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USE PERMIT 
Napa Valley Museum & Understudy | 607 S. St. Helena Hwy, St. Helena 94574 

Updated August 13, 2024 

OWNER: 
R & R Land, LLC 
2416 E. 37th Street 
Wichita, KS 67219 

APPLICANT: 
Napa Valley Museum 
P.O. Box 3567 
Yountville, CA 94599 

APN: 027-150-001 ACREAGE: ±1.4 acres 

GENERAL PLAN | ZONING:   Agricultural Resource | Commercial Neighborhood 

BACKGROUND 
The subject property has been in commercial use since the mid 1950s.  The southern building had 
been used for a grocery store and deli operations (Tripoli Market). A Certificate of Extent of Legal 
Nonconformity (#96472-CLN) was issued on April 15, 1997 to recognize the legal use(s) of the 
building as a one-story grocery/dry goods market consisting of 10,776 sf including a food 
preparation area, take-out deli and butcher/fish market sales.  The CLN also recognized the use of 
shared parking areas located on the subject and adjoining parcels.  Dean & DeLuca Market and 
Gary’s Wines & Marketplace occupied the space in the past under the uses allowed by the CLN. 
PRESS Restaurant occupies the northern building on the parcel under a separate CLN. 

LAND USE AND ZONING 
The property is located on land designated for agricultural use (AR) in the General Plan, but the 
zoning, which includes commercial uses, dates back to the 1950’s.  It is zoned Commercial 
Neighborhood (CN). The Napa County General Plan polices AG/LU-102,103, 104 and 105 further 
define and recognize allowable uses.  Specifically, AG/LU-103 states that “existing parcels zoned 
for commercial uses in the South St. Helena area as of February 1, 1990, shall be allowed to 
develop commercial uses and mixed residential-commercial uses which are permitted by the 
existing commercial zoning as if they were designated on the Land Use Map for these uses.” 

PROJECT DESCRIPTION: 
Napa Valley Museum (NVM) is a 501c3 nonprofit organization founded in St. Helena in 1972.  In 
1998, NVM opened in the Town of Yountville under a land lease from the State of California on the 
grounds of the Veterans Home. The primary use of the space on the subject property will be for a 
nonprofit museum that would be open to the public. The museum would present rotating 
exhibitions and offer educational programs, similar to the current museum in Yountville.   

While a museum is not listed as a “use permitted with a use permit” in the CN Zoning District, it 
meets the Napa County Code Section 18.08.497 definition of a “Quasi-public use.” “Quasi-public 
use" means a use “serving the public at large and operated by a private entity under a franchise or 
other similar governmental authorization designed to promote the interests of the general public or 
operated by a recognized civic organization for the benefit of the general public.”  Section 
18.120.010(B)9 allows “Quasi-public uses” in any zoning district upon the grant of a use permit.   

The building will have two tenants. The museum will occupy a portion of the space; the remaining 
area will continue to be used as a market in a similar fashion as previous tenants on the property, 
albeit within a smaller footprint. Based on previous tenant operations, it has been difficult to 
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economically sustain a market within the entire building’s footprint. The multi-tenant operation will 
allow for a sustainable market operations to serve the South St. Helena neighborhood area. 
 
The market will be operated by an affiliate of PRESS Restaurant, doing business as Understudy. 
While the market use is consistent with the CLN, it is also a use permitted with a Use Permit (NMC 
18.32.030). Staff has advised that it would be advisable to discontinue the market CLN and instead 
have the market operated under a use permit. The proposed use permit would allow both uses in 
the building and outdoor seating areas. Each tenant will have their own entrance, but they will 
share use of the restrooms, which will be available to customers. Similarly, each use will have 
access to storage areas.   
 
The applicant seeks a use permit under these conditions. The historic use of the building as 
various markets/delis establishes a baseline level of use that the project will not exceed as 
described in the Wastewater Feasibility Study prepared by Norcal Engineering and the Traffic Trip 
Generation Report prepared by W-Trans. The project will reduce traffic trip generation in overall 
daily trips, AM and PM Peak Hour trips. 
 
Building  
The project proposes using the existing building for NVM while retaining the historic market use 
(existing for nearly 70 years) in a smaller footprint. The building is 10,733 sf (just under the sf 
described in the CLN). Existing uses allowed in the CLN include: 
 

Existing Uses (under CLN) sf 
Market 7,880 
Office 300 
Bathrooms 350 
Commercial Kitchen/Food Preparation 970 
Storage (including refrigerated) 1,275 
TOTAL 10,775 

 
The project does not expand the building footprint. The project improvements are generally limited 
to changing the interior walls to create the museum area and decrease the existing market area. 
Note that current measurements of space are slightly different than the CLN.  The major changes 
are the reduction in market area and addition of one bathroom. The additional bathroom already 
has plumbing in place, so was likely used as a bathroom in the past. The proposed uses are: 
 

Proposed Uses sf  
Museum 6,272 
Market 1,439 
Office 389 
Bathroom 464 
Commercial Kitchen/Food Preparation 1,028 
Storage (including refrigerated) 1,141 
TOTAL 10,733 

 
Fire Protection 
Adequate water storage for fire protection is already in place and will serve the proposed use.   
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Parking 
The onsite parking is for both this building and the building to the north (PRESS Restaurant).  
The restaurant opens at 5 p.m. when the museum closes for public entry.  Parking is adequate 
to serve the project as evidenced by project studies concluding that intensity of use on the site 
will decrease under project conditions. No changes are proposed to the parking area.  
 
Water Supply and Wastewater 
The building is served by the City of St. Helena for water and an onsite septic system for 
wastewater. Norcal Engineering completed a Wastewater Feasibility Report and found that there is 
adequate wastewater capacity to serve the project.  
 
Museum/Quasi-Public Use Description 
The museum would be open 7 days a week from 10 a.m. to 10 p.m. but will close for public 
admission at 5 p.m. daily. Use of the museum after 5 p.m. would be limited to private use by 
invitation only, similar to other museum uses.   
 
The museum area will include exhibition space, a welcome area, and a museum store. 
Exhibitions would rotate and be presented over a period of weeks or as long as a year, although 
most will last at least six months. The length of an exhibition depends on several variables, 
including logistics, cost, availability of loaned artworks, and anticipated public interest. The 
museum store will sell exhibition-related items as well as general books, art supplies, artworks 
and gifts.  
 
The exhibition kitchen will be used to showcase kitchen equipment and other culinary items. 
Curated exhibitions will showcase specialty cookware, appliances and tableware—both historic 
and modern—arranged and managed by the market operator in consultation with NVM. The 
culinary exhibition areas at CIA COPIA is an exemplar, albeit at a much smaller scale. A large 
glass window will offer full view of this room from both the market and the museum. While there 
will be a door into this room from both the market and the museum, it will not be open to the 
public. A large glass window will offer visitors a full view of the kitchen. Any hands-on use of the 
exhibition kitchen will be for demonstration purposes only. No food prepared in this space will be 
served or sold to the public.    
 
General patronage within the museum will likely serve no more than 105 people at a given time, 
although the average number of visitors over a year will likely be significantly less. The museum 
would host up to six larger programs per year for up to 200 persons, which is also supported by 
the project’s Wastewater Feasibility Study. These larger programs would typically take place 
around an exhibition opening or a museum fundraising event. 
 
The market and the museum will operate independently. Museum design includes all safety and 
security features and limitations on multiple access points is a key design feature. Therefore, all 
museum guests will enter and exit from the main museum door during public business hours.  
While the bathroom is a shared space, a museum guest will exit the museum and walk to the 
market entrance to use the restrooms during public hours of operation. The only time the interior 
doors would be open between the two uses would be when the market is closed to the public, 
after 5 p.m. or if a security guard is present. 
 
NVM’s Yountville location will continue to present exhibitions in three galleries, including “Land 
and People of the Napa Valley,” a permanent history exhibition, and to house the over 15,000 
items in its permanent collection evidencing the history and geology of the region. It is planned 
that history exhibitions will receive greater focus in Yountville, while local and regional artists will 
be featured in the downstairs “Spotlight Gallery.” The new NVM location will be known as “The 
Napa Valley Museum of Art & Culture” or “the MAC,” and focus on larger exhibitions of works by 
major artists or about figures and movements of cultural significance.  
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Market Description 
The market will be open to the public 7 days a week from 7 a.m. to 5 p.m. Uses will be similar to 
the previous market uses, but on a smaller scale. The butcher counter will be open from 10 a.m. 
to 5 p.m. The market will offer grab-and-go items and the bakery and coffee bar will offer a 
selection of baked goods, coffee drinks and lunch items similar to its predecessors, Dean & 
Deluca and Gary’s Wines & Marketplace. Access to the exhibition kitchen will allow for 
programming that integrates with the museum, but with accessibility from the market and 
commercial kitchen/food preparation area for support services.   
 
The commercial kitchen serving the market will need to obtain a “high risk” permit for food 
preparation like the predecessor market operators (i.e., Gary’s and Dean & Deluca) have 
obtained over the past 20+ years. The “high risk” permit will be a condition to the market’s 
operation with respect to food service.  
 
Signage 
The existing signage on the building is subject to Comprehensive Sign Plan (CSP) (96639-S, as 
modified). Any new signage for the new tenants will conform to the CSP. Therefore, signs will 
be replaced within the standards already approved.   
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