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TO: Board of Supervisors

FROM: David Morrison - Director of Planning, Building and Environmental Services

REPORT BY: John McDowell - Planning Division

SUBJECT: Hess Collection - Laird General Plan Amendment Application Initiation

RECOMMENDATION

SET MATTER 11:30 AM - 30 Minutes

Director of Planning, Building and Environmental Services requests initiation of a General Plan Amendment to re-designate

approximately 281 acres located at 5750 South Kelly Road from Agricultural Watershed & Open Space (AWOS) to Industrial

(I), and rezone from Agricultural Watershed (AW) to (GI) General Industrial  (Assessor's Parcel Numbers 057-090-065 & -

066).

EXECUTIVE SUMMARY

This item consists of initiating processing of a general plan amendment and accompanying rezoning application.  The

applicant, Hess Collection, is seeking to re-designate approximately 241 acres of property they own, as well as an adjoining 40

acres of property owned by Kenneth and Gail Laird, all AWOS designated property to Industrial.  Property was previously

designated Industrial in the 1983 General Plan, but was re-designated AWOS with the 2008 General Plan Update.  The 2008

action included General Plan Policy AG/LU-40 which states:

“The properties known as the “Hess Vineyards” shall be designated Agriculture, Watershed & Open Space, but shall be

considered for re-designation to an Industrial designation if Flosden/Newell Road is ever extended North of Green Island

Road, through the property.”

Staff is requesting, by simple motion, that the Board initiate processing of the project because the proposal appears to meet the

initiation criteria listed in Board Resolution 05-173, which sets forth the procedures for accepting and processing General Plan

Amendments.  These criteria are addressed in the Background Section of this report.  If initiated, project processing will be

remanded to the Planning Division to commence review and work with the applicant on developing a complete application

package including analyzing the project’s potential to cause environmental impacts, and for consistency with the County

General Plan, Zoning Code, and applicable ordinances. Once staff has completed review the proposal will be scheduled for a

public hearings before the Planning Commission, Airport Land Use Commission and ultimately Board of Supervisors for final

action.
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PROCEDURAL REQUIREMENTS

1. Chair introduces item.

2. Followed by Staff presentation.

3. Applicant’s presentation.

4. Public comment.

5. Motion, second, discussion and vote on the item.

FISCAL & STRATEGIC PLAN IMPACT

Is there a Fiscal Impact? Yes
Is it currently budgeted? Yes
Where is it budgeted? Planning Subdivision: Applicant required to pay for all County

staff and materials costs.
Is it Mandatory or Discretionary? Discretionary
Discretionary Justification: Processing of application to be incorporated into PBES

Department work program as occurs with all private
development applications.

Is the general fund affected? No
Future fiscal impact: No impact anticipated.
Consequences if not approved: Application processing will not occur.
County Strategic Plan pillar addressed: Livable Economy for All
Additional Information: Click or tap here to enter text.

ENVIRONMENTAL IMPACT

ENVIRONMENTAL DETERMINATION: This action consists of initiating processing of a general plan amendment.  This

decision to initiate processing is not a 'project' as defined by 14 California Code of Regulation 15378 (c) (State CEQA

Guidelines), and accordingly, no CEQA review is required at this time. However, the general plan amendment and rezoning

will require environmental review which will commence once processing is initiated.

BACKGROUND AND DISCUSSION

Hess Collection is seeking to re-designate approximately 281 acres of AWOS designated property to Industrial.  Property was

previously designated Industrial in the 1983 General Plan, but was re-designated AWOS with the 2008 General Plan Update.

The 2008 action included General Plan Policy AG/LU-40 which states:

“The properties known as the “Hess Vineyards” shall be designated Agriculture, Watershed & Open Space, but shall be

considered for re-designation to an Industrial designation if Flosden/Newell Road is ever extended North of Green Island

Road, through the property.”

As shown in Figure AG/LU-1 of the 2008 General Plan, the properties referred to at that time as the “Hess Vineyards” include

three parcels: APN: 057-090-065, owned by Hess Collection Winery; APN: 057-090-066, owned by Kenneth and Gail Laird;

and APN: 057-090-067, owned by the Phillis N. Farr et al Trust.  The third (Farr) property is not a part of this application and is

not required for the connecting road from Newell to South Kelly.

Presently, the City of American Canyon is moving forward with the Watson Ranch Subdivision as well as an annexation of the

Watson Lane/Paoli Loop Road area located just south of the subject property.  These projects contemplate the extension of
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Newell Drive (formerly Flosden Road) to connect with State Route 29 at Green Island Road/Paoli Loop Road.  The conceptual

alignment of Newell Drive’s extension encroaches within the southern edge of the Hess Collection property.  Establishing a

new/expanded intersection at State Route 29 and Paoli Loop Road/Green Island Road has potential to result in significant

changes to traffic conditions on State Route 29.  Therefore, concept planning and possible implementation of an extension of

Newell Drive through the Hess Collection and Laird properties to connect with South Kelly Road appears to be warranted at

this time.  The applicant has expressed interest in the road extension through their property, and are requesting re-designation

of their property to Industrial as enabled by Policy AG/LU-40.  In concert with this General Plan Amendment and Rezoning,

the Board may wish to consider entering into a Development Agreement as a mechanism to address how the roadway will be

acquired for public purposes and constructed, and how sequencing of industrial development at the site would move forward.

Board of Supervisors Resolution 05-173, attached, establishes the criteria for processing general plan amendments.  The

resolution states, among other requirements, that the Board must first authorize the processing of any amendment application

after finding that the proposal complies with specific criteria. Resolution 05-0173 states that private parties may file

amendment applications only during the month of March.  This allows the Board to consider whether the workload associated

with processing of the application should be incorporated into the Planning, Building, and Environmental Services

Department's annual work program.

All County costs associated with processing both the general plan amendment, rezoning and any other associated applications

would be borne by the applicant.  Staff supports initiation of processing the amendment and rezoning in concert with formation

of a development agreement.

Relationship to Measure J

In 1990, the voters of Napa County passed Measure J amending the Napa County General Plan to establish voter-controlled

protections of certain agriculturally designated lands through 2020.  In 2008, voters approved Measure P extending Measure J’s

provisions to 2058.  Measure J’s provisions are referenced in the current General Plan (2008) under Policies AG/LU-111, and

AG/LU-112.

Although the subject property for this General Plan Amendment is presently designated for agricultural land use, Policies

AG/LU-111 & 112 do not apply because the subject property was designated Industrial at the time Measure J was adopted.

Measure J only applies to lands that were designated for agricultural land use in 1990 at the time of the voters’ action.  With the

adoption of the current General Plan in 2008 and 2009, numerous areas throughout the County were changed to agricultural

designations in order to more precisely align General Plan mapping with existing land uses.  These areas are not subject to

Measure J’s provisions, and are shown in General Plan Figure AG/LU-3.5.  The subject property is one of the properties shown

in the Figure.

General Plan Amendment Initiation Criteria

Board Resolution 05-173 sets forth that amendments will only be processed if the Board determines that the project meets the

following three resolution criteria:

Application Processing Criteria:

A. That the amendment is in the public interest and internally consistent with the Napa County General Plan;

Staff Comment:  Planning for the transportation needs and industrial land use needs within the southern portion of the County

is an ongoing task.  In 2008 when the General Plan was last updated, the subject property was re-designated to AWOS with

Policy AG/LU-40 that indicates re-designation back to Industrial should be considered if Newell Drive is extended through the

Property.  With City of American Canyon expansion currently under consideration for the Watson Lane and Paoli Loop Road

area, timing for considering this General Plan Amendment appears to currently be within the public interest.  The proposed

change is consistent with Policy AG/LU-40.

B.1. That a text amendment is site-specific to enable environmental evaluation;

Staff Comment:  See response is item B.2.  This amendment is primarily a map change, but it is possible that minor text

Napa County Printed on 4/4/2024Page 3 of 5

powered by Legistar™

http://www.legistar.com/


File #: 21-325, Version: 1

amendments will also occur if the project moves forward.

B.2. That a map amendment includes a development plan of sufficient detail to determine potential impacts on the site and

surrounding area;

Staff Comment:  The proposal meets this criterion.  A concept development plan is included with this proposal.  After

processing is initiated, staff will work with the applicant to detail a complete project scope to facilitate environmental impact

analysis and consistency review with the County General Plan, Zoning and other applicable regulations.  Staff is

recommending that a development agreement be prepared in concert with application processing.

And at least one of the following additional criteria:

B.3. If the amendment involves parcels within an urban area, the amendment should be designed to specifically increase the

availability of affordable housing within the designated urban areas of the County;

Staff Comment:  This finding is not being applied to this project.  The site is not presently designated as an urban area, but will

become an urban area if changed back to Industrial land use.  The project will have potential to increase demand for housing

and affordable housing.  However, housing in this location is in direct conflict with the operations of the Napa County Airport,

and the General Plan, Zoning, and Napa County Airport Land Use Compatibility Plan prohibit housing within this overall area.

As the project review move forward, housing demand will need to be addressed.  Therefore, the project would not currently

qualify for initiation criterion B.3, but may be addressed through the Development Agreement process.

B.4. The amendment will maintain availability of affordable housing, at least at the current level;

Staff Comment:  As noted for criterion B.3, the project may result in increased demand for affordable housing, and the site is

not an appropriate location for housing.  Therefore, the project would not currently qualify for initiation criterion B.3, but may

be addressed through the Development Agreement process.

B.5. If the amendment involves parcels in rural areas, the amendment should be specifically designed to enhance or promote

the long-term viability of agriculture or related industries;

Staff Comment:  The project will result in the conversion of existing agricultural land, including lands designated as Prime and

Statewide Significant Farmland to urban uses.  It is too earlier in project review to determine if the project will result in

enhancements or promotion of the long-term availability of agriculture.  However, it should be noted that existing industrial

uses within the southern portion of the County predominately consist of operations that directly support County agricultural

production.  As a component of future analysis, staff will address market demand for future industrial development.  However,

in relation to initiation criteria, this project does not qualify under criterion B.5.

B.6.  The amendment should either be specifically designed to promote the long term integrity of the County's agricultural,

watershed and open space lands, or, if dealing with areas designated for non-agricultural uses, to not impair the long term

integrity of the Agricultural Preserve and agricultural, watershed and open space lands;

Staff Comment:  See response B.5.

B.7. If the amendment involves a parcel within an urban designation, the amendment should promote the concentration of

growth in designated urban areas and not adversely impact traffic circulation or sewer and water facilities/services, or can show

that these services are adequate.

Staff Comment:  The proposed project appears to qualify for initiation under this criterion.  The project site is in an area that

presently is designated as rural, but was previously (1983 - 2008) designated for urban uses.  This general plan amendment is

not subject to voter approval under the provisions of 1990’s Measure J (and subsequent Measure P), because the site was

designated for urban uses of Measures J’s adoption.  Measure J sets forth that the citizens of Napa County must approve any

general plan amendment of agriculturally-designated areas that were so designated at the time.  This project area is also

adjacent to the existing County industrial park and the urban limit line for the City of American Canyon.  The amendment will

evaluate regional traffic circulation in the southern part of the County.  Extension of Newell Drive through the property may be

necessary to reduce the potential for adverse traffic impacts that could result from intersection improvements currently at State
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Route 29 and Green Island Road/Paoli Loop Road under consideration within the City of American Canyon’s urban limit line.

Subsequent Processing Steps

If the Board initiates application processing, the applicant would be directed to provide supplemental application materials,

including possibly filing a tentative subdivision map, development agreement and/or master use permit application to define

the scope of the entitlement.  Once supplemental application materials are submitted, a referral and comment process will

commence with internal divisions (Fire, Building, Engineering, Environmental Health, etc.) and with external agencies, most

notably the City of American Canyon.  The project site is located within both the water service and sewer service area

boundaries for the City of American Canyon.  Before the project can be declared complete for further processing, a 'will serve'

letter from the City of American Canyon is required demonstrating those agencies' ability to provide water and sewer service to

the project.

Once the completed application has been reviewed and a CEQA document prepared for public circulation, the project will be

scheduled for public hearings before the Planning Commission, Airport Land Use Commission, and Board of Supervisors.

Final action will occur before the Board of Supervisors.

Napa County Printed on 4/4/2024Page 5 of 5

powered by Legistar™

http://www.legistar.com/


  

 www.coxcastle.com Los Angeles | Orange County | San Francisco 

Cox, Castle & Nicholson LLP 
50 California Street, Suite 3200 
San Francisco, California  94111-4710 
P: 415.262.5100   F: 415.262.5199 

Clark Morrison 
415.262.5113 
cmorrison@coxcastle.com 

 

File No. 083860 

March 24, 2021 

VIA E-MAIL AND VIA MAIL 

Minh C. Tran 
County Executive Officer 
Napa County 
1195 Third Street, Suite 310  
Napa, CA 94559 

Re: The Hess Collection Winery and Laird Family Estate; Applications for General 
Plan Amendment and Rezone 

Dear Mr. Tran: 

We represent The Hess Collection Winery (“HCW”) in connection with the entitlement 
of its property located in the southern portion of unincorporated Napa County (the “County”) 
along Highway 29. On behalf of HCW, attached please find an application for a general plan 
amendment and rezoning to re-designate and rezone HCW’s property for industrial uses, as more 
fully described below. Additionally, as an accommodation for the adjacent property owned by 
Laird Family Estate (“Laird”), we are also including an application prepared by Steve Brock for 
a general plan amendment and rezoning to re-designate and rezone Laird’s property in a similar 
fashion (combined with HCW’s application, the “General Plan Amendments” and “Rezonings”).   

 
As shown in the enclosed materials, the property owned by HCW (the “HCW Property”) 

is comprised of approximately 241.1 acres of land (APN 057-090-065), and the property owned 
by Laird (the “Laird Property”) is comprised of approximately 38 acres of land (APN 057-090-
066).  In total, the HCW Property and the Laird Property (collectively, the “Properties”) include 
approximately 279.1 contiguous acres of land. 

 
Although under separate ownerships, the Properties are referred to collectively in the 

County’s general plan (the “General Plan”) as “Hess Vineyards.” (See County General Plan, 
Figure AG/LU-1, p. AG/LU-23, depicting the location of “Hess Vineyards” and including both 
the HCW Property and Laird Property). Prior to adoption of the current County General Plan on 
June 3, 2008, the Properties were designated “Industrial.” With the adoption of the current 
General Plan, however, the County re-designated the Properties to Agricultural, Watershed, and 
Open Space. (See County General Plan figure, “South County Industrial Areas,” p. AG/LU-53, 
noting that the Properties were “Industrial re-designated AWOS June 3, 2008”).   
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To facilitate the County’s and City of American Canyon’s long-term development plans, 
including but not limited to affordable housing goals and the Watson Ranch Project, HCW and 
Laird were asked to support the re-designation of the Properties under the 2008 General Plan. 
Clearly, any such re-designation, if permanent, would have resulted in a substantial devaluation 
of the Properties. Nevertheless, HCW and Laird agreed to support the re-designation to assist the 
County’s and City’s objectives with the clear understanding that the Properties would eventually 
revert to their “Industrial” designation when Newell Road was extended north of the then-
existing Green Island Road alignment in connection with the development of the Watson Ranch 
Project.   

 
Accordingly, the County adopted Policy AG/LU-40, pursuant to which the Properties are 

to be considered for re-designation to an “Industrial” designation if Flosden/Newell Road is 
extended north of the previously-proposed Green Island Road alignment (the “Newell 
Extension”). Further, the County provided that the Properties are specifically excluded from 
Measure J and Measure P. (See County General Plan figure AG/LU-3.5, “AR and AWOS Lands 
Not Subject to Measure J, p. AG/LU-71). 

 
As previously discussed in our letter dated December 29, 2020, that extension is now 

planned. In 2018, the City of American Canyon approved the Watson Ranch Specific Plan, 
which contemplates that the Newell Extension will proceed north along the eastern boundary of 
the Specific Plan, ultimately connecting to Highway 29 at Green Island Road. The section of 
right-of-way needed for the Newell Extension within the Watson Ranch Specific Plan area 
currently is the subject of ongoing proceedings to annex that portion of the roadway property to 
the boundaries of the City. However, the portion of the planned roadway extension located on 
the Properties is outside of the scope of those proceedings.    

 
As previously stated, HCW and/or Laird are willing to dedicate a portion of their 

properties for purposes of construction of the Newell Extension. This could be completed either 
as planned in the Watson Ranch Specific Plan, or as a north-south connector leading through the 
Properties to South Kelly Road (see conceptual site plans attached to this letter and application 
as Exhibit A), provided (i) the County re-designates the Properties to an “Industrial” designation 
and rezones the Properties for industrial uses as contemplated by County General Plan Policy 
AG/LU-40; and (ii) agreements are in place to provide the Properties with appropriate utilities 
and services to support such industrial uses. In our view, the proposed north-south alignment 
would provide significant benefits beyond those which would result from an east-west 
connection at Green Island Road, as it would provide for a true alternative route to Highway 29 
and help both the County and the City of American Canyon achieve the longstanding goals of 
improving traffic circulation in a heavily congested area.  

 
With respect to the rezonings, HCW and Laird request that the Properties be rezoned to 

the “General Industrial” zoning district under the County’s zoning ordinance, which is designed 
to accommodate and encourage general industrial development in the County. Re-designating 
and rezoning the Properties in this fashion will directly further the policies of the General Plan 
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and would be consistent with the County’s goal of developing the “South County Industrial 
Area” with compatible industrial uses.  

 
The General Plan Amendments and Rezonings meet the Board of Supervisor’s standards 

for processing General Plan Amendments, as outlined in Board Resolution No. 05-173. Pursuant 
to Section II.A of the Resolution, the General Plan Amendments and Rezonings are in the public 
interest and are internally consistent with the Napa County General Plan. As discussed above, re-
designating the Properties to allow for development of the Newell Extension will directly benefit 
the public by providing a much-needed alternative route to Highway 29. Further, the General 
Plan explicitly contemplates re-designating the Properties to an Industrial designation as part of 
the Newell Extension. The General Plan also anticipates industrial development in this area of 
the County and on the Properties specifically.  

 
The General Plan Amendments and Rezonings also satisfy Section II.B(2) of the 

Resolution. Attached as Exhibit A to this application is a conceptual site plan for the 
development of the Newell Extension through the Properties. HCW and Laird anticipate that, in 
conjunction with re-designating and rezoning the Properties, HCW, Laird and the County would 
enter into a development agreement to develop the Properties with up to 4.5 million square feet 
of industrial uses, which would include up to 1,250 employees, consistent with the General 
Industrial zoning district. This information provides sufficient detail to determine the potential 
impacts of the project on the site and surrounding area.  

 
Finally, the General Plan Amendments and Rezonings satisfy Section II.B(7) of the 

Resolution. The Properties are located in the South County Industrial Area, which has been 
identified by the County as an area suited for industrial development. Re-designating and 
rezoning the Property for industrials uses would be consistent with the General Plan and promote 
the concentration of growth in a designated urban area. By dedicating a portion of the Properties 
for the Newell Extension, the project would help the County improve traffic circulation in the 
area. The project is not expected to adversely impact sewer or water services. 

 
The General Plan Amendments and Rezonings are subject to the California 

Environmental Quality Act (“CEQA”); however, approval of the General Plan Amendments and 
Rezonings may be appropriately tiered off of the County’s General Plan Update Environmental 
Impact Report (“GP Update EIR”), certified by the County in June 2008.  The GP Update EIR 
analyzed the Properties under an industrial designation and converting to industrial uses. 
Accordingly, we believe the GP Update EIR may be relied upon to provide CEQA coverage for 
the proposed General Plan Amendments and Rezonings.   

 
We look forward to working with the County to implement the proposed General Plan 

Amendments and Rezonings. Please note that Steve Brock will be working with us on this 
project and will serve as an additional point of contact. Please do not hesitate to contact me 
(cmorrison@coxcastle.com) or Steve (steve@landvalueinvestment.com) if you have any 
questions. 

mailto:cmorrison@coxcastle.com
mailto:cmorrison@coxcastle.com
mailto:steve@landvalueinvestment.com
mailto:steve@landvalueinvestment.com
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 Sincerely, 
 

 
 

 
cc: David Morrison, Director of Planning, Building and Environmental Services 

Brian Bordona, Deputy Planning Director, Napa County 
John McDowell, Supervising Planner, Napa County 
William Ross, City Attorney, City of American Canyon 
Timothy Persson, The Hess Collection Winery 
Steve Brock 
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June 04, 2013 Napa County General Plan 

AG/LU–23 

AGRICULTURAL PRESERVATION 

AND LAND USE 

FIGURE AG/LU-1: HESS VINEYARDS LOCATION 

 
Source: Napa County 2007 



 

June 23, 2009 Napa County General Plan 

AG/LU–53 

AGRICULTURAL PRESERVATION 

AND LAND USE 

 

SOUTH COUNTY INDUSTRIAL AREAS 

 
Note:  See Figure AG/LU-3 on Page AG/LU-67 for the location of this area and the map legend. 



 

June 23, 2009 Napa County General Plan 

AG/LU–71 

AGRICULTURAL PRESERVATION 

AND LAND USE 

FIGURE AG/LU-3.5: AR AND AWOS LANDS NOT SUBJECT TO MEASURE J 

 



 

June 23, 2009 Napa County General Plan 

AG/LU–83 

AGRICULTURAL PRESERVATION 

AND LAND USE 

FIGURE AG/LU-5: CITY OF AMERICAN CANYON SOI & GROWTH BOUNDARY 
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