post Office. The PBES Director reserves the right to 
issue or re-issue an appropriate situs address at the time of issuance of any building 
permit to ensure proper identification and sequencing of numbers. For multi-tenant or 
multiple structure projects, this includes building permits for later building modifications 
or tenant improvements. 

   
6.10 HISTORIC RESOURCES [RESERVED]  
  
6.11 DEMOLITION ACTIVITIES [RESERVED]  
  
6.12 VIEWSHED – EXECUTION OF USE RESTRICTION  

 
The property owner shall execute and record in the County Recorder’s Office a use 
restriction, in a form approved by County Counsel, requiring that this residence shall be 
constructed in substantial compliance with the plans approved with this application dated 
October 25, 2024. To satisfy Viewshed Protection Program requirements, all existing trees 
and vegetation shall be maintained and shall not be removed in areas that screening is 
needed to ensure that substantial views of the residence are not visible from Dry Creek 
Road. Should any of the protected trees and vegetation be destroyed or require removal 
due to disease, said trees and vegetation shall be replaced in the same or equivalent size, 
or as approved by the Department. The required and associated plant materials installed 
for Viewshed Protection Program Application P24-00207 shall be maintained as long as 
needed to screen the proposed residential development, as determined by the Director. 
Any change in size, location or construction of the residence, or addition of any other new 
structure on the property, shall comply with applicable zoning, building and other 
ordinances, including additional review pursuant to the Viewshed Protection Program, 
prior to issuance of required building permits. All appropriate permits shall be secured and 
completed prior to any changes to the structures on or use of the property.  
  

6.13 PERMIT PREREQUISITE MITIGATION MEASURES [RESERVED]  
  

6.14 PARCEL CHANGE REQUIREMENTS [RESERVED]  
  
6.15 FINAL MAPS [RESERVED]  
  
6.16 OTHER CONDITIONS APPLICABLE TO THE PROJECT PERMITTING PROCESS 

[RESERVED]  
  
7.0  PROJECT CONSTRUCTION  
   

Permittee shall comply with the following during project construction:  
  

 7.1  SITE IMPROVEMENT  
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Please contact Engineering Services with any questions regarding the following:  
  
a. GRADING & SPOILS 

All grading and spoils generated by construction of the project facilities shall be 
managed per Engineering Services direction. Alternative locations for spoils are 
permitted, subject to review and approval by the PBES Director, when such 
alternative locations do not change the overall concept, and do not conflict with 
any environmental mitigation measures or conditions of approval.  

  
b. DUST CONTROL  

Water and/or dust palliatives shall be applied in sufficient quantities during grading 
and other ground disturbing activities on-site to minimize the amount of dust 
produced. Outdoor construction activities shall not occur when average wind 
speeds exceed 20 mph.  

  
c. AIR QUALITY  

During all construction activities the permittee shall comply with the most current 
version of BAAQMD Basic Construction Best Management  
Practices including but not limited to the following, as applicable:  

  
1. Post a publicly visible sign with the telephone number and person to 

contact at the lead agency regarding dust complaints. The BAAQMD’s 
phone number shall also be visible.  
  

2. Water all exposed surfaces (e.g., parking areas, staging areas, soil piles, 
grading areas, and unpaved access roads) two times per day.  
  

3. Cover all haul trucks transporting soil, sand, or other loose material off-site.  
  

4. Remove all visible mud or dirt tracked onto adjacent public roads by using 
wet power vacuum street sweepers at least once per day. The use of dry 
power sweeping is prohibited.  
  

5. All vehicle speeds on unpaved roads shall be limited to 15 mph.  
  

6. All roadways, driveways, and sidewalks to be paved shall be completed as 
soon as possible. Building pads shall be laid as soon as possible after 
grading unless seeding or soil binders are used.  

  
7. Idling times shall be minimized either by shutting off equipment when not 

in use or reducing the maximum idling time to five (5) minutes (as required 
State Regulations). Clear signage shall be provided for construction 
workers at all access points.  
  

8. All construction equipment shall be maintained and properly tuned in 
accordance with manufacturer’s specifications. All equipment shall be 
checked by a certified visible emissions evaluator. Any portable engines 
greater than 50 horsepower or associated equipment operated within the 
BAAQMD’s jurisdiction shall have either a California Air Resources Board 
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(ARB) registration Portable Equipment Registration Program (PERP) or a 
BAAQMD permit. For general information regarding the certified visible 
emissions evaluator or the registration program, visit the ARB FAQ 
http://www.arb.ca.gov/portable/perp/perpfaq_04-16-15.pdf or the PERP 
website http://www.arb.ca.gov/portable/portable.htm.  

  
d. STORM WATER CONTROL  

The permittee shall comply with all construction and post-construction storm water 
pollution prevention protocols as required by the County Engineering Services 
Division, and the State Regional Water Quality Control Board.  

  
7.2 ARCHEOLOGICAL FINDING  

In the event that archeological artifacts or human remains are discovered during 
construction, work shall cease in a 50-foot radius surrounding the area of discovery. The 
permittee shall contact the PBES Department for further guidance, which will likely include 
the requirement for the permittee to hire a qualified professional to analyze the artifacts 
encountered and to determine if additional measures are required.  

  
If human remains are encountered during project development, all work in the vicinity must 
be halted, and the Napa County Coroner informed, so that the Coroner can determine if 
an investigation of the cause of death is required, and if the remains are of Native 
American origin. If the remains are of Native American origin, the permittee shall comply 
with the requirements of Public Resources Code Section 5097.98.  

  
7.3 CONSTRUCTION NOISE  

Construction noise shall be minimized to the greatest extent practical and feasible under 
State and local safety laws, consistent with construction noise levels permitted by the 
General Plan Community Character Element and the County Noise Ordinance. 
Construction equipment muffling and hours of operation shall be in compliance with the 
County Code. Equipment shall be shut down when not in use. Construction equipment 
shall be staged, loaded, and unloaded on the project site, if at all practicable. If project 
terrain or access road conditions require construction equipment to be staged, loaded, or 
unloaded off the project site (such as on a neighboring road or at the base of a hill), such 
activities only shall occur daily between the hours of 8:00 AM to 5:00 PM.  

  
7.4 CONSTRUCTION MITIGATION MEASURES [RESERVED]  

  
7.5 OTHER CONSTRUCTION CONDITIONS APPLICABLE TO THE PROJECT PROPOSAL 

[RESERVED] 
 

  
8.0  TEMPORARY CERTIFICATE OF OCCUPANCY – PREREQUISITES [RESERVED]  
  
9.0  FINAL CERTIFICATE OF OCCUPANCY – PREREQUISITES  

  
Permittee shall comply with the following before a Final Certificate of Occupancy is granted by 
the County Building Official, which upon granting, authorizes all use permit activities to 
commence:  
  

http://www.arb.ca.gov/portable/perp/perpfaq_04-16-15.pdf
http://www.arb.ca.gov/portable/perp/perpfaq_04-16-15.pdf
http://www.arb.ca.gov/portable/portable.htm
http://www.arb.ca.gov/portable/portable.htm
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 9.1  FINAL OCCUPANCY  
All project improvements, including compliance with applicable codes, conditions, and 
requirements of all Departments and Agencies with jurisdiction over the project, shall be 
completed.  

  
 9.2  SIGNS 

Detailed plans, including elevations, materials, color, and lighting for any project 
identification or directional signs shall be submitted to the Department for administrative 
review and approval prior to installation.  Administrative review and approval is not 
required if the signage to be installed is consistent with signage plans submitted, 
reviewed and approved as part of this permit approval.  All signs shall meet the design 
standards as set forth in the County Code. Any off-site signs allowed shall be in 
conformance with the County Code. 

  
  9.3  GATE/ENTRY STRUCTURES 

Any gate installed at the project entrance shall be reviewed by the PBES Department 
and the Fire Department to assure that the design allows large vehicles, such as 
motorhomes, to turn around if the gate is closed without backing into the public roadway, 
and that fire suppression access is available at all times. If the gate is part of an entry 
structure an additional permit shall be required pursuant to the County Code and in 
accordance with the Napa County Roads and Street Standards.  A separate entry 
structure permit is not required if the entry structure is consistent with entry structure 
plans submitted, reviewed, and approved as part of this permit approval. 

 
  9.4  LANDSCAPING  

Landscaping shall be installed in accordance with the approved landscape plan.  
  

 9.5  ROAD OR TRAFFIC IMPROVEMENT REQUIREMENTS [RESERVED]  
  

 9.6  DEMOLITION ACTIVITIES [RESERVED]  
  

 9.7  GRADING SPOILS  
 

All spoils piles shall be removed in accordance with the approved grading permit and/or 
building permit.  

  
9.8  MITIGATION MEASURES APPLICABLE PRIOR TO ISSUANCE OF A FINAL 

CERTIFICATE OF OCCUPANCY [RESERVED]  
  
9.9  OTHER CONDITIONS APPLICABLE PRIOR TO ISSUANCE OF A FINAL CERTIFICATE 

OF OCCUPANCY [RESERVED]  
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 Planning, Building & Environmental Services 

1195 Third Street, Suite 210 
Napa, CA  94559 

www.countyofnapa.org 

Main: (707) 253-4417 
Fax: (707) 253-4336 

Brian D. Bordona 
Director 

To: Zoning Administrator From: Andrew Amelung, Planner II 

Date: January 22, 2025 Re: P24-00207 Padis Residence Viewshed  
Categorical Exemption Determination 
3023 Dry Creek Road, Napa, 94558 
APN: 027-150-001-000 035-470-044-000 

Background: 
On August 7, 2024, the Applicant submitted a request for approval of a Napa County Viewshed 
Protection Permit for the reconstruction of a 6,750 square-foot residence that included the addition of a 
1,370 square-foot second floor, as well as landscape plan that will screen 61 percent of the proposed 
reconstruction from view. Portions of the previously existing structure were destroyed in a structure 
fire and the proposal involves reconstructing the previous structure with improvements that meet 
current County and State development standards and requirements. 

Existing Conditions and Environment Setting: 
The proposed project is located on an approximately 12.68-acre parcel within the Agricultural 
Watershed (AW) Zoning District and has a General Plan designation of Agriculture, Watershed and 
Open Space (AWOS). The project is located at 3023 Dry Creek Road, Napa, CA 94558. APN: 035-470-
044-000.

Entitlement History: 
Existing entitlements on the property include the building permit for the original single-family 
residence that was constructed in 1995 (B56231). In 2006 a permit was issued for the construction of an 
underground storage system (B06-00248), and in 2008 a permit was issued for the construction of a pool 
(B08-00524). An Erosion Control Plan for an additional 2.06-acre vineyard block was approved in 2009 
(P09-00340). A home occupancy administrative permit was issued to the current property owners in 
2011 (P11-00046), and in 2024 a permit was issued for a temporary 200-amp power pole following the 
structure fire that damaged the existing structure. 

CEQA Exemption Criteria and Analysis: 
Article 19 of the State Guidelines for Implementation of the California Environmental Quality Act 
(CEQA Guidelines) establishes a list of classes of projects that are categorically exempt from the 
provisions of CEQA. This project qualifies as an exempt activity under two sections of Article 19: 
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Class 2: Replacement or Reconstruction [California Code of Regulations (CCR) §15302] 
Consists of replacement or reconstruction of existing structures and facilities where the new structure 
will be located on the same site as the structure replaced and will have substantially the same purpose 
and capacity as the structure replaced. 
 
Class 4: Minor Alterations to Land [California Code of Regulations (CCR) §15304] 
Consists of minor public or private alterations in the condition of land, water, an/or vegetation which 
do not involve removal of healthy, mature, scenic trees except for forestry and agricultural purposes. 
Examples include: 

(b) New gardening or landscaping, including the replacement of existing conventional  
landscaping with water efficient or fire-resistant landscaping.  

 
The scope of the project is limited to the replacement and reconstruction of a fire-damaged residential 
structure with the addition of a 1,370 square-foot second floor, which is located on the same footprint 
as the previously existing structure. As a residential structure the property will have substantially the 
same purpose and capacity as the structure replaced. The proposed landscaping that is designed to 
shield at least 50 percent of the structure from Dry Creek Road, a county viewshed road, does not 
involve the removal of healthy, mature, scenic trees, and as a condition of approval the applicant will 
be required to submit a landscaping and irrigation plans for review and approval by the Planning 
Division prior to the issuance of any building permits associated with this permit. 
 
Conclusion: 
The project is categorically exempt from CEQA under Section 15302 and Section 15304. 
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PLANT LIST - PADIS
NOTE: This Plant List is provided as a convenience to the Landscape Contractor. In the event of a discrepancy, the Planting Plan shall prevail.

CODE BOTANICAL NAME COMMON NAME QTY. SIZE WUCOLS
CA

NATIVE
MATURE
HEIGHT

MATURE
WIDTH

TREES
OLE SWA Olea europaea 'Swan Hill' Swan Hill Olives Tree 4 24" Box L 20'-30' 20'-30'
QUE AGR Quercus agrifolia Coast Live Oak 3 24" Box L * 20'-70' 20'-70'

SHRUBS & PERENNIALS
DOD VIS Dodonaea viscosa 'Purpurea' Purple Leaved Hopseed Bush 13 15 Gal L 10'-15' 10'-15'

PROPOSED RIGHT ELEVATION VIEWSHED

PROPOSED SCREENING PLAN 
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NO. DESCRIPTION

REVISIONS

UNAUTHORIZED CHANGES & USES:
The surveyor preparing this map will not be responsible for, or
liable for, unauthorized changes to or the uses of this map.
All changes to the map must be in writing and approved by the
surveyor.

PROPERTY LINES:
The property lines shown hereon are for reference only and
based upon field survey information collected at the time of
the survey from the records listed. This is not a boundary
survey map and should not be used as such.

SURVEY STATEMENT:
This map is based on field survey information performed by
Pridmore & Company in June of 2024. Horizontal & vertical
datum is assumed. Existing field survey contour intervals are
as follows: Major = 5' Minor = 1'.
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