
 

City of St. Helena 

 Special Joint City Council and Planning 
Commission Meeting 

Tuesday, May 5, 2020 @ 6:00 PM 

                     

 

In accordance with Executive Orders N-25-20, N-29-20, and guidance from the California 
Department of Public Health on gatherings, remote public participation is allowed. We will 
address the Order in the following ways: Members of the public may not physically attend 
meetings. The Planning Commission meeting will be live-streamed on Comcast Channel 28 
and on the City’s website, barring technical difficulties. Those members of the public wishing 
to participate must do so remotely via Zoom electronic meetings in the following ways; by 
either logging onto the Zoom link located on the meeting agenda (please download the app to 
your computer or mobile device) and enter the meeting ID or by calling a listed number and 
enter the meeting ID. Public comment for Planning Commission meetings will be accepted via 
email to publiccomment@cityofsthelena.org. 

  

Please see the end of the agenda for detailed PUBLIC PARTICIPATION instructions. 

 

Please click the link below to join the webinar:  

https://zoom.us/j/91212952322 

  

Or iPhone one-tap :  

    US: +16699006833,,91212952322#  or +13462487799,,91212952322#  

Or Telephone: 

    Dial(for higher quality, dial a number based on your current location): 

        US: +1 669 900 6833  or +1 346 248 7799  or +1 312 626 6799  or +1 929 205 6099  or +1 253 
215 8782  or +1 301 715 8592 

  

    Webinar ID: 912 1295 2322 

  

    International numbers available: https://zoom.us/u/az6rAaHho 

  

PLEASE NOTE: Any person who wishes to speak regarding an item on the agenda or make a 
comment under the "Oral Communication" portion of the agenda may do so, but please 
observe the time limit of four minutes.  

Page 
 
1. CALL TO ORDER  
 
2. PLEDGE OF ALLEGIANCE  
 
3. ROLL CALL 

Mayor: Geoff Ellsworth, Vice Mayor: Paul Dohring, City Council Members: 
Anna Chouteau, David Knudsen and Mary Koberstein 

  

Chairperson: Lester Hardy, Vice Chair: John Ponte, Commissioners: Autumn 
Anderson, Daniel Hale and Bobbi Monnette  

 

 
4. PUBLIC FORUM:  
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Under California law, public comments at special meetings are limited to 
subjects on the agenda only. Therefore public comment will take place during 
consideration of the item. Each person’s comments shall be limited to 4 
minutes. 

 
5. NEW BUSINESS  
 
 5.1. Comprehensive Zoning Code Update-Stakeholder Engagement 

Discussion 

 

CEQA Determination: Not a Project 

Recommendation: 

No action is necessary.  
PC - Comprehensive Zoning Code Update-Stakeholder Engagement 
Discussion - Pdf 

7 - 61 

 
6. SCHEDULED MATTERS  
 
7. ADJOURNMENT 

The next regular City Council meeting is scheduled for May 12, 2020 and the 
next regular Planning Commission meeting is May 19, 2020, at 6:00 p.m.  

  

I do hereby certify that a copy of the foregoing agenda was posted on the 
City website on Friday, April 24, 2020.  

  

  

 
Maya DeRosa, Planning and Building Director 

  

In Compliance with the Americans with Disabilities Act, if you need special 
assistance to participate in this meeting, please call the City Clerk’s Office 
(707) 967-2792. Notification 72 hours prior to the meeting as required by 
Section 202 of the Americans with Disabilities Act will enable the City to 
make reasonable arrangements to ensure accessibility to this meeting 

 

  

 

 
 CHALLENGING DECISIONS OF CITY ENTITIES 

The time limit within which to commence any lawsuit or legal challenge to any 
quasi-adjudicative decision made by the City of St. Helena is governed by 
Section 1094.6 of the Code of Civil Procedure, unless a shorter limitation 
period is specified by any other provision, including without limitation 
Government Code section 65009 applicable to many land use and zoning 
decisions, Government Code section 66499.37 applicable to the Subdivision 
Map Act, and Public Resources Code section 21167 applicable to the 
California Environmental Quality Act (CEQA). Under Section 1094.6, any 
lawsuit or legal challenge to any quasi-adjudicative decision made by the City 
must be filed no later than the 90th day following the date on which such 
decision becomes final. Any lawsuit or legal challenge, which is not filed within 
that 90-day period, will be barred. Government Code section 65009 and 
66499.37, and Public Resources Code section 21167, impose shorter 
limitations periods and requirements, including timely service in addition to 
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filing. 

 

If a person wishes to challenge the above actions in court, they may be limited 
to raising only those issues they or someone else raised at the meeting 
described in this notice, or in written correspondence delivered to the City of 
St. Helena, at or prior to the meeting. In addition, judicial challenge may be 
limited or barred where the interested party has not sought and exhausted all 
available administrative remedies. 

 
 SUPPLEMENTAL MATERIAL RECEIVED AFTER THE POSTING OF THE 

AGENDA 

Any supplemental writings or documents distributed to a majority of the City 
Council regarding any item on this Agenda, after the posting of the Agenda, 
will be available for public review in the City Clerk’s Office located at 1480 Main 
Street, St. Helena, California, during normal business hours. In addition, such 
writings or documents will be made available on the City’s web site at 
https://sthelena.civicweb.net and will be available for public review at the 
respective meeting. 

  

THE CITY OF ST. HELENA ENCOURAGES ONLINE PUBLIC 
PARTICIPATION IN VIRTUAL PLANNING COMMISSION MEETINGS 

St. Helena, CA– The City of St. Helena is committed to public participation in 
City government in a manner that is consistent with guidance provided by the 
Napa County Public Health Official and Governor Newsom’s Executive Order 
N-25-20. These guidelines relate to social distancing, and are intended to 
protect everyone by limiting the spread of COVID-19 in our community. In 
adherence to these guidelines, the St. Helena Planning Commission will host a 
Virtual Commission Meeting on Zoom; a free teleconferencing tool that 
enables users to watch and/or call into the meeting from their computers or 
phones. This meeting will be open to public and allows for live public comment.  
The meeting will also be recorded, livestreamed, and posted on the City’s 
website after the adjournment of the meeting if technical difficulties occur: 
https://sthelena.civicweb.net/Portal/ 

 

The ZOOM web link, meeting ID, and phone number will be listed at the 
top of the Planning Commission Meeting Agenda. You will be required to 
enter the meeting ID, but there will be no password or participant ID.  

 

How to Watch or Listen to Planning Commission Meetings: 

 

1. Watch on Comcast Channel 28 
2. Watch the livestreaming video on the City’s website 
3. Watch and Listen on Zoom.us by clicking on the link in the Planning 

Commission Agenda 
4. Listen only by calling the Zoom number listed on the Planning 

Commission Agenda 
  

Watch Planning Commission Meeting by Joining the Zoom Meeting:  

1. By Computer, Tablet, or Smart Phone:  
a. Before joining the virtual Planning Commission Meeting, it is 

highly encouraged that you download the Zoom App. To sign up 
for your own free account, visit zoom.us/signup and enter your 
email address. You will receive an email from Zoom (no-
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reply@zoom.us). In this email, click Activate Account.  
b. If you are logged into your account, Enter the Meeting ID listed 

on the Planning Commission Agenda. If you have not created 
an account go to: https://zoom.us/join and enter the Meeting ID 

c. Select if you would like to connect audio and/or video and tap 
Join Meeting. 

d. For specific instructions for your device, go to:   
https://support.zoom.us/hc/en-us/articles/201362193-Joining-a-
Meeting 

2. Listen Only by Telephone: 
a.  Dial the number listed on the Planning Commission Agenda. 
b. At the prompt, enter the Meeting ID provided on the top of the 

Planning Commission Meeting Agenda and Press #. A 
participate ID is not required.  

c. To disconnect from the meeting, hang up the phone. 
Ways to Provide Public Comment: 

 While attending the virtual Planning Commission Meeting, the public will have 
the opportunity to provide live public comment during Public Forum and after 
each agenda item. When it is the appropriate time for public comment the 
Mayor will verbally open public comment. At this time each individual is 
permitted 4 minutes to speak.  

1. Send a Public Comment in Advance to 
publiccomment@cityofsthelena.org 
The easiest way to provide public comment is to email your public 
comment. Public comments may be emailed to 
publiccomment@cityofsthelena.org. Please include in the subject line 
“COMMENT TO PLANNING COMMISSION and the AGENDA ITEM”. 
Any public comment is required to be submitted no later than 1 hour 
before the scheduled meeting and will be included as an attachment to 
the agenda.  
  

2. Provide Comment through Zoom meeting from a computer, tablet, 
or smart phone 
This option allows the public to virtually attend the meeting as a muted 
‘attendee’ with no video or screen sharing capabilities. You will be able 
to see and hear those participating in the meeting, but they will not be 
able to hear you until the host unmutes you. 
If you wish to provide public comment during a specific agenda item or 
during public forum, you can use the “raise hand” feature located in 
the control panel at the bottom of your screen. The icon is a small blue 
hand. In Windows you can also use the Alt+Y keyboard shortcut to 
raise or lower your hand. In Mac you can also use the Option+Y 
keyboard shortcut to raise or lower your hand.  
The host will be notified that you've raised your hand and you will be 
placed in a queue with all incoming requests. 
When it is your turn to speak, you will be notified that the host has 
unmuted you. To be removed from the queue, just click the ‘raise 
hand’ button again.  
  

3. Call in to the ZOOM meeting from a cell phone or landline phone 
only 
This option allows the member of the public with the opportunity to 
verbally participate in public comment.  
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If you wish to speak during public comment time dial *9 on your telephone.  

  

The host will be notified that you would like to speak and you will be placed in 
a queue with all incoming requests. 

  

When it is your turn to speak, you will be notified that the host has unmuted 
you.  You may press *9 again if you wish to be removed from the queue. 

  

You will be notified at the end of your statement that you have been muted.  

 

Page 5 of 61



Page 6 of 61



 

 

 
 

PLANNING COMMISSION REPORT 

Planning Commission Meeting of  May 5, 2020 
 

 
 
SUBJECT: Comprehensive Zoning Code Update-Stakeholder Engagement Discussion 
 
REVIEWED BY: Maya DeRosa, Planning & Building Director 
 
APPROVED BY: Mark T. Prestwich, City Manager 
 
 
APPLICATION FILED:  
 
LOCATION OF PROPERTY: Citywide 
 
GENERAL PLAN/ZONING: Citywide 
 
APPLICANT: City of St. Helena  
 
BACKGROUND 

ThePlan. General new aadoptedHelenaSt.of City the2019, JuneOn
comprehensive update to the 1993 General Plan included a number of implementation 
actions which indicated a new zoning ordinance would be needed to bring the zoning 
into compliance with the new General Plan. Following the adoption of the new General 
Plan the City prepared a Request for Proposals (RFP) to engage a planning consultant 
to lead a comprehensive update to the antiquated zoning code. After conducting 
interviews, the City initiated a contract with Lisa Wise Consulting based on their strong 
experience preparing comprehensive zoning codes and the project was officially kicked 
off in December 2019. 
  
Additionally, in 2018, prior to the adoption of the General Plan, City staff began an 
effort to draft design guidelines and significant work was accomplished in house but 
not completed.  

 
ANALYSIS 
Stakeholder Interviews 
  
At series of stakeholder interviews were held between February 19th and March 4th, 
2020, at the Carnegie Building in addition to two phone interviews. The stakeholders 

Agenda Item #5.1.
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were placed into the following groups for interviews with City staff and the consultant.  
The groups included local organizations, property owners, architects, business owners, 
community leaders, Planning Commissioners and City Council members. A list of the 
participants is included in Attachment A.  
  
  
Key Issues Identified 
  
The consultant has prepared a summary memo of some of the feedback received 
during the interviews (Attachment A). The memo is not intended to list all comments in 
their entirety but rather convey a variety of the concerns, issues and experiences with 
the existing zoning code. Some highlights of the feedback in the memo include: 
  

• Discretionary Review Process: there is a lack of predictability for applicants 
• Housing: there is a need for more creative housing types, density and strategic 

infill 
• CharacterNeighborhood withof out are rebuilds context new : residential 

neighborhood scale and mass; floor area ratio (FAR) should be reduced; design 
review findings are unclear. 

• Downtown: the list of permitted uses in the downtown should be expanded to 
create economic stimulus 

• Format: the current use based format of the code should be maintained instead 
of switching to a form based code 

  
  

Design Guidelines Timing Options 
  

In the stakeholder interviews, it was evident that the community desires a Design 
Guidelines developmentnewproducesanddocument clarifies that expectations
respectful of the current character. In Table 1 on the  following page, three options are 
presented for consideration relating to how and when the City could accomplish the 
completion of design guidelines. It is recommended that the guidelines be drafted in 
tandem with the Code,(Option #2)  and completed ideally around the same time as the 
Code.  
  
The work would involve editing down the guidelines, creatinga graphically consistent set 
of figures to fully illustrate the guidelines, and inserting all content into a new document 
template. Additional public outreach is needed to ensure there is community support 
prior to adoption. This scope of work is not part of the contract with Lisa Wise 
Consulting but to produce the quality document that the City needs and deserves, a 
planning consultant is recommended. Lisa Wise Consulting has the expertise to assist 
with this effort and a general cost estimate is included in Table 1 on the following page. 
If the Design Guidelines work effort took place concurrent with the code update, it would 
still require a project manager from the City to oversee the project. Staff capacity is 
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limited to take on this effort currently but recommends a local planning consultant 
familiar with the City be hired in the role as Design Guidelines project manager. 
  
Table 1 -Comparison of Design Guidelines Implementation Options 
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Next Steps and Public Participation 
  
Please see Attachment 2, Project Schedule, for a listing of the timeline for completion 
of various tasks related to the zoning code update.  The next key milestones for 
completion includes drafting of the zoning district regulations, citywide standards and 
administration and permits. For each of these milestones, there will be a public Open 
House followed by a Planning Commission work session with the public so further 
feedback can be received on the recommendations. In some cases such as parts of 
the code relating to housing, follow up stakeholder interviews may be necessary for 
feedback on draft code prior to public review. After a draft of the complete code is 
compiled, it will be released for public review and there will be an additional open 
house/Planning Commission work session to receive comment on the document 
before a revised draft is presented for adoption. The city has also created an email 
blast list for interested stakeholders so they can easily receive project updates and 
communications related to future events. The City’s goal throughout the process is to 
have frequent and informative public engagement. For further details please also refer 
to the Public Engagement Plan (Attachment 3).  The City will in the coming weeks go 
live with a website for this project where the community can follow progress, read past 
reports and find out about upcoming meetings and how to participate.  
  

  
 
STAFF RECOMMENDATION 
No action is necessary. 
 
ATTACHMENTS 
Attachment 1 LWC_St. Helena_Stakeholder Interview Memo_041520 
Attachment 2 LWC_St. Helena_Schedule_041520 (002) 
Attachment 3 LWC_St. Helena_Zoning Code Update_Public Outreach 
Program_041620 
Attachment 4- LWC_St Helena_GP Zoning Implementation Matrix_03042020_XG 
LWC_St. Helena Joint CCPC_Draft_043020_public version 
Public Comment_(Belt) 
Public Comment_2(Stuart) 
Public Comment_3(UpValley) 
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MEMO 
To:   Maya DeRosa, Planning and Building Director, City of St. Helena  

From:   Monica Szydlik, LWC, Inc. 

Date:   April 15, 2020 

Subject:  St. Helena Zoning Code Update: Stakeholder Interview Summary Memo 

 

As the first step in community outreach for the St. Helena Zoning Code update project, LWC conducted 
a series of one-on-one and small-group interviews with a total of 33 individual stakeholders between 
February 19 and March 4, 2020. Most interviews were conducted at the Carnegie Library during 
business hours, with two interviews conducted over the phone. Interviewees included local 
businessowners, architects, civic leaders, developers, and appointed and elected officials. 

The interviews were the first step in understanding the range of issues to be addressed during the 
Zoning Code update, with the goal of gathering insight and perspective from a variety of code-users 
and decision-makers. LWC introduced its role in the project and inquired about the interviewees’ 
background, experience with the existing code, thoughts about challenges and issues of concern, 
desired outcomes of the project, and recommendations about how the Code can be improved. Below 
is a summary of feedback received.  

SUMMARY 
Stakeholders generally agreed that the Zoning Code is often an obstacle to development. While 
stakeholders took issue with many parts of the Code, the overriding concern was that the City’s 
decision-making process is not aligned with the Code’s language. Stakeholders identified a need for 
new language that matches the City’s vision and for the City’s design and procedural expectations to 
be clearer to applicants. The general sentiment was that the Code needs to be more sensitive to the 
diversity and uniqueness of St. Helena. Some said it is important that the Code not be a “cookie cutter” 
code, but rather developed specifically for St. Helena.  

While these issues stood out as the overriding concerns of the whole group of stakeholders, a 
summary of comments, concerns, and suggestions are grouped by topic below. 

Discretionary Review  

Discretionary review was a major cause for concern among stakeholders. Interviewees focused on a 
lack of predictability not just for developers but also for neighbors, leading to objections on the part 
of the community. Interviewees articulated a need for a code that provides certainty and predictability 
for applicants and the community. In discussing problems with subjectivity in the Code, stakeholders 
explained that the Code leaves too many decisions up to the discretion of the Council and Commission, 
which also overwhelms staff. Interviewees observed that the Planning Commission may not be best 
suited to regulating interests of property owners and neighbors and that there is a need for objective 
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983 OSOS STREET, SAN LUIS OBISPO, CA 93401 | (805) 595 1345 | LISAWISECONSULTING.COM |2 

measures and block-by-block design guidelines that are clear and that limit discretion. As one 
stakeholder put it, “Everyone is wasting time and money when wanting to make improvements to 
their properties because it’s a gamble with the City.” 

Specifically, the low threshold for design review was called 
out as problematic: interviewees mentioned needing to 
go to the Planning Commission for deck addition, 
accessory structures like restrooms and outdoor 
kitchens 1  and all new single-family residential projects. 
Participants also noted that the ambiguity of the 14 design 
review findings in the Code is problematic. As one 
interviewee put it, “One design review criterion is ‘fit nicely 
within surroundings.’ We need to put some structure into 
the notion of compatibility.”  

Many interviewees mentioned that the problem is exacerbated by the absence of a Design Review 
Board or committee as well as the absence of a Design Guidelines document. They noted that since 
the Design Review Board was eliminated, more projects have become discretionary. One noted that 
for design review of single-family residential development, the goal is that the “look and feel of things” 
isn’t changing too dramatically and that there is some predictability to the process. While some 
participants urged the City’s use of objective design and development standards to keep houses 
smaller and to make compliance is easy to evaluate, many participants also identified a need for a 
separate companion Design Guidelines document. Such a document would help applicants and the 
City reviewers understand the scope of design review, clarify its purpose, help the Commission 
interpret the criteria and evaluate projects, and to ensure that the Commission does not overstep its 
discretion. 

Lastly, one stakeholder underscored the need to ensure that design review standards are consistent 
with SB330, noting that it is unclear whether there can be a single set of standards, or whether there 
needs to be a set for new construction and one for remodels/additions.  

Housing 

Stakeholders universally acknowledged that there is a need for affordable and workforce housing in 
St. Helena, that there are a host of challenges in meeting this need, and that the Zoning Code must 
include the necessary components to meet it. Interviewees discussed the importance of sustaining 
community life in all income strata and providing a range of housing types, including single-family, 
multi-family, ADUs, and live/work spaces. Participants noted that St. Helena currently segregates 
people economically, with almost all of the city’s affordable housing concentrated in few locations, 
and that businessowners’ employees are having a hard time finding a place to live in St. Helena. 

 

 
1 Stakeholder noted that in Orinda, anything under 1,000 square feet is handled at staff-level. 

 “There is too much uncertainty in 
the Code and that is what is 
preventing the market forces from 
developing in the city. Uncertainty 
is the enemy of investment.”  
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Stakeholders noted that although the General Plan does not include helpful data or direction on these 
issues, the Housing Element does, and is a good place to start. 

Specific Housing-Related Issues 

Challenges identified by interviewees included local trends and attitudes as well as the Code itself. 
Interviewees noted that multi-family and affordable housing is essential to the community, but the 
form and density ranges of high-density and medium-density residential development is contentious 
within the community. Other problems include house-flipping, second homes, and the fact that ADUs 
will not necessarily add to the housing stock, at least over the near term.  

Looking at the existing General Plan Land Use and Zoning maps, interviewees argued that the 
community’s notion of where housing and ag uses should go is outdated, and that areas that are 
currently ag and vineyard are good spots for affordable and workforce housing. Some noted that on-

site workforce housing should be required where there are 
ag uses, and that the Code should further explore ways to 
support this, by, for example, taxing new development to 
subsidize workforce housing. Some noted that the City 
should find a way to ensure that that properties will be 
developed as rental units as opposed to for-sale units. 

There was some discussion of challenges related to the 
“alternative equivalent” option. This is the City’s effort to help 
achieve the workforce housing needed to balance large 

commercial operations by allowing property owners to either donate land for affordable housing to 
be built; build the affordable housing elsewhere themselves; or pay a fee. Stakeholders noted that a 
recent application of this option did not achieve the desired effect of furthering affordable housing 
opportunities in the city. Another problem is that since this option is buried in the housing trust fund 
chapter of the code, people are not aware of it. 

In terms of specific standards and regulations, some interviewees noted that the 5 to 16 du/ac range 
can be difficult to achieve on small lots, and also that the combined townhome, condominium, 
multifamily zoning standards are convoluted and restrictive to infill development. They also noted 
that the in-lieu fee structure, affordable housing requirements, and density bonuses all lack clarity.  

Potential Solutions to Housing-Related Issues 

To address affordable and workforce housing needs, one stakeholder suggested that the inclusionary 
housing ordinance be updated to specifically address workforce housing needs, with changes based 
on a nexus study connecting employment uses with housing needs1. One stakeholder argued that to 
make it worthwhile to build in the city at market rate with an impactful level of low-income and very 
low-income housing, a project would require a minimum of 50 units, and there are very few parcels 

 

 
1 Stakeholder referenced Yountville’s policy language about housing with hotel development, which effectively 
incentivizes housing though allowing hotels. 

 “The zoning designations are 
convoluted. There is no clear 
difference between medium 
and high density residential.”  
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in St. Helena that can accommodate this type of 
development. Suggestions included incentives written into 
the Code to provide market rate developers a path to 
building deed-restricted housing under $1,000,000, 
facilitated by zoning standards, fee reductions and pre-sales. 
Some stakeholders also suggested creating a program 
modeled after one in Aspen.1  

In terms of specific development standards, stakeholders 
generally stressed the need to sensitively up-zone 
residential densities throughout the city, supporting the 
General Plan’s density ranges while being responsive to the various challenges of infill development. 
One interviewee argued that there is no need for Low Density areas to be low density at all. Other 
suggestions included developing a workforce housing overlay, facilitating co-housing, and opening up 
the City more to short-term rentals. It was suggested that the short-term rental ordinance be revised 
to include more specific criteria, perhaps through a merit-base “scorecard.” Some stakeholders 
encouraged using the City’s under-utilized Small Lot Standards, suggesting that the requirement for a 
use permit be removed, and that the specific standards be revisited (e.g., facilitate the splitting of lots).  

One stakeholder saw a need to limit the size of houses in the ag areas, noting that the Woodlands and 
Watersheds land use designation was intended to support large homes, but that that without a size 
limit, ag areas are instead supporting the market for large, high-end residential homes. Limiting home 
size in ag areas may therefore preserve these areas for smaller, affordable and workforce housing, 
with the Woodland and Watersheds area supporting larger houses as was originally intended.   

In terms of locations, stakeholder suggestions for affordable and workforce housing included Pope 
Street between the college and the Railroad as well as the west side of town along and near the Spring 
Street corridor. 

Some Specific Recommendations 

Specific housing-related changes to Code standards and regulations offered by stakeholders included 
the following:  

• Permit residential on the Public parcels at the south end of College Ave, to support the 
Montessori school’s intention to provide teacher housing. 

• Permit housing on the Catholic school site. 

• Permit housing on the parcels bound by Railroad Ave, Fulton Ln, and the Railroad tracks. 

• Permit housing on some of the industrial sites along the creek/in the flood zone  

 

 
1 The Aspen, CO program allows developers to receive affordable housing credits in exchange selling affordable 
units to the City’s housing authority. The developers are then able to sell those credits. 

 “Infill is challenging. We need 
a set of infill criteria that is 
responsive to lot size. The code 
should facilitate multi-family 
infill development on the 
range of parcel sizes in town.”  
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• Although it is not identified as a change area in the General Plan or a housing site in the 
Housing Element, permit housing on industrial site at south end of N Crane Ave.  

• Evaluate appropriate densities throughout the city’s established neighborhoods based on lot 
size, desire to preserve the area’s character, and existing non-conformities. 

Neighborhood Character 

Much of the discussion during the interviews addressed the 
desire to ensure the preservation of existing “neighborhood 
character” and vibrancy while also meeting the community’s 
needs for housing and allowing flexibility in design. Interviewees 
had varying views on how to define the character-defining 
elements of St. Helena. Some questioned the usefulness of the 
General Plan’s 23 character areas, noting that they are generally 
defined by age of structure (e.g., the subdivision and 
development of a large lot at one time), and that the community 
may not want to “lock in” any particular character or style.  

Specifically, the proposal for a new two-story home at 1443 Stockton Street was a major discussion 
point. Stakeholders noted that while the proposal met all development standards and was half of the 
square footage permitted by-right in the Code, it was subject to Design Review as a scrape-and-replace 
project, and that its denial, based on “not fitting in with neighborhood character and immediate 
surroundings,” felt too subjective. Specific issues that may have led to greater predictability included 
height, massing, the pool area, the existing non-conforming side setbacks, and a clear definition of 
“immediate surroundings”.  

Interviewees discussed the fact that, in general, neighbors do not support small houses being 
demolished and replaced with large houses, even though this is allowed in the Code, and that the  
Planning Commission’s support for the community’s vision makes the Code even more problematic. 
People felt that too many projects are going to Commission and too much litigation is resulting, 
creating a process is unfair and frustrating to applicants. 

Interviewees also noted that the Code update should revisit how to address historical sites. One 
stakeholder noted that St. Helena has had difficulty in preserving its historical sites, and that although 
the City does not have an historical commission, the Historical Society should be called upon to weigh 

in on issues. One stakeholder argued that there should be a survey 
of the historic districts to identify specific structures, because 
evaluations for any remodel are all currently case-by-case basis.  

Lastly, a few stakeholders referenced the City’s work on 
documenting neighborhood characteristics and drafting design 
guidelines, which, if completed, could be helpful in guiding design 
and review. Referencing the Code’s findings for “fits the 
neighborhood character,” one code-user argued that guidelines to 
illustrate the intent would be helpful. While a few stakeholders 
noted that style was important (e.g., some areas should stay as barn-

 “My neighborhood is 
consistent with garages 
in the back. I think the 
Code should regulate 
that kind of thing.” 

 “The challenge will be to 
keep these neighborhoods 
intact while also keeping 
up with the 21st Century in 
terms of development 
types, trends, and needs.”  
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style, wood sided “ag design,”), most  expressed the view that the issue is not one of architectural style, 
but rather, building massing, engaging the street, architectural details, the façade/public realm, and 
“generally doing a good job with the architectural style you’re starting from.” 

Downtown and Corridors 

Downtown featured largely in discussions of the character 
and community life of St. Helena; specifically, the goal of 
being a “local-serving” downtown while also attracting 
visitors and tourists.  While some felt that this distinction 
is no longer helpful in the “Amazon world,” stakeholders 
acknowledged that the City struggles to approve projects 
as it tries to remain local-serving. While clothing and 
jewelry currently dominate the Downtown retail 
landscape, stakeholders argued that the Code should 
facilitate a diversity of uses, including industrial arts (as 
long as there is some retail component); some high-end 
formula businesses (retail, but not restaurants), and hotels, as long as they’re centrally located and 
walkable. Interviewees felt that although St. Helena does not want to be defined by tourism, it is and 
should continue to be known for high-end retail. One participant felt that the prevention of formula 
businesses is hurting the downtown, and that as long as the City can control the signage and design 
of the exterior, and limit the usable floor space, these businesses should be welcome in the Downtown. 

While there is resistance to new hotel development from the community, one stakeholder suggested 
that this may be because the Code does not provide enough of an indication of what the hotel would 
look like, and that if there were more clarity on the required form and design, the community would 
be more open to new hotels. 

Downtown Activity and Streetlife 

Stakeholders generally felt that keeping retail spaces leased is integral to maintaining an active 
community life on Main Street. Interviewees cited the fact that rents on Main Street are not consistent 
as part of the reason that some retail uses are disappearing and being replaced by real estate agencies 
and offices. People also argued that the uses permitted in the Central Business District should be 
expanded, and that the requirements and costs for use permits be eased. Some noted that pop-ups 
have been helpful in reducing risk for owners of retail spaces. Generally, stakeholders advised that 
the Code should thoughtfully reflect recent trends in businesses types as well as the types that the 
City would like to encourage.    

Stakeholders were generally accepting of traffic on Main Street, as it is an indication of economic 
health Downtown. Some argued that parking should not be taken off Main Street, or at least not until 
there is alternative parking provided nearby. One participant encouraged more parking and/or a 
parking structure for the Central Business District. Stakeholders also generally agreed that the focus 
of streetlife and activity should be confined to the Downtown only, with the bridge remaining a barrier. 

  

 “St. Helena is a “real” town – 
charming and old, not a 
fabricated town built all at once. 
People love the old buildings and 
streetscape, and this authenticity 
of place should be protected and 
preserved.” 
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Corridors 

Looking at access to and within the City, some stakeholders referenced tabled plans for a 
comprehensive circulation network intended to reduce congestion by connecting roads on both side 
of Main Street. These plans also included rebuilding the Pope Street bridge and further enhancing 
connectivity across the creek to relieve pressure on Pope Street. Stakeholders cited the lack of 
following through on these plans as contributing to the City’s challenges to building housing, with 
existing thoroughfares are left to support new traffic.  

Many stakeholders saw challenges in creating the desired environment outside of the Downtown, 
including Main Street south of the bridge and side streets off Main. One interviewee noted that Service 
Commercial is “by far the hardest zone” to interpret and is poorly written, with development standards 
that are not sensitive to the lot forms and lot frontages. One stakeholder called for better maintenance 
and site standards south of the bridge, and several suggested that the Code reflect walkability needed 
along these corridors, with continuous sidewalks, pedestrian routes that complement a system of 
parks and parklet, and other streetscape improvements such as bike lanes and parking. 

Uses and Related Regulations 

In general, stakeholders felt that the Code is too restrictive with uses and requires too many 
Conditional Use Permits. Participants argued that CUP standards are hard to understand, unhelpful, 
and not reflective of contemporary uses. For example, stakeholders noted that regulations for home 
occupations should be more flexible/permissive (while the rationale for limiting home occupations 
was originally noise and traffic, that is not an issue with contemporary home offices). Some identified 
a need to clarify regulations for short-term vs. vacation rentals, and to establish uses for specialty 
foods, artisan shops, and other uses that have been successfully tested out as a pop-ups. Stakeholders 
noted that permitting more uses by-right would economically stimulate downtown and the service 
commercial sector. One stakeholder also noted that the lists of uses need to be simplified with 
ancillary subcategories crossed out.    

Some interviewees indicated that performance standards 
specific to uses warrant upgrading. They argued that 
these should acknowledge wineries’ and other ag uses’ 
impacts related to noise, chemicals, and water. In addition, 
stakeholders noted some performance standard issues 
related to the industrial uses close to residential 
development, including noise and lighting. Participants 
also advised that the City figure out though the Code 
update process exactly how sensitive to be to the issues 
of proximity of wine establishments to schools. 

One stakeholder noted that Industrial land should be preserved or even expanded, as there is a need 
for space designated for industrial use only. Also mentioned was a need for cell towers, repeaters, 
generators, pre-fab, and solar to appear on lists of permitted uses and to be regulated, so that it 
becomes easier, more streamlined, predictable to incorporate these uses. 

 “The permitted uses and 
conditional uses are counter-
intuitive to this goal of being 
local- serving. Conditional uses 
are expensive and permitted 
uses are limited.” 
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In terms of the agricultural areas, one stakeholder felt that St. Helena needs to consider designating 
an “ag depot” areas for agricultural supply uses, to keep these uses in town. Another explained that 
by changing the definition of “winery” ten years ago, the County has made “winery destinations” all 
over, and that St. Helena should be careful not to do the same. 

Many stakeholders also felt that the Code should better address non-conforming uses, which are 
currently “caught in limbo.” They cited a need for the Code to avoid creating new non-conformities 
and for property owners to able to upgrade their properties without being limited by zoning. 

Format, Organization, and Clarity 

All stakeholder interviews included some discussion of the overall format and organization of the 
Code document. In general, stakeholders felt that the current document is easy to navigate and 
recommended retaining the current use-based format over switching to a form-based code. 
Stakeholders concurred, however, that the Code should be illustrated to help users visualize 
standards and concepts. Some stakeholders also noted that the Code must address the 12 General 
Plan Change Areas identified in the Land Use and Growth Management element of the General Plan 
(pages 2-21 to 2-23) as well as the Implementation Actions listed at the end of each General Plan 
element. Lastly, one stakeholder noted that the document should be gender-neutral, cognizant of 
LGBTQ community, and written in “plain English” that limits jargon. 

Specific Revisions and Clarifications  

In general, stakeholders identified a need to ensure that the Code’s development standards, 
definitions, and rules of measurement are sensitive to the physical conditions and specific challenges 
in St. Helena and are coordinated to achieve the development the community desires. Specific 
recommendations are summarized below: 

• Setbacks. Stakeholders identified a need to establish consistent setbacks for conditioned and 
unconditioned accessory buildings; to ensure that minimum lot sizes work with required 
setbacks for ADUs and accessory buildings; and ensure that adjoining setbacks on and 
adjacent to corner lots are consistent and harmonious. 

• Fences/Hedges. One stakeholder felt that hedges are too tall and should be limited in height 
to the maximum fence height. Another suggested that that along the side setback, a solid 
eight-foot fence should be permitted. 

• Line of sight. One stakeholder identified inconsistencies between the Code and other City 
policies for setbacks on corners for foliage for line-of-sight. 

• Size/Massing/FAR. Many stakeholders offered input on ways to control size and mass. 
Comments included: limit the allowable square footage of ADUs; regulate FAR on a sliding 
scale based on lot size; and reduce FAR for residential development. 

• Rules of Measurement. Stakeholders noted that the current Code’s rules of measurement 
for building height force tall, skinny boxes and rules of measurement for floor area force walls 
that are too thin.  
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• Definitions. Stakeholders noted that some definitions should be re-thought and clarified, 
such as Flag (easement vs. right-of-way) and FAR (whether to include covered porches, 
garages, and other accessory buildings). 

Other Elements to Add or Clarify 

Some stakeholders identified other sections that should be added to or clarified within the Code. 
Recommendations for additions included standards for illuminated signs, a fireplace ordinance, and 
noise pollution standards. Recommendations for clarifications included the Growth Management 
System (“needs to be thought through and rewritten”); Fractional ownership (“should be 
clarified/streamlined”); where money from In-lieu fees goes; and exemptions for permitted acreage in 
the Ag-20 district.  
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INTERVIEWEES
Bonnie Thoreen, St. Helena Historical Society 

Mary Stephenson, Our Town St. Helena member 
and housing advocate  

Matthew Heil, St. Helena Montessori, former 
Planning Commissioner 

Jeff Feeney, commercial real estate broker 

Tom Trainor, Trainor Builders 

Antonio Castellucci, property owner 

Joe McGrath, architect 

Sasha Janev, architect 

Charles Covell, architect 

Tom Faherty, architect 

Lilly Bianco, historic preservation consultant 

Kevin Buchholtz, businessowner 

Ahren Trumble, businessowner 

Joel Gott, businessowner 

Greg Desmond, land use consultant, former 
Planning Director 

Peter White, Monstessori board, real estate and 
construction, former councilmember and 
commissioner 

Lorraine Stewart, Napa Valley Community 
Foundation 

Oliver Caldwell, art dealer 

Victoria Bradshaw, resident 

Anne Cottrell, resident, General Plan Steering 
Committee member 

Alan Galbraith, former Mayor 

Anthony Micheli, general contractor 

Bonnie Long, retired City Manager 

Daniel Hale, Planning Commissioner 

Autumn Anderson, Planning Commissioner 

Bobbi Monnette, Planning Commissioner 

 John Ponte, Planning Commissioner 

Lester Hardy, Planning Commission Chair 

Anna Chouteau, Councilmember 

Mary Koberstein, Councilmember 

David Knudsen, Councilmember 

Geoff Ellsworth, Mayor 

Paul Dohring, Vice Mayor and real estate lawyer  
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City of St. Helena Zoning Code Update 

Public Outreach Program 
prepared by Lisa Wise Consulting, Inc. 

April 2020 

 

An effective public participation program creates confidence in the planning process, promotes 
broad-based understanding, and reflects the voice and opinions of the community. An interactive 
relationship among City staff, stakeholders, technical experts, decision-makers, the community as a 
whole, and the consultant are all components of a successful planning process.  

Community participation throughout the process will be key to helping the St. Helena Zoning Code 
Update run smoothly and successfully. The following describes the strategy that Lisa Wise 
Consulting, Inc. (LWC) will undertake throughout the process. This participation strategy includes a 
multi-faceted approach to involve a broad constituency of the City’s population and interests and 
obtain quality feedback. 

While this public participation program outlines the format and approach for all intended outreach 
activities, it is important to remain flexible and allow for redirection and variations of the approach 
and activities as the process evolves. This will allow the Project Team to learn from the community 
and customize the outreach program and meetings to optimize their effectiveness. 

PROGRAM COMPONENTS 
The intent, format, timing, and responsibilities of each component of the Public Outreach Program 
are described in the following pages. 
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Stakeholder Interviews 
One-on-one and small group interviews with stakeholders are an important and effective way to 
gather information and perspective, since people can be more candid interfacing in a small group. 
Interviewers can ask about major issues of concern, deal-breakers, desirables, and the political 
factors that may come into play, in order to discover the most critical issues for the City.  

LWC will prepare a series of questions for use during the day-long interview of stakeholders. 
Questions will be focused on identifying strengths, weaknesses, and possible changes to the current 
Code provisions that stakeholders would like to see as part of the Update.  
 

 

Public Events (Open Houses and Study Sessions) 
Up to five events will be conducted throughout the Code Update process to hear community issues 
and priorities and seek community input on draft policies, regulations, and implementation 
strategies. These events may take the form of open houses, workshops, and/or study sessions with 
decisions-making bodies, such as the Planning Commission and/or City Council. These events are 
also an opportunity to provide public education on complex land use issues and concepts and 
changes proposed to the Zoning Code.  

Regardless of the format of the event, each will allow community members the opportunity to view 
materials, interact with the Project Team, and engage in discussions about the Code Update. The 
events listed below are proposed at key points in the planning process to gather comments and 
feedback on preliminary sets of draft recommendations and changes. 

• Event #1: Joint PC/CC Study Session. At a joint session of the Planning Commission and City 
Council, the planning team will provide a brief introduction to the project, present project 
objectives, present what the team heard at the stakeholder interviews, and describe the 
general approach to the update. The planning team will also hear initial issues, concerns, and 
priorities of the decision-making bodies.  

Timing 

• Date: February/March 2020 

Responsibilities 

• Code User Identification: City (interviewees may include property owners, 
developers, architects, community leaders, decision-makers, business owners, 
local interest groups, and others with an interest in the Zoning Code) 

• Interview Coordination: City 
• Interview Materials: LWC 
• Conduct Interviews: LWC 
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• Event #2: Open House and PC Study Session on Recommendations Memo and 
Annotated Outline. A study session will be held at a regularly scheduled Planning 
Commission meeting to review and solicit input on the Recommendations Memo and 
Annotated Outline. Prior to the meeting, the planning team will hold an informal “open house” 
to allow community members to view materials on easels, interact with the Project Team, ask 
questions about the process and scope of the project, and have detailed discussions about 
the material presented. In lieu of an in-person event, the planning team may post meeting 
materials online ahead of the meeting. 

• Event #3: PC Open House and PC Study Session on Zoning District Regulations. A study 
session will be held at a regularly scheduled Planning Commission meeting to review and 
solicit input on the Draft Zoning District Regulations. Prior to the meeting, the planning team 
hold an informal “open house” to allow community members to view materials on easels, 
interact with the Project Team, ask questions about the process and scope of the project, and 
have detailed discussions about the material presented. In lieu of an in-person event, the 
planning team may post meeting materials online ahead of the meeting. 

• Event #4: Open House and PC Study Session on Citywide Standards and Administration 
and Procedures. A study session will be held at a regularly scheduled Planning Commission 
meeting to review and solicit input on the Draft Citywide Standards and on the Draft 
Administration and Procedures sections of the Updated Code. Prior to the meeting, the 
planning team will hold an informal “open house” to allow community members to view 
materials on easels, interact with the Project Team, and have detailed discussions about the 
material presented. In lieu of an in-person event, the planning team may post meeting 
materials online ahead of the meeting. 

• Event #5: Open House of the Public Review Draft Zoning Code. An open house will be held 
to review the complete Public Review Draft of the Zoning Code Update, which will reflect 
comments and feedback received on the preliminary sets of draft recommendations from 
events #1-4. In lieu of an in-person event, the planning team may post meeting materials 
online ahead of the meeting. 

 

 

Timing 

• Event #1: May 2020 
• Events #2-5: to be determined with Staff (see graphic schedule for reference)) 

Responsibilities 

• Event organization and announcements: City 
• Open house, workshop/study session materials: LWC  
• Presentations: LWC 
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Website Materials 
LWC will provide information for the City’s website, include text, photographs, maps, renderings, and 
updates on project process and outreach. Project memorandum and milestone documents will be 
designed for upload to the City’s website to be accessible to members of the community.  

LWC will design project materials in coordination with City staff according to the City’s branding 
guidelines, if any. The design, font, and color palette will also be used in other materials to brand the 
Zoning Code Update and ensure easy identification by the community. 

 

 

Outreach Toolkits 
In order to engage those who would not otherwise attend public workshops, it can be effective to 
meet with a variety of community groups, associations, and individuals in a variety of settings (e.g. 
the regular meeting of a local organization, or a gathering of interested neighbors). LWC will provide 
staff with “toolkits” of outreach materials, based on workshop materials, to provide information and 
gather feedback at each project milestone.  
 

 
 

Timing 

• Website creation at start of process and maintained throughout 

Responsibilities 

• Website domain and hosting: City 
• Website design, content, and maintenance: LWC/Staff to discuss.  
• Email address to direct comments and feedback from the website: City 

 

 

Timing 

• In conjunction with preparation of materials for workshops/study sessions 

Responsibilities 

• Outreach toolkit materials: LWC  
• Organization and coordination: City 

 

Agenda Item #5.1.

Page 25 of 61



Copy of LWC_St Helena_Zoning Code Matrix_03042020_XG

POLICY Implementation Program (highlght = relevant to code update)
General 

Plan

LU 1.1

Require new development to occur within well-defined boundaries and be consistent with the ability 

to provide urban services. New development should mitigate infrastructure impacts by using 

sustainable, best management practices in green building and stormwater management and paying 

its share of development impact fees, while minimizing impacts on sewer, water, energy, and natural 

resources.

In order to increase residential density and housing availability without requiring an extension of 

the Urban Limit Line, allow the conversion of singlefamily homes in central locations to duplexes or 

triplexes under appropriate circumstances and where the homes are in medium and high density 

zoning districts. Update the Zoning Code to implement this policy.

LU 1.2

Allow urban development to occur only within the Urban Limit Line. Consider an exception for on-

site employee housing on Agricultural lands. Urban services, such as sewer, water, and storm 

drainage, will only be extended to development within the Urban Limit Line. The Urban Limit Line 

may only expand when the amount of developable land within the Urban Limit Line is insufficient to 

implement the General Plan policies or when logical to include developed lands receiving urban 

services from the City. Expansion outside the Urban Limit Line should first be considered in Urban 

Reserve Areas. Expansion into other areas outside the Urban Limit Line should be considered only 

when the proposed land use is found to further the goals and long-term objectives of the City and 

does not result in adverse impacts to adjacent uses in either the urban or rural areas.

Rezone appropriate sites with land use designations such as Central

Business, Service Commercial, and Mixed-Use, in accordance with the General

Plan Land Use Map. Include provisions to allow for compatible uses on the

same site, either in one structure or adjacent structures. The mix of uses can be

vertical or horizontal and can include attached residential development in keeping with the integrity 

of historic structures and historic districts

LU 1.3 Support agricultural and low-intensity uses beyond the Urban Limit Line.
Continue to update the City’s housing inventory to track the status of residential growth by unit 

type and affordability level.

LU 1.4
In order to minimize and postpone the need for expansion of the Urban Limit Line, encourage infill 

development within currently developed areas.

Review the City’s housing needs every five to eight years in conjunction with updates to the Housing 

Element to reassess housing priorities for the future years.

LU 1.5

Require new development to provide adequate infrastructure and urban services, including 

compliance with the policies and implementing actions affecting new development as set forth in the 

Public Facilities and Services Element.
Restrict the use of housing units as short-term rentals, except for those allowed by the Short-Term 

Rental Ordinance.

LU 1.6

Support the redevelopment of vacant and underutilized sites within the downtown area with mixed-

use development opportunities. Encouraging infill development with a mix of uses will support a 

pedestrian-oriented, vibrant retail and commercial district that is centrally located and easily 

accessible to residents and neighborhoods.

Evaluate the effectiveness of the Growth Management System and consider the need for revisions 

in light of the City’s Housing Strategy. As part of this effort, study options for incorporating a 

mechanism to assess the relative benefits a proposed residential project brings to the community, 

such as through a community benefits program.

LU 1.7

Continue to limit the approval of market rate residential development to the maximum allowed 

under the Growth Management System. Regulated affordable units and second units are exempt 

from this limitation.

Work with property owners and the Napa County Local Agency Formation Commission to study the 

benefits of annexing lands adjacent to the City of St. Helena, where the City owns and operates 

critical municipal infrastructure, including utility infrastructure, and/or provides municipal services, 

or where the provision of municipal services to replace wells and aging sceptic systems would 

improve public health.

In the event that unincorporated areas are annexed to the City, advocate for favorable tax-sharing 

agreements that ensure that the City receives the revenues necessary to support the municipal 

services and infrastructure required in those areas.

LU 2.1
Promote a mix of housing types and price ranges that are consistent with the Housing Element RHNA 

categories of housing affordability.

Update the zoning ordinance and map to be compatible with the General Plan land use map and 

designations.

Policy Framework
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LU 2.2
Encourage new residential development that is consistent in design, size, color, and floor area ratio 

(FAR) with the older residences in the neighborhood.

Develop and implement residential design guidelines and/or form-based codes, for single family 

and multiple family uses, to provide oversight and guidance for new buildings and renovations. 

Guidelines should ensure that new residential development is consistent with the design, size, and 

footprint of older residences in the neighborhood. Consider the impact of new development on 

surrounding residences.

LU 2.3 Protect residential neighborhood views of surrounding vineyards and mountains.
Implement view shed protection review for residential development as part of an updated design 

review process.

LU 2.4

Encourage the subdivision and/or development of larger parcels as Planned Unit Developments to 

ensure a more comprehensive and creative approach to planning the development as a single unit. 

This does not prohibit use of Planned Unit Developments on parcels less than three acres.

Continue to require residential developers to contribute to the provision of community facilities and 

services (e.g. parks, recreation facilities and programs, education facilities, traffic and transportation 

facilities, and services), consistent with State law requiring a nexus between project impacts and 

required mitigation.

LU 2.5
Encourage the development of higher density housing in areas near the center of the city and close 

to recreation and services, such as transit, retail, and public facilities.

Update zoning standards to encourage the following criteria: 

• A variety of lot widths and sizes, such as that found in the older areas of town; 

• Garages at the rear of lots rather than on the street; or creative garage designs that incorporate 

the “garage door” frontage appearance to blend into the home; 

• Lot coverage and floor area ratio (FAR) that is consistent with the scale of historic and older areas; 

• Planting of street trees and planting strips along sidewalks; and 

• Setbacks, building massing, and configuration consistent with older parts of neighborhoods.

LU 2.6

Allow residential density at the higher end of the permitted range for

single family development within Medium and High Density Residential Land Use designations as 

long as the development character of the single family area is maintained, including lot widths, 

orientation to street, building heights, onsite parking, traffic, and noise, among other considerations. 

LU 2.7
Ensure safe, walkable, and bikeable residential neighborhoods and

vibrant, livable streets.

LU 2.8 Ensure walkable and accessible neighborhoods through mixed-use development.

LU 3.1

Strengthen the downtown as the City’s social and cultural core, and as the primary center of retail 

services. Facilitate a healthy mix of retail and commercial uses, residential development, 

entertainment, and lodging.

Establish an inventory of all non-residential uses in the city and a program for monitoring future 

non-residential development. Combine this inventory with efforts to balance jobs and housing.

LU 3.2

Enhance the pedestrian-oriented character of commercial areas and provide for convenient 

pedestrian and bicycle connections to encourage walking and reduce vehicle trips within the 

commercial area.

LU 3.3
Support the redevelopment of auto-oriented commercial areas into pedestrian-friendly commercial 

uses.

LU 3.4
Protect historic resources in the commercial areas and encourage appropriate rehabilitation and 

adaptive reuse.

LU 3.5

Ensure that new retail and commercial development is compatible with and complementary to St. 

Helena’s small-town image. In addition, within the City’s Central Business District, new retail and 

commercial development should be of a scale and type that complements the historic character.

Identify sites in the Central Business and Service Commercial districts for mixed-use development 

that are close to services and facilitate walking, bicycling, and transit use.

LU 3.6
Continue to work with the County of Napa to review land use and

design changes for projects in the unincorporated areas at the City’s gateways.

 Encourage retail services which do not require a consumer base larger than the population of St. 

Helena and its vicinity. For the purpose of the General Plan, "vicinity" is defined as the surrounding 

agricultural area for which St. Helena has historically provided goods and services, including 

Calistoga, Angwin, Deer Park, Meadowood, Madrone Knoll, Rutherford, and the unincorporated 

Develop and implement commercial design guidelines and/or formbased codes to provide oversight 

and guidance for new buildings and renovations. Guidelines should ensure that new commercial 

development is consistent with the City’s character, particularly in historic districts
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LU 3.7

Provide sufficient auto and bicycle parking in order to serve local

businesses in the commercial districts. Ensure that all parking areas are welldesigned and that auto 

parking spaces are hidden from pedestrian view, whenever possible.

Pursue acquisition of 1301 Mitchell Lane to provide additional public parking facilities, or other City 

prioritized uses, in the Central Business District

LU 3.8
Provide sufficient opportunities for offices that support the regional,

agricultural-based economy and the local needs of the community.

LU 3.9

In Mixed-Use, Service Commercial, and Central Business districts

encourage residential and office uses in upper-story locations or locations along the periphery of the 

retail district. This will facilitate active and pedestrian-oriented commercial areas.

Limit the floor area and size of buildings in the Central Business and Service Commercial districts to 

ensure that new buildings are in scale with typical older buildings in the district.

LU 3.10

Encourage office development within Mixed-Use, Service Commercial,

and Central Business districts to complement the pedestrian orientation of surrounding 

development.

Prohibit retail commercial zoning on Main Street north of Pine Street.

LU 3.11 Ensure that new commercial development does not obstruct view corridors to the mountains. 

LU 4.1
Support and maintain a transitional zone around industrial areas to protect the health and safety of 

residential neighborhoods.

Update the zoning ordinance and map to be compatible with the General Plan land use map and 

designations.

LU 4.2

Support the development of industries that are consistent with viticulture and winery support 

services and similar, compatible uses. Support the role of the City as an agriculturally-based service 

center for the surrounding area, including Calistoga, Angwin, Deer Park, Meadowood, Madrone 

Knoll, Rutherford, and the unincorporated area south of St. Helena.

Develop and implement industrial design guidelines and/or form-based codes, to provide oversight 

and guidance for new buildings and renovations. Guidelines should ensure that new industrial 

development is consistent with the City’s character.

LU 4.3
Ensure that industrial projects are designed and sited to provide a positive image of the community. 

Landscaping and setbacks should be used to enhance industrial buildings.

Evaluate the compatibility of the Industrial Area and existing heavy equipment use between 

Highway 29 and Crane Avenue and determine if re-zoning or other action is necessary to ensure 

safety, liability, hazard, and noise reduction in surrounding neighborhoods, schools, and parks. 

LU 4.4
Ensure access to and from industrial areas that allows for safe and efficient circulation of goods and 

people.

LU 5.1 Discourage conversion of existing farmland to non-agricultural uses.
Update the zoning ordinance and map to be compatible with the General Plan land use map and 

designations

LU 5.2
Encourage the County to continue to promote agricultural uses and to limit further development in 

unincorporated areas surrounding the city.

Continue to enforce the City’s “right to farm” ordinance that protects the right of agricultural 

operations in agriculturally-designated areas to continue their operations, even though such 

practices may generate complaints from nearby established urban uses. Explore the feasibility of a 

notification system (such as flags, web-based information, etc.) for agricultural spraying so nearby 

residences can prepare accordingly.

LU 5.3
Strictly limit development on properties existing at the time of the adoption of this General Plan that 

are designated as agricultural land.

Explore the feasibility and desirability of implementing permanent agricultural protection for lands 

within the Urban Limit Line in the form of agricultural preserves.

LU 5.4
Support community-based agricultural uses within the city, including community gardens, orchards, 

and parks.

Identify sites for community gardens, orchards, and parks. Establish a program to maintain public 

areas within and surrounding community gardens and to administer the assignment of garden 

spaces and collection of use fees.

LU 5.5 Encourage the use of sustainable agricultural practices.

Encourage local farmers to employ sustainable agricultural practices wherever possible. Support 

agricultural activities that incorporate best management practices related to sustainable 

agriculture, including participation in local programs such as the Napa Valley Vintners - Napa Green 

Program and the California Certified Organic Farmers certification program.
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LU 5.6

Permit wineries and other agricultural-related industries to locate in the city if their location does not 

adversely impact surroundings, uses, or city services (water, traffic, etc.) or the quality and character 

of the community.

Where proposed residential, commercial, or industrial development abuts lands devoted to 

agricultural use, require the non-agricultural uses to incorporate buffer areas to mitigate potential 

land use conflicts as a condition of approval for subdivisions or use permits. The type and width of 

buffer areas shall be determined by the City based on the character, intensity, and sensitivity of the 

abutting land uses. Prepare and adopt guidelines and regulations to assist in the determination of 

the appropriate type and scope of agricultural buffer areas needed in circumstances that warrant 

the creation of such buffer areas.

Evaluate all discretionary land use applications, rezonings, and/or General Plan amendments, 

including those outside the Urban Limit Line, to determine their potential for impacts on Prime 

Farmland, Unique Farmland, or Farmland of Statewide Importance mapped by the State Farmland 

Mapping and Monitoring Program and avoid converting these farmlands where feasible. Where 

conversion of farmlands mapped by the state cannot be avoided, require long-term preservation of 

at least one acre of existing farmland of equal or higher quality for each acre of state-designated 

farmland that would be rezoned or redesignated to non-agricultural uses. This protection may 

consist of establishment of farmland easements or other similar mechanism, and the farmland to 

be preserved shall be located within the city and preserved prior to approval of the proposed 

discretionary land use application rezoning, or General Plan amendment.

Prepare and adopt guidelines and regulations to assist in the determination of the appropriate type 

and scope of agricultural buffer areas needed in circumstances that warrant the creation of such 

buffer areas.

Establish a Farmland Mitigation Program for future development that requires the permanent 

protection of farmland at a 1:1 ratio of the amount of farmland converted. The program should 

include provisions for the acquisition of agricultural conservation easements and payment of in-lieu 

fees as potential methods of farmland mitigation, where eligible agricultural mitigation lands must 

be located within the State of California and be of comparable or better soil quality than the land 

being converted, and in-lieu fees are to be used for the acquisition of a conservation easement, 

including costs associated with the transaction and long-term maintenance.

LU6.1 
LU6.1 Provide a wide-range of high-quality public facilities, including parks, multi-use trails, schools, 

fire and police services, water and wastewater systems, and community centers.

Update the zoning ordinance and map to be compatible with the General Plan Land Use maps and 

designation and public facilities and services element.

Pursue sites for future public facilities, including parks, consistent with projected growth.

Explore the feasibility and desirability of moving public facilities to the Adams Street property.

Install community amenities, such as public restrooms, drinking fountains, benches, and trash and 

recycling containers in commercial districts. Ensure that community amenities are designed and 

installed to complement surrounding businesses and support the pedestrian-orientation of the 

street.

LU Change Adams Street and Library Lane

The proposed development program for the Adams Street property involves designating the entire 

site, with the exception of the library, as Central Business District. The library site will remain 

Public/Quasi Public. A modification of the Urban Limit Line is also proposed, which will increase the 

developable area by 2.83 acres and orient development along Adams Street.

LU Change Main Street, Spring Street, and Oak Avenue
M=Mixed-Use is proposed for this area to allow a mix of commercial, office, and residential 

development. 3. Mitchell Drive

LU Change Mitchell Drive and Oak Avenue-Northwest
High Density Residential is proposed for this area to allow for higher density development within 

walking distance to downtown.

LU Change Mitchell Drive and Oak Avenue-Southeast Side
Mixed-Use is proposed for this area to allow a mix of commercial, office, and residential 

development.
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LU Change Main Street and Charter Oak Avenue
Mixed-Use is proposed for the eastern portion of the parcel and Industrial for the western portion 

of the property

LU Change Main Street and Vidovich Avenue
This parcel has a MixedUse General Plan land use designation, and the Vineland Station Hotel 

Project, a mixed-use project, has been approved for the location.

LU Change Spring Street and St. James Drive Medium Density Residential is proposed for this area to accurately reflect existing densities.

LU Change Grayson Avenue
Medium Density Residential is proposed on these parcels to allow more flexibility in density for this 

area

LU Change West end of Spring Street

This area includes a modification to the Urban Limit Line and an identical shift expanding the Low 

Density Residential area by 1.49 acres. This change is made to better reflect the flat portion of this 

parcel.

LU Change Flood Control Project Site
Redesignate this parcel (the flood control project site) from Medium Density Residential to Open 

Space.

LU Change Railroad Avenue
Adjust the General Plan designation for parcels 1547 to 1569 on Railroad Avenue from Medium 

Density Residential to Mixed-Use.

LU Change City Hall Site
The Central Business District (CBD) designation is proposed for the property where City Hall is 

currently located.

ES 1.1
Maintain central St. Helena as the social, cultural, and economic heart of the City by supporting infill 

and redevelopment of vacant and underutilized parcels in the central St. Helena area.

Develop, adopt, and implement an Economic Sustainability Strategy that addresses economic 

diversification and sustainability, as well as local fiscal and infrastructure priorities. This strategy will 

include the development of the necessary tools to implement the strategy.

ES 1.2

Identify and expand economic sectors in which the City has competitive advantages, and capitalize 

on these strengths in order to diversify local economic activities and strengthen St. Helena’s role as 

an agriculturally-based service center for the surrounding area.

Update the Municipal Code to (a) encourage to the extent feasible businesses that are 

complementary to St. Helena’s small-town character and that provide a range of goods to local 

residents; (b) define and permit non-chain, discount type stores while maintaining the existing 

provisions in the Municipal Code that prohibit formula restaurants, outlet, and chain discount-type 

stores, and retail businesses over 10,000 square feet in size; and (c) limit certain nonretail uses, 

such as real estate offices, from occupying ground-floor retail space in Central St. Helena.

ES 1.3
Ensure the long-term infrastructure needs and priorities of the community are met as part of an 

economic approach to economic vitality and sustainability

Develop a strategy to increase funding and resources to support arts and history as part of the City’s 

overall economic development program. Additional policies and implementing actions regarding 

support for the arts may be found in the Arts, Culture, and Entertainment Element.

ES 1.4
Encourage the creation of workforce housing to support the local employment base in keeping with 

small town smart growth.
Consider the establishment of a Business Improvement District.

ES 1.5 Encourage commercial uses that provide basic, everyday shopping and services for residents.

Provide development incentives for new visitor-serving businesses to develop affordable workforce 

housing either through construction of housing or payment of an appropriate in lieu fee to develop 

housing elsewhere in the city. Such incentives shall include consideration of visitor-serving uses in 

Medium Density Residential or Higher Density Residential where a project provides affordable 

housing or an appropriate payment of an in lieu fee.

ES 1.6 Support local arts, cultural activities, and entertainment that can contribute to the local economy.

ES 2.1

Support the development of responsible, visitor-serving components to the City’s economy as a 

valuable source of jobs, tax revenues, and cultural amenities. Promote policies that facilitate and 

encourage this type of sustainable economic development.

Continue to prohibit formula restaurants, chain discount stores, and time-share lodging projects 

(excluding Fractional Ownership Lodging). Consider destination membership clubs and other 

potential lodging options that contribute to the Transient Occupancy Tax (TOT) revenue stream 

subject to a conditional use permit.

ES 2.2

Encourage visitor-serving uses oriented toward an upscale market, consistent with the Valley’s 

reputation as a producer of world-class wines. Discourage the introduction of uses that are 

dependent upon a mass tourist market.

Study and recommend guidelines for permitting lodging uses in a range of land use designations, 

and ensure that the requested uses will not result in significant adverse impacts to the community 

while recognizing that the hotel taxes provide a valuable source of revenue for the City. Remove the 

cap on the number of hotel and motel rooms.

ES 2.3

Ensure a diverse mix of uses that avoids an over-representation of any particular use. Remove the 

cap on the number of hotel and motel rooms and restaurant seats but continue to limit vacation 

rentals.

Provide and maintain public restrooms in the Central Business District.
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ES 2.4

Encourage green transportation options to circulate people throughout the community. Promote 

sustainable modes of travel and reduce the number and length of vehicle trips generated by visitors 

to the community.

ES 2.5
Encourage socially and environmentally responsible businesses that make positive contributions to 

the community and operate in an environmentally-sound manner.

ES 2.6
Expand lodging in the downtown area to encourage walking, biking, and alternative transportation 

modes in order to reduce the need for automobile trips.

ES 2.7
Do not legislate or restrict the number of restaurant seats, but continue to prohibit formula 

restaurants.

ES 3.1 

Establish and maintain an Economic Sustainability Strategy as well as related and necessary tools 

including, but not limited to, a short- and long-term economic, quality of life, and environmental 

forecasting model.

Explore hiring or retaining economic development planning expertise to assist in creating and 

maintaining an Economic Sustainability Strategy and associated and necessary tools. Partner with 

the local business community to ensure that the program effectively meets participants’ needs.

ES 3.2
Establish and strengthen the reputation of St. Helena’s City Government as customer service-

oriented and as being business friendly.
Continue Planning Department technical assistance for new projects.

ES 3.3
Ensure clarity, transparency, and efficiency in local regulations, permitting processes, and fee 

structures.

Develop a revised design review and/or form-based code process for commercial and industrial 

uses that establish objective design guidelines and restrictions.

ES 3.4
Encourage partnerships between the City and private and nonprofit organizations to promote 

economic sustainability in St. Helena.
Consider leveraging City resources as feasible to enhance the City’s economic sustainability.

ES 3.5 Support cultural diversity through economic sustainability initiatives.
Encourage partnerships between the City and private and/or nonprofit organizations to enhance 

the City’s economic sustainability.

Facilitate and fast track projects generating significant City revenue that will not adversely impact 

the City’s resources and are consistent with the General Plan, Municipal Code, and CEQA.

Require that the approval of new development be contingent upon the ability of the City to provide 

water without exceeding the safe annual yield of its water supply system.

Continue to implement the City’s water conservation ordinances and programs that act to reduce 

per capita water consumption. In addition, consider incentives to property owners to install 

rainwater collection barrels and continue to require water efficient irrigation systems and drought 

tolerant landscaping.

PF 1.1
Adopt and implement equitable water conservation measures for both residential and non-

residential users so that the City can supply water within the safe yield of its water system.

Implement the following water system improvements: 

• Replace obsolete, undersized water mains to provide more efficient circulation, higher pressures, 

and lower pipe losses during heavy demand periods; 

• Continue service of water mains to reduce unaccounted-for water losses.

PF 1.2
Prohibit water service to new customers outside the city limits unless a potential threat to health and 

safety can be demonstrated

Continue to aggressively look for new water supply sources adequate to serve St. Helena’s 

population into the future. New sources may include adoption of new technologies, such as 

effective water recycling.

PF 1.3 Proactively reduce the City’s commitment to provide water to uses outside the city limits.

The City of St. Helena should not draw or sell any groundwater beyond that currently allowed until 

a safe yield of the groundwater system has been identified through a study of the North Main Basin 

Aquifer by a qualified hydro geologist.

PF 1.4

Continue to implement and update as necessary the City’s Water Management Plan Ordinance and 

the City’s Ordinance containing the Water Use Efficiency Guidelines, along with other existing water 

conservation ordinances and measures.

Permit no new development relying on groundwater unless and until it is determined that the 

incremental production of ground water to support the development will not adversely impact the 

water production capability of the aquifer supporting the City wells

PF 1.5
Aggressively promote adoption of “best practices” for reducing water usage in the existing housing 

stock through the City existing Ordinances and Water Conservation Plans.

Track the drilling of new private wells in and around St. Helena and, if so recommended by the 

qualified hydrologist hired by the City’s water system, request that the County impose a 

moratorium on new well drilling if needed to protect the production capability of the City wells. Agenda Item
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PF 1.6

If feasible, adopt a Water Conservation Program that includes the following actions: 

• Utilize a Water Conservation staff member or consultant, as needed; 

• Update the new construction offset program; 

• Establish an Irrigation Advisory Service and promote “Smart Irrigation Controllers”; 

• Adopt new requirements for “ultra-efficient” plumbing fixtures for new development and rebates 

for existing users; 

• Reduce average dry weather flow; and 

• Evaluate incentives for replacement of turf and rainwater catchment, etc.

Ensure that water rates are designed to promote conservation, as well as to ensure that needed 

capital improvements are made in a timely manner.

Evaluate and adjust as needed “water shortage emergency” phases, recognizing the complexity of 

the supply system and making use of modeling of historical and future performance.

Develop and adopt regulations to ensure that total potable water usage is not greater than 1,950 

acre-feet per year unless the project includes housing affordable to lower income households and a 

determination is made pursuant to Government Code 65589.7 that a “sufficient water supply” is 

available to serve that project and none of the exceptions set forth in 66589.7 (c) apply; or, new 

sources of water are made available to the City. Residential projects that contain affordable housing 

shall receive priority allocation of water.

Aggressively promote adoption of “best practices” for reducing water usage in the existing housing 

stock.

Require that all new residential housing projects incorporate “best practices” for minimizing water 

usage

Limit any future non-residential development to projects that incorporate “best practices” for water 

conservation.

Institute an ongoing process of mandatory audits of all existing nonresidential water users to 

promote adoption of “best practices” for water conservation.
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Provide the full-time capability in the City to implement and oversee water conservation policies 

and to pay for this capability out of water revenues rather than the General Fund

Collaborate with Napa County (GRAC study) by participating to establish in the ongoing monitoring 

program to assess the long-term viability and recharge capability of the North Main Basin aquifer 

that supplies the City’s wells.

The City of St. Helena at the earliest opportunity shall work with the City of Napa to extend that 

Napa water supply contract beyond the expiration of its term at the end of 2035.

Maintain awareness of long-term risks to the City water supply, including potential climate change 

impacts, impacts on groundwater resources, uncertainties about the Napa water contract renewal 

in 2035, and Napa water delivery reliability due to impacts on the State Water Project from 

drought, singlepipe delivery system risks, large storms, or earthquakes. Allocate any surplus water 

resources among new uses and unallocated reserves to maintain a balance between short-term 

needs and long-term risk mitigation.

Provide for capital needs of water and wastewater systems.

Ensure adequate sewage treatment capacity at the City treatment plant to meet the needs of 

population growth, taking into account the City’s Growth Management System, the Regional Housing 

Needs Allocation, and the needs of non-residential users.

Require all new units on parcels less than two acres, except those in the Woodlands and Watershed 

District, to connect to the City sewer. All existing units within 200 feet of an existing sewer shall 

connect to the City sewer whenever feasible. Many of the residential units cannot expand without 

abandoning on-site septic systems and connecting to the sewer which may, in some cases, require 

an extension of the sewer.

PF 2.1
Require the extension of the City sewer to areas that are dependent upon septic systems prior to 

approval of future growth in these areas.

Continue wastewater treatment system upgrades to reduce the number and scale of 

implementation constraints on the recycled water program. This can ensure that the system is 

ready for investment when funding for implementation becomes available.

PF 2.2
Reduce pumping costs and increase plant capacity by mitigating sewer system infiltration problems 

and explore alternate energy sources.

Urban services such as sewer, water, and storm drainage will only be extended to development 

within the Urban Limit Line. Exceptions will be permitted when undue hardship can be 

demonstrated and when proposed improvements are not found to induce growth.

PF 2.3 Increase sewer collection system efficiency by ensuring proper maintenance of sewer pipes.
Reduce sewer system inflow and infiltration through repair and replacement of sewer pipes and 

protection from inflow sources.

PF 2.4

Reduce pumping costs and increase plant capacity by mitigating sewer system infiltration problems 

and exploring alternate energy to operate the wastewater treatment plant to reduce operational 

costs.
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Ensure that new developments provide adequate drainage improvements and detention to mitigate 

flooding from increased stormwater runoff attributable to the development.

Require developers to provide adequate drainage improvements and detention to mitigate storm 

runoff from the site to the nearest major waterway. Drainage improvements can include measures 

such as creating settling basins, bio-swales, and the use of pervious materials for driveways and 

parking areas. Key waterways include York Creek, Sulphur Creek and the Napa River.

PF 3.1
Ensure that encroachments into the 100-year floodplain do not result in any increase in flood levels 

during the occurrence of the base flood discharge.

Continue to require that new developments contribute on a fair share basis to the extension or 

upsizing of storm drainage to accommodate it through the construction of infrastructure and/or the 

payment of Impact Fees.

PF 3.2
Improve York Creek channel capacity in flood-prone areas through removal of channel-obstructing 

gravel bars and vegetation.

Consistent with Municipal Code Section 16.32.170, continue to prohibit the creation of new 

residential lots that will be subject to periodic inundation from floodwaters. New development 

proposals on existing lots of record must identify flood hazard areas and mitigate all impacts to 

base flood levels and potential flood damage from grading, filling, and construction through proper 

drainage, construction, and location of utilities, in accordance with FEMA requirements.

PF 3.3 Consider efforts to prevent risk to structures and property along Sulphur Creek.
Update the City’s Stormwater Master Plan to include changes and upgrades since the last plan and 

to help streamline the approval process.

PF 3.4
At the time of development review, require that post-project runoff be limited to pre-project peak 

flow rates for the five-year and ten-year storms as a condition of approval.

Implement the requirements of FEMA relating to construction in Special Flood Hazards Areas as 

illustrated on Flood Insurance Rate Maps.

Continue to require that new development and redevelopment projects implement Post 

Construction Runoff Management measures, including low impact development practices, to 

reduce stormwater peak flow rates and volumes from smaller, more frequently occurring storm 

events.

Increase recycling and composting as part of a coordinated waste reduction and management 

program.

Develop and adopt a Waste Management Master Plan to enhance existing waste management 

services and systems. Assess the system’s capacity to serve current and future residents, 

recommend improvements and identify funding mechanisms and implementation partners. The 

plan should include landfill space plans and a food waste composting program that incorporates 

approaches for on-site food waste composting for residences and businesses. Update the plan 

regularly to address changing needs and priorities.

PF 4.1 

Install and maintain recycling receptacles downtown and in all public parks and major streets. 

Ensure that the design and appearance of the receptacles fosters high-quality community design, 

aesthetics, and character.

Support and cooperate with the St. Helena Unified School District in maintaining high-quality 

education as a community priority

Assist the School District in collecting school facility development fees generated by new 

development. Partner with the District to identify, establish, and implement additional measures to 

ensure that the highest quality of education is provided.

PF 5.1
Promote the efficient use of school facilities for before- and after-hour programs that benefit both 

school-age children and the community at large.

Partner with the Napa County Office of Education, the Napa Valley Transportation Authority, the St. 

Helena Unified School District, and private schools in St. Helena to develop and implement local 

safe routes to school strategies to improve walking and bicycling access to schools and after-school 

programs; promote bicycling and walking to benefit students’ health; decrease automobile traffic 

near schools; and support local efforts to improve the environment. Align safe routes to school 

strategies with the City’s bicycle and pedestrian trail systems.

PF 5.2 Ensure that children have access to safe routes to school, especially by bicycle and walking.
Develop a City-sponsored internship program for St. Helena Unified School District students in order 

to provide high-quality job skills training and support the School District’s educational goals.

PF 5.3

Require that the approval of residential, commercial, or industrial development be contingent upon 

the mitigation of the impact of such development on the St. Helena Unified School District’s ability to 

serve school-age children.
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PF 5.4
Encourage continued support for the St. Helena public library and the library foundation to ensure 

that it maintains high-quality services for all St. Helenans.

PF 5.5

Partner with the St. Helena School District and other community stakeholders to develop a “Youth 

and Families Master Plan” that will allow more effective collaboration, communication, and 

coordination in providing services support and opportunities for St Helena’s youth.

PF 5.6 Set a goal of a maximum fire department response time of 8 minutes within the St. Helena city limits.

PF 5.7
Set a staffing ratio of 2 police officers per 1,000 population and for priority one calls, an average 

police department response time of 3 minutes or less.

PF 5.8
Promote a connected street and bicycle and pedestrian network within the city to provide better 

internal automobile, bicycle, and pedestrian connections for residents.

Use the street typologies as defined in the Circulation Element as a basis for improving and 

managing streets. Improve vehicle, pedestrian and bicycle facilities on streets based on this system.

CR 1.1 
Provide complete streets that balance the diverse needs of users of the public right-of-way, in 

accordance with the California Complete Streets Act of 2008.

Extend Oak Avenue south from Mitchell Drive to Grayson Avenue, constructing the new roadway as 

a two-lane Downtown/Mixed Use Street with bicycle lanes and sidewalks, consistent with the City’s 

Engineering Standards. Implement traffic calming measures, such as speed lumps, bulb outs, and/or 

chicanes to limit travel speeds between intersections and optimize safety for all roadway users.

CR 1.2 Pursue appropriate funding for the development of a balanced transportation system.

Evaluate the following new connections to promote increased bicycle, pedestrian, and non-

automobile-based transportation, consistent with the requirement for the preparation of a “Special 

Study” as described in the Circulation Element. Where feasible, preserve existing rights-of-way. 

• Starr Avenue extension north to Adams Street

• Consider three options for a connection to Mills Lane: a) Starr Avenue

extension to Mills Lane; b) College Avenue extension to Mills Lane; or c)

Allison Avenue extension to Mills Lane

• Adams Street from its current eastern terminus to Starr Avenue 

• Consider two options to connect downtown St. Helena to Silverado Trail: a)

Adams Street extension to Silverado Trail; b) Mills Lane extension to Silverado

Trail

CR 1.3
Develop and use, in addition to intersection level of service standards, performance measures that 

consider all road users to determine transportation impacts of new development.

Identify streets that should become “more complete,” through consideration of transit priorities, 

sidewalk gap closures, new bikeways, and vehicle traffic calming measures.

CR 1.4
Avoid mitigation measures that negatively impact the walking and bicycling environment and 

encourage driving.

Adopt and implement transportation performance measures that promote an efficient 

transportation system from the perspective of all users. These performance measures shall 

supplement the City’s traditional automobile Level of Service (LOS) thresholds with the goal of 

improving multimodal circulation and managing traffic congestion in St. Helena.

CR 1.5

Continue to support NVTA in the provision of convenient transit, including regional and local service. 

Support more frequent and reliable transit service between communities to reduce the number of 

people traveling to or from St. Helena to work by private vehicle. Promote and encourage use of the 

St. Helena Vine Shuttle.

Support efforts to secure additional funding for regional transit service to St. Helena for residents, 

workers and visitors as a viable alternative to travel by private automobile. Focus on improving the 

bus service for use by commuters.

CR 1.6

Explore the use of the rail corridor to reduce traffic, including working with the owners of the Wine 

Train to consider the possibility of developing hospitality and other tourist-oriented uses that are 

primarily accessed by passengers riding on the Wine Train Corridor.

Subject all rail corridor uses to use permit review; locate passenger facilities within zoning districts 

which minimize impacts to established and proposed land uses.
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CR 1.7

Reduce transportation-based GHG emissions from City-controlled sources by employing the 

following strategies: 

• Complete the City’s bicycle and pedestrian network, which will increase transportation choices in 

the city and reduce the demand for vehicle travel 

• Implement “smart growth” and sustainable planning principles as defined in the Land Use Element; 

• Maximize the overall efficiency of the transportation system, including managing the 

transportation network through a citywide transportation system management 

program;Encourage/provide incentives for employee car pools. 

• Implement “smart growth” and sustainable planning principles as defined in the Land Use and 

Growth Management Element; 

• Encourage jobs/housing match, as defined in the Housing Element; and 

• Encourage/provide incentives for employee car pools.

Study the potential for integrating Wine Train activities with car-free tourism strategies to provide 

an alternative for tourists to visit St. Helena without a car

CR 1.8

Promote a walking and bicycling environment that is comfortable and convenient. Ensure that all St. 

Helena streets have no more than a single through-automobile lane in each direction, plus a single 

left-hand turning lane where appropriate, even if this requirement increases vehicle travel times. 

Allow exceptions if an extra lane would reduce the possibility of collisions.

Measure total automobile trips generated by new developments on a per project basis, to reduce 

vehicle trips. Maintain a citywide trip generation analysis methodology that evaluates the effects of 

land use and built environment changes on travel choices and behavior.

CR 1.9
Strive to maintain a ten minute or less travel time during peak periods along State Route 29, from 

the northern and southern city boundaries.

Evaluate changes to vehicle travel times along State Route 29 on a perdevelopment or per-project 

basis. Establish significance criteria for determining if an increase in travel time or decrease in 

Intersection Level of Service, resulting from new development is significant.

CR 1.10

Establish a multimodal transportation impact fee program as part of the City’s existing transportation 

impact fee, to finance and implement project mitigations that help achieve the City’s traffic 

reduction goals. As part of the multimodal transportation impact fee program, require new 

development to analyze travel demand and finance and construct all required off-site circulation 

improvements, including proposed road extensions, necessary to mitigate project impacts and to 

reduce the severity of cumulative transportation impacts to all modes of travel.

As new land use development and redevelopment occurs, require the provision of links to existing 

streets, street right-of-way dedications, and improvements to the local roadway network (including 

pedestrian, transit, bicycle, and other non-motorized vehicle improvements), consistent with 

adopted Engineering Standards, public safety standards, and the St. Helena Bicycle Plan. 

Additionally, in the case of subdivisions, require the provision of sidewalks on all local streets within 

the development.

CR 1.11

Adopt and implement a citywide, Multimodal Transportation Mitigation Fee program to provide 

funding on a fair share bases for transportation improvements that reduce citywide automobile 

trips and contribute to the provision of a continuous path of travel for walking and bicycling from 

the development site to the center of downtown and other key destinations. Such transportation 

improvements include completing the bicycle and pedestrian network, implementing transportation 

demand and systems management strategies, and improving traffic signal coordination on State 

Route 29. Ensure that fees take into consideration the contribution of new development to changes 

in net new automobile trips and change in travel time along State Route 29.

Continue to work with Caltrans to ensure regional coordination and manage congestion on State 

Route 29.

Create a comprehensive bicycle and pedestrian network that enhances neighborhood connectivity. 

Develop the system as shown in Figure 5.4 to expand and improve the pedestrian and bikeway 

system.

Adopt a crosswalk installation policy to promote pedestrian safety and accessibility.

CR 2.1 Promote walking and bicycling as safe and convenient modes of transportation.
Review pedestrian-vehicle collision data on an annual basis and identify areas for pedestrian safety 

improvements.

CR 2.2
Ensure secure, accessible, and convenient bicycle parking facilities throughout St. Helena, including 

downtown, commercial areas, schools, and parks.

Pursue state and federal grant opportunities to fund a Safe Routes to School program and other 

bike/pedestrian programs.

CR 2.3 Preserve and enhance pedestrian connectivity and safety throughout St. Helena. Consider the feasibility of a citywide bike sharing program for municipal and/or public use.

CR 2.4
Improve the pedestrian experience through streetscape enhancements, focusing improvements 

where there is the greatest need, and by orienting development toward the street.

Require safe and accessible bicycle and pedestrian access for all newlydeveloped public facilities 

and sites. Agenda Item
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Copy of LWC_St Helena_Zoning Code Matrix_03042020_XGPOLICY Implementation Program (highlght = relevant to code update)

CR 2.5 Encourage walking and bicycling trips to St. Helena schools.

Enhance the pedestrian environment within the commercial area, and support the development of 

walking paths, multi-use trails, and bicycle trails throughout St. Helena with the goal of connecting 

to a countywide system. Encourage the use of group transit options in order to decrease tourist-

generated traffic congestion. Encourage the use of pedi-buses by the school district to guide 

children safely and in a more healthful and sustainable manner to school.

CR 2.6

Provide incentives and encourage existing major employers to develop and implement 

transportation demand management (TDM) programs to increase the number of people who bike, 

walk, and take transit to work and reduce peakperiod trip generation. Coordinate as appropriate 

with NVTA to implement strategies including the following: 

• Transit subsidies or reimbursement to residents and employees (often referred to as “commuter 

check” or “EcoPass”); 

• Car-share, car-pooling, and neighborhood electric vehicle programs to reduce the need to have a 

car or second car; 

• Integrated bicycle parking and support facilities, primarily to reduce trips within the city; 

• Modified parking codes to manage the supply of parking that generates frequent turn-over and 

serves multiple users; and 

• Marketing and information programs to encourage alternative transportation modes.

Study the feasibility of a citywide TDM program and review the effectiveness of the existing Traffic 

Impact Mitigation Fee.

CR 3.1
Support the implementation of NVTA goals to reduce/restrain growth of automobile vehicle miles 

traveled (VMT).

If deemed feasible, as part of the municipal code, require TDM measures for all new non-residential 

development
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City of St. Helena Zoning Code Update

Introduction

City of St. Helena
• Maya DeRosa, Planning and Building Director
• Mark Prestwich, City Manager

Consulting Team (LWC) 
• Lisa Wise
• Monica Szydlik
• Alex Chapman

Agenda Item
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City of St. Helena Zoning Code Update

Agenda
1.  Project Overview and Objectives
2. What We’ve Heard 
3. Design Guidelines
4.  Next Steps

Agenda Item
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City of St. Helena Zoning Code Update

Purpose of Zoning 
• Implements the General Plan

• Determines the form and 
character of what is built

• Encourages appropriate uses 
of land

• Facilitates neighborhood 
compatibility and preserves 
community character

• Maintains and enhances the 
value of property Agenda Item
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City of St. Helena Zoning Code Update

Zoning Review
Zoning CAN:
• Regulate Use
• Regulate Development Form and 

Placement
• Set Review Requirements and 

Procedures
• Facilitate Land Use Compatibility
• Provide Predictability and Flexibility

Zoning CANNOT:
• Dictate Architectural Style
• Regulate Free Market
• Establish Land Use Policy
• Reallocate Impact Costs

Agenda Item
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City of St. Helena Zoning Code Update

Project Overview
• Identify Issues, 

Challenges, and 
Opportunities

• Recommend Strategies 
for a Zoning Code 
Update

• Community Outreach 
on Key Issues and Ideas

• Draft Code Update

Agenda Item
 #5.1.
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City of St. Helena Zoning Code Update

Existing Policy Document Framework
Policy Documents:
• 2040 General Plan 
• Housing Element Needs Assessment
• White Paper Report Summary
• St. Helena Downtown Retail Analysis
• Highway 29 Specific Plan
• Draft Community Design Guidelines
Other Regulatory Requirements:
• CEQA
• ABAG’s Regional Housing Needs Assessment Agenda Item
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City of St. Helena Zoning Code Update

State Requirements
New Legislation Relevant to the Code Update:
• Density (AB 1397, 2017 RHNA; AB 1763, 2019)
• Streamlined Ministerial Approval Process (HAA, SB 35, 2017; SB 330, 2019)
• Application requirements (SB 330, 2019)
• Affordable Multi-family/Objective Standards (SB 2, SB 35, SB 330, 2019)
• Accessory Dwelling Units (ADUs) (Multiple, including AB 68, AB 881, AB 13, 

2019)
• Cannabis (SB94, AUMA)
• Farmworker housing (AB 1783, 2019)
• Supportive Housing (AB 2162, 2018)

Agenda Item
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City of St. Helena Zoning Code Update

Goals of Zoning Code Update
• Reflect the Shared Vision

• Implement the City’s General Plan policies

• Reflect community character

• Respond to economic realities and trends

• Facilitate reinvestment in the community 
and development of housing for all segments

• Create a legally adequate regulatory 
document

• Be user-friendly

• Stay within existing CEQA clearance

Agenda Item
 #5.1.

Page 46 of 61



City of St. Helena Zoning Code Update

Stakeholder Interviews
• February/March 2020
• 33 individuals; groups of 1 to 6
• General themes:

• Code is often a barrier to development 
• Decision-making process is not aligned 

with the Code’s language
• Clarify design expectations and review 

process
• Protect character and ensure high-

quality design
• Update Code to reflect current context, 

including challenges for infill 
development Agenda Item
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City of St. Helena Zoning Code Update

Issue Areas
• Discretionary Review

• Lack of predictability
• Low threshold for Design Review

• Housing
• Affordability, avoid clustering, challenges 

on small lots
• Need to update IHO, adjust densities and 

home size in each zone
• Neighborhood Character

• Standards don’t align with community’s 
vision

“Infill is challenging. We need
a set of infill criteria that is
responsive to lot size. The
code should facilitate multi-
family infill development on
the range of parcel sizes in
town.”

Agenda Item
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City of St. Helena Zoning Code Update

Issue Areas
• Downtown

• “Local-serving” downtown while also 
attracting visitors and tourists

• Diverse and modernized in uses
• Corridors

• Connectivity over Creek
• Commercial Zone standards

• Uses and Use Regulations
• Clarify CUP standards
• Update performance standards
• Address non-conformities

“St. Helena is a “real” town –
charming and old, not a fabricated
town built all at once. People love
the old buildings and streetscape,
and this authenticity of place should
be protected and preserved.”

Agenda Item
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City of St. Helena Zoning Code Update

Pause for 
clarifications/questions
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City of St. Helena Zoning Code Update

Companion Document: Design Guidelines
• Build on work in progress
• Provide clarity as to the City’s design expectations
• Complement base zone regulations and general 

design standards
• Guide discretionary review (“shoulds”)

o Identifying and understanding neighborhood patterns

o Historic properties and structures

o Architectural style, composition, and details

o Garage placement and design

o Building form, scale, and massing

o Landscaping and paving

Agenda Item
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City of St. Helena Zoning Code Update

Companion Document: Design Guidelines
Option Description Recom-

mended?
Timeframe Cost Comments

1 Early 
Initiation 
model

No Begin as soon as 
consultant selected
(estimated June 
2020)

$40,000 -$65,000
Plus $25,000 for City 
Project Manager

Not recommended due to timing not being 
in tandem with the code update. Not 
efficient process as must revise and update 
DG after the Zoning Code Standards are 
completed.

2 Tandem 
model

Yes Begin after the 
Citywide Standards 
are completed and 
reviewed by public 
(November 2020)

$40,000 -$65,000
Plus $25,000 for City 
Project Manager

Would allow for the zoning code 
development standards  (especially those 
affecting building form and mass) to be 
drafted and reviewed by public before 
drafting the DG.

3 Post Code 
Adoption 
model

No Begin June 2021 $30,000 Not recommended. Would involve significant 
delay in completing the DG.
However staff would have capacity to serve 
as Project Manager and refine document, 
with support of Planning Consultant for 
graphics and desktop publishing.
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City of St. Helena Zoning Code Update

Next Steps 

Draft the Code Finalize the Code We are here

Agenda Item
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City of St. Helena Zoning Code Update

Next Steps: Outreach 
• Event #2: Open House and PC Study 

Session on Annotated Outline and 
Recommendations Memo

• Event #3: Open House and PC Study 
Session on Zoning District 
Regulations

• Event #4: Open House and PC Study 
Session on Citywide Standards and 
Administration and Permits

• Event #5: Open House and PC Study 
Session of the Public Review Draft 
Zoning Code Agenda Item
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City of St. Helena Zoning Code Update

COVID-19 Outreach Alternatives
No in-person gatherings

• Consultant hosts virtual Open House over Zoom prior 
to PC Study Session

• Post material on project website or on-line platform:
o Events #2-4: Post two or three “boards” for public comment

o Event #5: Post Public Review Draft for public comment

Limited in-person gatherings
• Sign up to drop-in at an all-afternoon Open House

Agenda Item
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City of St. Helena Zoning Code Update

Public comment/
discussion

Agenda Item
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City of St. Helena Zoning Code Update

Focused Discussion Topics
1. How to best define zoning criteria and parameters to move 
projects quickly, allow flexibility, and address non-conformities. 

2. How to achieve a streamlined review process by making 
standards objective and balance “shalls” vs. “shoulds”

3. How to achieve needed residential density, affordability, 
compatibility; meet GP goals and State requirements

4. How/where to best incorporate employment and service 
opportunities to encourage walk-to and bike-to destinations

5. Other?

Agenda Item
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Thank you.
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1

Xinia Gamero

From: TOM BELT <tmbelt@comcast.net>
Sent: Friday, May 1, 2020 4:07 PM
To: Public Comment
Subject: [External]  Agenda Item 5.1 Special Joint Meeting

Dear City Council and Planning Commission Members,  
 
I would like to make the following two recommendations for May 5th joint meeting regarding potential 
discussion topics for zoning changes in St. Helena:  
 
1.  Currently our city's zoning code exempts single car garages from maximum FAR (Floor Area 
Ratios) in new single family home construction.  I would recommend city council and planning 
commissioners eliminate this zoning code provision and require single car garage square footage to 
be included in FAR ratios.  In the last 5 years, there have been several huge newly or remodeled 
constructed single family homes built in our neighborhoods with single car garages, that if included in 
the FAR ration, would not have been permitted.  The extra 200 square feet creates additional 
encroachment in already dense residential neighborhoods.    
 
Why should a 200 square foot single car garage be exempt from FAR ratios when additional 200 
square foot bathrooms, bedrooms or family rooms are not permitted?  Building space is building 
space whether it is living of non-living space.  Our neighborhoods are already  overly dense.   
 
2.  California State Government has authorized Accessory Dwelling Units (ADRs) to be built on 
residential lots where the units would not have normally been permitted because of municipal building 
set backs and FAR ratios.  The sole purpose of the state law was to provide more housing for people 
in our state where a housing shortages exist.  Yet, the issue is, the vast majority of ADRs permitted in 
St. Helena have not been built to accommodate more housing.  The ADRs have been built for the 
personal use of the home owners under the guise of providing additional housing.  This has created a 
situation that permits new construction to take place in already dense neighborhoods where FAR ratio 
would not have permitted the construction.    
 
While I support the idea of creating more housing for people and families in need, I oppose a loophole 
that provides homeowners the ability to exceed current building set backs and FAR ratios when the 
only benefit is for the home owner at the expense of their neighbors.  Accordingly, if a homeowner 
applies for a building permit to add an ADR to their property, there should be a requirement to rent 
the ADR  in order to comply with the state's intention for creating the law.  
 
Thank you for the opportunity to make these recommendations,  
 
Tom Belt,  
1520 Hillview Place  
St. Helena  
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-----Original Message----- 
From: Loraine Stuart <loraine.a.stuart@gmail.com> 
Sent: Monday, May 4, 2020 4:56 PM 
To: Cindy Tzafopoulos <ctzafopoulos@cityofsthelena.org> 
Subject: [External] Article for Council 
 
Dear Mayor, Council and Planning Commission, 
 
Here is an article on the opening of the ADU Center I mentioned to you in January when you 
had your joint meeting and began to review new housing legislation for 2020: 
 
https://napavalleyregister.com/eedition/page-a1/page_75999216-1ec7-5d37-834e-
ede56e727c1d.html 
 
Let me know if I can answer any questions or connect you to Renee Schomp and/or Julia De 
Natale at the Community Foundation. 
 
Best, 
Loraine Stuart 
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1

Xinia Gamero

From: Christine Hayne <chrishayne1@gmail.com>
Sent: Tuesday, May 5, 2020 2:28 PM
To: Public Comment
Cc: Lester Hardy; Jenny Ocon; Kristen Georges
Subject: [External]  Zoning Issue at UpValley Family Centers

The UpValley Family Centers St Helena office at 1440 Spring Street has reached the capacity limits of its current facility and needs.  After 
extensive searching we determined building on our existing site would be the best solution.  We discovered however that the lot is zoned for 
medium density residential even though the lot has been owned by the Presbyterian Church for over a century and occupied by us since 
2005.   
Current California law (the Housing Crisis Act of 2019) prohibits ‘down zoning’ or in our case changing from medium density residential to public 
quasi public.  Ironically this law is limiting us from serving the very people the law is trying to protect.   
It is well known that there is a lack of programmatic space available for community services in St Helena.  The UpValley Family Centers 
provides important and vital services to over 3,000 vulnerable low income residents each year.  We have become the primary source for 
disaster and emergency assistance.  Other services include education for preschool, mentoring for high schoolers and adult education.  We 
also have programs for academic success, as well as, family and senior wellness.  Referrals are also given to our program partners who in 
most cases are an hour away.  More information can be found on our website upvalleyfamilycenters.org. 
Thank you for considering a zoning change for 1440 Spring Street so that we can continue to serve the community of St Helena. 
Christine Hayne 
Board Treasurer 
UpValley Family Centers  
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