
 

 

 
 

Joan Bennett, Vice Chair 
Councilmember, City of American Canyon 
 

Greg Pitts, Commissioner 
Councilmember, City of St. Helena 
 

Juliana Inman, Alternate Commissioner 
Councilmember, City of Napa 
 

 
 

Brad Wagenknecht, Commissioner  
County of Napa Supervisor, 1st District 

 

Bill Dodd, Commissioner 
County of Napa Supervisor, 4th District 

 

Mark Luce, Alternate Commissioner 
County of Napa Supervisor, 2nd District 

 

Brian J. Kelly, Chair 
Representative of the General Public 

 

Gregory Rodeno, Alternate Commissioner  
Representative of the General Public 

 

Laura Snideman 
Executive Officer 

 

Local Agency Formation Commission of Napa County  
Subdivision of the State of California  
 
 

We Manage Local Government Boundaries, Evaluate Municipal Services, and Protect Agriculture  

 

1030 Seminary Street, Suite B 
Napa, California  94559 
Phone: (707) 259-8645 

Fax: (707) 251-1053 
www.napa.lafco.ca.gov 

 
 

 

 
Agenda Item 6a 

 
 
 

TO:    Local Agency Formation Commission 
 

PREPARED BY:  Brendon Freeman, Analyst  
 

MEETING DATE: October 6, 2014  
 

SUBJECT: West Pueblo Avenue No. 1 Annexation to the City of Napa and California 
Environmental Quality Act (CEQA) Findings.  (Continuation from August 4, 2014) 

 

 

RECOMMENDATION 
Adopt the resolution (Attachment One) making CEQA findings and approving the proposed annexation 
with a condition requiring the Executive Officer to schedule a conducting authority hearing between 21 
and 60 days from today’s meeting to receive written protests from affected landowners. 
 

ANALYSIS 
The Commission will continue the consideration of a proposal from a landowner to annex 3.34 acres of 
territory to the City of Napa.  The proposed annexation includes five entire parcels located within an 
unincorporated island at 2063, 2065, 2075, 2083, and 2091 West Pueblo Avenue and identified by the 
County Assessor as 042-171-045, 042-171-044, 042-160-025, 042-160-026, and 042-160-024, 
respectively.  Staff has returned with a second report addressing issues raised during the initial review of 
the proposal at the Commission’s August 4, 2014 meeting.  The City of Napa serves as lead agency under 
CEQA and has prepared an initial study to address environmental impacts associated with the proposed 
annexation.  Approval of the proposal would be subject to separate conducting authority proceedings 
absent consent from all landowners. 
 
The August public hearing generated comments from three citizens who voiced their concerns regarding 
the proposal.  In particular, the sufficiency of staff fulfilling the public notice requirements outlined in 
G.C. Section 56157 was called into question.  A continuance of the public hearing was formally 
requested by one of the citizens to allow staff to address the public hearing notice issue.  The 
Commission took formal action to continue the public hearing to today’s meeting and in response to the 
public notice sufficiency inquiry, staff mailed a copy of the public hearing notice mailing list as well as a 
map depicting each noticed property to the concerned citizen.  All public inquiries received to date have 
been addressed. 
 

ATTACHMENT 
1) Resolution of the Local Agency Formation Commission of Napa County Making Determinations 

2) August 4, 2014 Staff Report (Without Attachments) 

3) Initial Study of Environmental Significance – West Pueblo Annexation (City of Napa) 



 

 

 

RESOLUTION NO. ____ 

 

RESOLUTION OF  

THE LOCAL AGENCY FORMATION COMMISSION OF NAPA COUNTY 

MAKING DETERMINATIONS 

 

 

 PROPOSED WEST PUEBLO AVENUE NO. 1 ANNEXATION TO THE CITY OF NAPA   

 

WHEREAS, an application for a proposed annexation has been filed with the Local 

Agency Formation Commission of Napa County, hereinafter referred to as “Commission,” 

pursuant to the Cortese-Knox-Hertzberg Local Government Reorganization Act of 2000; and 

 

WHEREAS, the proposal seeks Commission approval to annex 3.34 acres of 

unincorporated land to the City of Napa and represents five entire parcels located at 2063, 2065, 

2075, 2083, and 2091 West Pueblo Avenue and identified by the County of Napa Assessor’s 

Office as 042-171-045, 042-171-044, 042-160-025, 042-160-026, and 042-160-024, respectively; 

and 

 

 WHEREAS, the Commission’s Executive Officer has reviewed the proposal and prepared 

a report with recommendations; and 

 

 WHEREAS, the Executive Officer’s report and recommendations on the proposal have 

been presented to the Commission in the manner provided by law; and 

 

 WHEREAS, the Commission heard and fully considered all the evidence presented at 

public hearings held on the proposal on August 4, 2014 and October 6, 2014;  

 

 WHEREAS, the Commission considered all the factors required by law under Government 

Code Section 56668 and adopted local policies and procedures. 

 

 WHEREAS, the Commission found the proposal consistent with the sphere of influence 

established for the City of Napa; and 

 

 WHEREAS, in accordance with applicable provisions of the California Environmental 

Quality Act (hereinafter “CEQA”), the Commission serves as responsible agency for the 

annexation and has determined the annexation is a “project” subject to CEQA; and 

 

 NOW, THEREFORE, THE COMMISSION DOES HEREBY RESOLVE, 

DETERMINE, AND ORDER as follows: 

 

1. The Commission’s determinations on the proposal incorporate the information and 

analysis provided in the Executive Officer’s written report.  
 

2. The Commission serves as responsible agency for the annexation pursuant to 

CEQA Guidelines Section 15051(b)(2).  The Commission has considered the City 

of Napa’s initial study prepared for this annexation and its determination that 

there is no substantial evidence that the proposed annexation of 2063, 2065, 2075, 
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2083, and 2091 West Pueblo Avenue will generate any new significant effects 

that have not already been previously analyzed in the Final Environmental Impact 

Report (EIR) that was adopted for the City General Plan, certified December 1, 

1998.  The Commission certifies it has considered the information in the initial 

study and EIR and finds that the EIR adequately makes land use density ranges 

for the affected territory and adequately discusses the environmental impacts of 

development of the territory to the assigned density ranges, including at a 

program level the environmental and mitigating policies and programs for future 

development at assigned density ranges.  The Commission finds the EIR 

adequately addresses all environmental impacts of this annexation and no new 

significant environmental impacts have been identified.  These environmental 

findings are based on the Commission’s independent judgment and analysis.  The 

Executive Officer is the custodian of the records upon which these determinations 

are based; these records are located at the Commission office - 1030 Seminary 

Street, Suite B, Napa, California 94559. 

 

3. The proposal is APPROVED subject to completion of item number 10 below. 

 

4. The proposal is assigned the following distinctive short-term designation: 

 

WEST PUEBLO AVENUE NO. 1 

ANNEXATION TO THE CITY OF NAPA 

 

5. The affected territory is depicted in the vicinity map provided in Exhibit “A”.   

  

6. The affected territory is uninhabited as defined in Government Code Section 56046. 

 

7. The City of Napa utilizes the regular assessment roll of the County of Napa. 

 

8. Upon effective date of the proposal, the affected territory will be subject to all 

previously authorized charges, fees, assessments, and taxes that were lawfully 

enacted by the City of Napa.  The affected territory will also be subject to all of the 

rates, rules, regulations, and ordinances of the City of Napa. 

 

9. The Commission is designated as the Conducting Authority for further proceedings 

and the Executive Officer is directed to initiate proceedings.  The Commission 

delegates to the Executive Officer the authority to perform all responsibilities and 

functions of the Commission to carry out these conducting authority proceedings in 

accordance with this resolution, the Commission’s Policy for Conducting Authority 

Proceedings and the Cortese-Knox-Hertzberg Local Government Reorganization 

Act of 2000 (Government Code Section 57000 et seq.). 

 

10. Recordation of a Certificate of Completion is contingent upon the satisfaction of  

the following conditions as determined by the Executive Officer: 

 

(a) A map and geographic description of the affected territory conforming to the 

requirements of the State Board of Equalization for annexation of the affected 

territory to the City of Napa.   

 



 

 

 

(b) Payment of any outstanding fees owed to other agencies involved in the 

processing of this proposal. 

 

(c) Successful completion of Conducting Authority Proceedings. 

 

11. The effective date shall be the date of recordation of the Certificate of Completion.  

The Certificate of Completion must be filed within one calendar year from the date 

of approval unless a time extension is approved by the Commission.  

 

The foregoing resolution was duly and regularly adopted by the Commission at a regular meeting 

held on the October 6, 2014, by the following vote: 

 

AYES:  Commissioners   

 

NOES:  Commissioners                                    

 

ABSTAIN: Commissioners                                 

                                    

ABSENT: Commissioners     

 

 

 

ATTEST: Kathy Mabry 

Commission Secretary 

 







 

 

 
 

Joan Bennett, Vice Chair 
Councilmember, City of American Canyon 
 

Greg Pitts, Commissioner 
Councilmember, City of St. Helena 
 

Juliana Inman, Alternate Commissioner 
Councilmember, City of Napa 
 
 
 

Brad Wagenknecht, Commissioner  
County of Napa Supervisor, 1st District 

 

Bill Dodd, Commissioner 
County of Napa Supervisor, 4th District 

 

Mark Luce, Alternate Commissioner 
County of Napa Supervisor, 2nd District 

 

Brian J. Kelly, Chair 
Representative of the General Public 

 

Gregory Rodeno, Alternate Commissioner  
Representative of the General Public 

 

Laura Snideman 
Executive Officer 

 

Local Agency Formation Commission of Napa County  
Subdivision of the State of California  
 
 

We Manage Local Government Boundaries, Evaluate Municipal Services, and Protect Agriculture  

 

1030 Seminary Street, Suite B 
Napa, California  94559 

Phone: (707) 259-8645 
Fax: (707) 251-1053 

www.napa.lafco.ca.gov 

 
 
 
 

August 4, 2014 

Agenda Item No. 6a (Public Hearing) 

 
 

July 24, 2014 
 
TO: Local Agency Formation Commission 
 
FROM: Brendon Freeman, Analyst 
 
SUBJECT: Proposed West Pueblo Avenue No. 1 Annexation to the City of Napa 

 The Commission will consider a proposal filed by landowner petition to 
annex 3.34 acres of territory to the City of Napa.  The proposed annexation 
includes five parcels located within an unincorporated island near West 
Pueblo Avenue.  The City of Napa serves as lead agency under the 
California Environmental Quality Act (CEQA) and has prepared an initial 
study to address environmental impacts associated with the proposed 
annexation.  Approval of the proposal would be subject to separate 
conducting authority proceedings absent consent from all landowners. 

 

 

Local Agency Formation Commissions (LAFCOs) are responsible under the Cortese-
Knox-Hertzberg Local Government Reorganization Act of 2000 to regulate the formation 
and development of local governmental agencies and their municipal service areas.  This 
includes approving or disapproving proposed change of organizations, such as boundary 
changes, consistent with adopted policies and procedures.  Two or more of these actions 
tied to a single proposal are referred to as reorganizations.  LAFCOs are authorized with 
broad discretion in amending and conditioning changes of organization or reorganizations 
as long as the latter does not directly regulate land uses or subdivision requirements. 
 

A.  Recommendation 

 

Staff recommends the Commission adopt the draft resolution included as Attachment One to 
this report approving the proposal as submitted with the following conditions: 
 

 Completion of conducting authority proceedings unless 100% of all affected 
landowners have consented to the boundary change prior to the close of the hearing. 
  

 Submittal of a final map and geographic description of the affected territory 
conforming to the requirements of the State Board of Equalization and approved by 
the County Surveyor. 
  

 Payment of any outstanding fees owed to other agencies involved in the processing of 
this proposal as identified in the Commission’s adopted fee schedule. 
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B.  Background 

 
LAFCO of Napa County (“Commission”) has received a petition for proposal from a 
representative of an interested landowner requesting the annexation of 3.34 acres of 
territory to the City of Napa.  The territory proposed to be annexed comprises five entire 
residential parcels within an unincorporated island located at 2063, 2065, 2075, 2083, and 
2091 West Pueblo Avenue.  The County Assessor’s Office identifies the parcels as 042-
171-045, 042-171-044, 042-160-025, 042-160-026, and 042-160-024, respectively.  The 
subject parcels are currently partially developed with a total of four single-family 
residences.  An aerial map of the territory proposed to be annexed follows. 
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The interested landowner’s original intent was to annex only his two parcels – 2075 and 
2083 West Pueblo Avenue – for purposes of initiating a development project under the 
City’s land use authority.  In consultation with staff, it was noted that the landowner’s 
annexation interest is expressly prohibited under California Government Code (G.C.) 
Section 56744, which states that territory shall not be annexed to a city if, as a result of 
that annexation, unincorporated territory is completely surrounded by that city.  Upon 
surveying interest from neighboring landowners, the boundary of the proposed 
annexation was expanded for purposes of ensuring no new islands are created as a result 
of annexation.  It is important to note that this expanded territory includes one landowner 
who has not consented to the proposed annexation.  Absent consent from all landowners, 
approval of the proposal would be subject to separate conducting authority proceedings 
pursuant to G.C. Section 57000.  Conducting authority proceedings for this proposal 
would be based on percentage assessed value of land.1  Current assessed values for the 
five subject parcels suggest the annexation would successfully survive conducting 
authority proceedings if the proposal is approved by the Commission. 
 
It is important to note that on May 20, 2014, the City adopted a resolution requesting 
LAFCO to initiate proceedings for the annexation of 2063, 2065, 2075, 2083, and 2091 
West Pueblo Avenue.  However, subsequent communication with the City and affected 
landowners resulted in all parties agreeing to transfer application responsibilities to Mr. 
Randy Gularte, representative of the principal landowner. 
 

C.  Discussion 

 
Proposal Purpose 
 

The stated purpose of the proposal is to enable the landowner of 2075 and 2083 West 
Pueblo Avenue – Mr. Raymond Canepa – to file a future development application with 
the City, which by practice does not accept project filings for lands lying outside its 
jurisdictional boundary.  The City’s existing land use policies would allow these two 
larger parcels to be divided into a maximum of 12 single-family residential lots less any 
dedications.2  Mr. Canepa would presumably market an approved development plan as 
part of a future property sale.  Towards this end, Mr. Canepa has retained Mr. Randy 
Gularte with Heritage Realty to represent the proposal before the Commission. 
 
Commission Focus 
 
The Commission included the five subject parcels in the establishment of the City’s 
sphere of influence in 1972.  The existing inclusion of the parcels in the sphere of 
influence reflects a standing Commission expectation the lands be annexed into the City 
to facilitate orderly urban development when the timing is deemed appropriate.  Further, 
the five parcels are located within a completely surrounded unincorporated island.   
                                                        
1  If landowners owning 50% or more of the total assessed value of land within the annexation territory submit written 

protests, annexation proceedings are automatically terminated.  If landowners owning less than 50% of the total 
assessed value of land submit written protests, the annexation is ordered without an election. 

2  LAFCO law prohibits annexed territory to be rezoned by a city for 24 months following recordation unless special 
findings are made by the council at a public hearing. 
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D.  Analysis 

 

Legislature Policies / Mandated Factors 
 
G.C. Section 56668 requires the Commission to consider 15 specific factors anytime it 
reviews proposals for change of organization or reorganization involving cities.  The 
majority of the prescribed factors focus on the impacts of the proposed boundary changes 
on the service and financial capacities of the affected agencies.  No single factor is 
determinative and the intent is to provide a uniform baseline for LAFCOs in considering 
boundary changes in context to locally adopted policies and practices. 
 

(1) Population and population density; land area and land use; per capita assessed 

valuation; topography, natural boundaries, and drainage basins; proximity to other 

populated areas; the likelihood of significant growth in the area, and in adjacent 

areas, during the next 10 years. 
 

The affected territory lies within a developing area predominately consisting of 
moderate to high density housing and part of a neighborhood designation under the 
City General Plan known as “Pueblo.”  The affected territory is legally uninhabited 
given there are less than 12 registered voters.  Topography within the affected 
territory is relatively flat with a peak elevation of five feet above sea-level.  There are 
no natural drainage basins within proximity to the affected territory.  2083 West 
Pueblo Avenue is 1.50 acres in size and undeveloped.  2075 West Pueblo Avenue is 
1.00 acres in size and partially developed with one unoccupied single-family 
residence.  The other three parcels are developed to their maximum allowances under 
either the County or City with occupied single-family residences.3  The current 
assessed value for the entire affected territory totals 458,469.4 
 
Proposal approval is expected to facilitate the future development of 2075 and 2083 
West Pueblo Avenue to include up to 12 residential lots and produce an estimated 
buildout population of 32 based on existing zoning.5  In total, the maximum buildout 
population for the entire affected territory is projected at 40.6  Development 
opportunities for adjacent areas to the affected territory – based on existing zoning – 
are limited to two incorporated parcels to the immediate south.7  These parcels are 
1.13 acres and 1.24 acres in size and, although no development plans currently exist, 
could potentially be further divided to include up to 14 single-family residential lots 
as contemplated in the City Zoning Ordinance.  All other adjacent parcels are 
substantially developed with single-family residences. 
 

 

                                                        
3  2063 West Pueblo Avenue is 0.39 acres and occupied with two residents.  2065 West Pueblo Avenue is 0.26 acres 

and occupied with two residents.  2091 West Pueblo Avenue is 0.19 acres and occupied with two residents. 
4  Individual assessed values of land within the affected territory are as follows: APN 042-171-045 (2063 West Pueblo 

Avenue) at $172,314; APN 042-171-044 (2065 West Pueblo Avenue) at $127,500; APN 042-060-026 (2075 West 
Pueblo Avenue) at $19,898; APN 042-060-025 (2083 West Pueblo Avenue) at $24,095; and APN 042-060-024 
(2091 West Pueblo Avenue) at $114,662. 

5  The estimated buildout population for the affected territory assumes a per unit factor of 2.73 for Napa County based 
on calculations performed by the California Department of Finance. 

6  City zoning allows for accessory second units - “granny units” - on residential lots subject to certain restrictions and 
cannot exceed 640 square feet unless permitted by special allowance.   

7 Lands to the west, north, and east of the affected territory are developed to their maximum allowances. 
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(2) The need for municipal services; the present cost and adequacy of municipal  

services and controls in the area; probable future needs for those services and 

controls; probable effect of the proposed incorporation, formation, annexation, or 

exclusion and of alternative courses of action on the cost and adequacy of services 

and controls in the area and adjacent areas. 
 

The core municipal services needed within the affected territory based on its planned 
and anticipated residential land use includes water, sewer, fire protection/emergency 
medical, and law enforcement.  An analysis of the availability and adequacy of these 
municipal services relative to projected needs if the proposal is approved follows. 
 

 

 Water Service 

Three of the four existing residences within the affected territory are already 
connected to the City’s water system through grandfathered outside service 
extensions with the fourth residence currently being served by a private onsite 
well.8  At full occupancy, the current estimated daily water demand on the 
City’s water system within affected territory is 1,020 gallons, representing an 
approximate 1.1 acre-feet annual use.  The planned and expected development 
of 2075 and 2083 West Pueblo Avenue to accommodate up to 12 residential 
lots upon proposal approval suggests the projected future water demand 
generated from the affected territory would increase to 5,100 gallons per day 
and total 5.7 acre-feet annually.  This anticipated demand at buildout would 
have relatively minimal impacts on the City’s existing water system 
infrastructure as measured by supply, storage, and treatment capacities as 
detailed in the following subsections. 
 
 

 

Water Supply and Demand 

Napa’s water supplies are derived from three distinct sources: Lake 
Hennessey, Milliken Reservoir, and the State Water Project.  These three 
sources collectively provide Napa with 31,340 acre-feet of raw water for 
treatment during normal year conditions based on historical patterns.  
These historical patterns also indicate Napa’s annual water supply 
decreases during multiple and single dry year conditions to 19,896 and 
13,533 acre-feet, respectively.  Conversely, Napa’s most recently recorded 
annual water demand totals 13,883 acre-feet; an amount representing an 
average daily use of 38 acre-feet.  These current demands result in an 
available supply surplus during normal and multiple dry year conditions.  
Further, the existing shortfall projected during single dry years is 
relatively minimal and would be likely offset by voluntary and mandatory 
water conservation measures that could be adopted by the City Council 
consistent with their Urban Water Management Plan (UWMP).   
 
 
 

                                                        
8 Outside service extensions are now subject to LAFCO approval under G.C. Section 56133. 
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The difference in annual water demand associated with the annexation and 
buildout of the affected territory is 1,489,200 gallons or 4.6 acre-feet and 
would represent only 0.03% of the current demand commitments for the 
City.  Annexation and buildout of the affected territory, accordingly, 
would have no measurable impact on existing or future water demands on 
the City as depicted in the following tables. 
 

Baseline Without Annexation of the Affected Territory 
 (Amounts in Acre-Feet) 
 
Category 

Normal 
Year 

Multiple 
Dry  

Single  
Dry  

Annual Supply 31,340 19,896 13,533 
Annual Demand 13,883 13,883 13,883 

Difference 17,457 6,013 (350) 
 

Adjusted With Annexation/Buildout of the Affected Territory 
 (Amounts in Acre-Feet) 
 
Category 

Normal 
Year 

Multiple 
Dry  

Single  
Dry  

Annual Supply 31,340 19,896 13,533 
Annual Demand 13,888 13,888 13,888 

Difference 17,452 6,008 (355) 
 
 

 

Water Treatment and Storage 

Napa operates treatment facilities for each of its three water sources.  
These three facilities provide a combined daily treatment capacity of 135 
acre-feet.9  This combined treatment amount is more than three times 
greater than the current average day water demand (38 acre-feet) and 
nearly two times greater than the current estimated peak day water 
demand (76 acre-feet).10  Furthermore, Napa’s combined treated water 
storage capacity overlaying its five pressure zones – including clearwell 
tanks – is 86 acre-feet.  This combined storage amount accommodates 
current estimated peak day water demands in Napa. 
 
Average day water demands associated with the annexation and buildout 
of the affected territory – 5,100 gallons or 0.016 acre-feet – would have no 
measurable impact on the City’s existing water treatment and storage 
capacities as depicted in the following tables. 
 
 

 

 

 

 

 

 

 

 

                                                        
9  The combined daily treatment capacity for the City is divided between the Milliken facility at 4.0 million gallons, 

Jamieson facility at 20.0 million gallons, and Hennessey facility at 20.0 million gallons, respectively. 
10  Statement references recent usage records, the estimated peak day demand factor for the City is 2.0. 

City Baseline Without Annexation of the Affected Territory 
(Amounts in Acre-Feet) 

Treatment 
Capacity 

Average Day 
Demand 

Peak Day  
Demand 

Storage  
Capacity 

135.0 38.0 76.0 86.2 
 

City Adjusted With Annexation/Buildout of the Affected Territory  
(Amounts in Acre-Feet) 

Treatment 
Capacity 

Average Day 
Demand 

Peak Day  
Demand 

Storage  
Capacity 

135.0 38.0 76.0 86.2 
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 Sewer Service 

All five parcels comprising the affected territory are already connected to the 
Napa Sanitation District (NSD) through earlier annexations. At full 
occupancy, the current estimated average day sewer flow generated from the 
affected territory and its four single-family residences is 840 gallons.  The 
planned and expected development of 2075 and 2083 West Pueblo Avenue to 
accommodate a maximum of 12 residential lots upon annexation approval 
suggests the anticipated daily sewer flow within the affected territory would 
increase by 2,310 gallons to 3,150 gallons on average, and would further 
increase by 5,775 gallons to 7,875 gallons during peak periods.  These 
buildout estimates – under existing conditions – would have minimal impacts 
on NSD’s sewer system as depicted in the following table. 
 
 
 

Sewer 

Compar

ables 

Average 

Day 

Peak 

Day 
 

*

  
 

Capacity during peak-day incorporates 340 acre-feet (110,806,000 gallons) of adjacent pond storage. 
 

 

 

 Fire Protection and Emergency Medical Services 

Annexation of the affected territory would immediately transfer fire protection 
and emergency medical service responsibilities from the County to the City.  
Proximity of the affected territory, however, suggests the City is already the 
probable first-responder for fire protection and emergency medical service 
calls based on an established mutual aid agreement with the County.  
Approval of the proposal would eliminate any duplication and related 
inefficiencies associated with the City providing fire protection and 
emergency medical services to the affected territory.  Further, information 
generated from the Commission’s municipal service review on the central 
county region noted the City has generally developed sufficient capacities and 
controls to serve existing and anticipated demands.  The municipal service 
review also notes no service deficiencies within the area surrounding the 
affected territory. 
 

 Law Enforcement Services  

Annexation of the affected territory would immediately transfer law 
enforcement service responsibilities from the County to the City.  However, 
and similar to fire protection, the affected territory’s proximity suggests the 
City is already the probable first-responder for emergency law enforcement 
service calls based on an established mutual aid agreement with the County.  

 
NSD Baseline Without Annexation of the Affected Territory 
(Amounts in Gallons) 

System 
Avg. Day Capacity 

Average Day 
Demand 

Peak Day  
Demand 

System  
Peak Day Capacity 

15,400,000 6,709,120 33,722,800 126,200,000 

 

 
NSD Adjusted With Annexation/Buildout of the Affected Territory  
(Amounts in Gallons) 

System 
Avg. Day Capacity 

Average Day 
Demand 

Peak Day  
Demand 

System  
Peak Day Capacity 

15,400,000 6,711,430 33,728,575 126,200,000 
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Approval of the proposal would eliminate any duplication and related 
inefficiencies associated with the City already providing law enforcement 
services to the affected territory.  The Commission’s municipal service review 
on the central county region also notes the City has developed sufficient 
capacities and controls to serve existing and anticipated demands.  The 
municipal service review also notes no service deficiencies within the area 
surrounding the affected territory. 
 

(3)The effect of the proposed action and of alternative actions, on adjacent areas, 

on mutual social and economic interests, and on local governmental structure. 
 

The proposal would have an advantageous effect with respect to memorializing 
existing social and economic ties between the affected territory and the City.  These 
ties are drawn from the affected territory’s standing inclusion into the sphere of 
influence adopted for the City; inclusion approved by the Commission in 1972 and 
marking an expectation the site should eventually develop for urban uses under the 
City’s land use and service authority. 
 
 

 

(4) The conformity of the proposal and its anticipated effects with both the adopted 

commission policies on providing planned, orderly, efficient patterns of urban 

development, and the policies and priorities set forth in G.C. Section 56377.   
 

The proposal generally conforms with the adopted policies of the Commission and is 
highlighted by the affected territory lying entirely within the City’s sphere of 
influence; a demarcation outlining the probable future service area and jurisdictional 
boundary of the City as determined by the Commission.  The affected territory does 
not qualify as “open-space” under LAFCO law and therefore does not conflict with 
G.C. Section 56377. Specifically, the affected territory is not substantially 
unimproved and devoted to an open-space use under the County or City General Plan. 
 

(5) The effect of the proposal on maintaining the physical and economic integrity 

of agricultural lands, as defined by G.C. Section 56016. 
 

The affected territory does not qualify as “agricultural land” under LAFCO law.  
Specifically, the affected territory is not used for any of the following purposes: 
producing an agricultural commodity for commercial purposes; left fallow under a 
crop rotational program; or enrolled in an agricultural subsidy program.  
 

(6) The definiteness and certainty of the boundaries of the territory, the 

nonconformance of proposed boundaries with lines of assessment or ownership, 

the creation of islands or corridors of unincorporated territory, and other similar 

matters affecting the proposed boundaries. 
 

The proposal is parcel-specific and includes all of the property identified by the 
County of Napa Assessor’s Office as 042-160-024, 042-160-025, 042-160-026, 042-
171-044, and 042-171-045.  Commission approval would include a condition 
requiring the applicant to submit a map and geographic description of the approved 
action in conformance with the requirements of the State Board of Equalization. 
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The affected territory lies within an existing completely surrounded unincorporated 
island consisting of a total of 549 parcels along with public right-of-ways that 
collectively total approximately 91.2 acres.  Surveys of the adjacent landowners 
suggest expanding the annexation boundary to further reduce and/or eliminate the 
unincorporated island would likely trigger conducting authority proceedings that 
would result in the termination of the annexation.  Therefore, expanding the 
annexation boundary to include the entire unincorporated island is not recommended. 
 

(7) Consistency with the city or county general plans, specific plans, and adopted 

regional transportation plan.  
 

The affected territory is similarly planned – albeit at different intensities – for single-
family residential uses under both the County and City General Plans.  The County 
General Plan designation is Urban Residential and it prescribes a minimum lot size of 
1.0 acres; a threshold that precludes any new intensive development given current 
acreage totals for all five affected parcels.  The City General Plan designation is 
Single-Family Infill – 68 and it prescribes a minimum lot size of 0.2 acres; an amount 
that would allow 2075 and 2083 West Pueblo Avenue to be divided into a total of 12 
lots minus any setback requirements. 
 
The Metropolitan Transportation Commission’s regional transportation plan (RTP) 
was updated in April 2009 and outlines specific goals and objectives to direct public 
transportation infrastructure in the Bay Area through 2035. No specific projects are 
included in the RTP involving the affected territory.  Accordingly, the proposal 
impact is neutral with respect to the RTP. 
 
(8) The sphere of influence of any local agency affected by the proposal.  

 

See analysis on page eight. 
 
(9) The comments of any affected local agency or other public agency. 

 

Staff provided notice of the proposal to all subject agencies and other interested 
parties as required under LAFCO law on June 4, 2014.  No comments were received. 
 

 

 

(10) The ability of the newly formed or receiving entity to provide the services 

which are the subject of the application to the area, including the sufficiency of 

revenues for those services following the proposed boundary change. 
 

Information collected and analyzed in the Commission’s recent municipal service 
review on the central county region concluded the City had developed adequate 
financial resources and controls relative to its service commitments.  The municipal 
service review provides reasonable assurances the City’s fiscal controls and resources 
would enable the agency to provide an appropriate level of services to the affected 
territory relative to anticipated land uses.  A summary of the City’s current financial 
resources follows. 
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 General Fund 

 The City’s total available (undesignated/emergency) balance in its General 
Fund at the beginning of the current fiscal year totaled $10.5 million and 
equals 15% of its adopted operating costs in 2014-2015.  At the time of 
budget adoption, the City anticipated a $0.9 million surplus for the current 
fiscal year and would increase the available fund balance to $11.4 million.  A 
summary of the General Fund reserves over the last five fiscal years follows. 

 
Category   10-11 11-12 12-13 13-14 14-15 

Legally Restricted  0.492 0.503 0.503 0.503 0.503 
Operating Reserve 2.949 3.203 1.868 1.994 2.070 
Emergency 7.487 7.487 7.592 7.975 8.281 

Total $10.928 $11.192 $9.962 $10.472 $10.854 
 

Dollars in Millions /Amounts as of July 1st 

 
The recent economic recovery and corresponding increase in general tax revenues 
underlie the City’s recent structural improvement.  Recent administrative measures 
taken by the City – including reducing employment levels by 40 fulltime positions 
and eliminating cost-of-living adjustments over the last four years – have helped to 
stabilize a previous imbalance and decrease the demand on reserves to cover annual 
operating costs.  Markedly, and assuming these administrative controls continue to be 
employed going forward, the relatively minor general service demands anticipated 
and associated with the annexation and probable development of 2075 and 2083 West 
Pueblo Avenue is not expected to have an adverse fiscal impact on the City. 
 
(11) Timely availability of water supplies adequate for projected needs as specified 

in G.C. Section 65352.5. 
 

Proposal approval and buildout of 2075 and 2083 West Pueblo Avenue to include a 
maximum of 12 single-family residences would generate new water demand for the 
City. As previously referenced, the City’s water supplies are draw from three sources: 
1) Lake Hennessey; 2) Milliken Reservoir; and 3) the State Water Project.  The City’s 
most recent Urban Water Management Plan (UWMP) was adopted in 2011 and 
estimates the  total annual water supply generated from these three sources during 
normal conditions and based on historical patterns is 31,340 acre-feet. These 
historical patterns also indicate the total annual water supply decreases to 19,896 and 
13,533 acre-feet during multiple and single dry year conditions, respectively. 
 

Information provided in the UWMP identifies the City’s available water supplies are 
more than sufficient in accommodating both current annual demands – 13,883 acre-
feet – and the projected buildout demands within the affected territory – 5.7 acre-feet 
– during normal and multiple dry year conditions.  The City’s available water 
supplies, however, are deficient under current estimated single dry years; a deficit that 
would be insignificantly increased with approval of the proposal along with the 
anticipated buildout of 2075 and 2083 West Pueblo Avenue.  The City, accordingly, 
has established conservation efforts within its UWMP to address the projected 
deficiency during single dry years.  These factors provide reasonable assurances of 
the City’s ability to effectively accommodate water demands with the minimal 
increases tied to the affected territory in accordance with G.C. Section 65352.5. 
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(12) The extent to which the proposal will affect a city or cities and the county in 

achieving their respective fair shares of the regional housing needs as determined 

by the appropriate council of governments. 
 

The proposal would not impact any local agencies in accommodating their regional 
housing needs.  The affected territory is already located within the City’s sphere of 
influence, and as a result, all potential units tied to the land are assigned to the City by 
region’s council of governments, Association of Bay Area Governments. 
 

(13) Any information or comments from the landowner or owners, voters, or 

residents of the affected territory. 
 

Three of the four landowners within the affected territory have provided their written 
consent to annexation as of the date of this report.  The consent of the remaining 
landowner – Mr. David Tiesso at 2063 West Pueblo Avenue – has not been received 
as of the date of this report. 
 
(14) Any information relating to existing land use designations. 
 

Expanded discussion on existing land use designations for the affected territory is 
provided on page nine of this report.  The following table summarizes these 
designations and related zoning assignments. 

 
 
 

 

 

 

 

 

 
 

(15) The extent to which the proposal will promote environmental justice.   
 

Proposal approval would promote environmental justice given it would provide 
current and future residents within the affected territory the right to participate in City 
elections going forward; a right currently absent despite the substantive social ties 
existing between the affected territory and City.  Proposal approval would also 
promote environmental justice with respect to prioritizing infill development projects 
for the City rather than promoting outward growth that could potentially jeopardize 
prime agricultural lands and open space resources. 

 

Category County City 
Land Use Designation Urban Residential Single-Family Residential - 68 
    - Minimum Lot Size  Between 0.06 and 1.00 acres 0.20 acres 
Zoning Standard Residential Single: 

Urban Reserve Overlay 
Residential Infill – 7 

   - Minimum Lot Size n/a  0.16 acres 
   - Permitted Uses single-family residence  

second unit 
family care / day facility 
guest cottage 
private school 
farmworker housing 

single-family residence 
detached second unit 
family care / day facility 
public/private school 
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Other Considerations    
  

 Property Tax Agreement  

 Revenue and Taxation Code Section 99(b)(6) requires adoption of a property tax 
exchange agreement by affected local agencies before the Commission can 
consider a proposed boundary change.  With this in mind, and upon receipt of the 
applicant’s proposal, staff provided notice to the City and the County of the 
proposed jurisdictional change affecting both agencies and the need to apply a 
property tax exchange to the proceedings. 

 
 Staff has advised the City and the County of its intent to apply a master property 

tax exchange agreement adopted by both governing boards in 1980 unless 
otherwise informed; an agreement specifying Napa shall receive 55% of the 
County’s existing portion of property tax revenues generated from the affected 
territory.  The County Auditor’s Office estimates the affected portion of the 
property tax subject to the master agreement would result in a baseline year 
transfer to the City of $1,822.70.  Neither agency objects to the application of the 
referenced agreement. 

 
 Environmental Review  

The Commission has determined the annexation is a “project” subject to CEQA 
and serves as responsible agency pursuant to CEQA Guidelines Section 
15051(b)(2). This section states that where a city prezones an area, the city will be 
the lead agency for any subsequent annexation of the area and should prepare the 
appropriate environmental document, and that LAFCO shall act as a responsible 
agency.  The City has prezoned the affected territory Residential Infill – 7. 
 
The City serves as lead agency for the proposal under CEQA.11  Towards this end, 
the City has prepared an initial study to assess the environmental impacts 
associated with the project.  The City’s initial study for this annexation documents 
that the proposal will not generate any new significant effects that have not 
already been previously analyzed in the Final Environment Impact Report (EIR) 
adopted for the City General Plan, certified December 1, 1998.  As documented in 
the initial study, the EIR adequately identifies the land use density ranges for the 
affected territory and adequately discusses the environmental impacts of 
development of the territory to the assigned density ranges, including at a 
program level the environmental and mitigating policies and programs for future 
development at assigned density ranges.  The initial study is included as 
Attachment Three to this report for Commission review. 
 
 
 
 
 

                                                        
11 The Commission’s adopted CEQA Policy Section 4.1(1) states the Commission shall assume the lead agency role 

when a petitioner submits an application to LAFCO.  However, Section 3.1.2 provides LAFCO will assume the role 
of responsible agency for annexations that include a prezone by a city.  See also CEQA Guidelines, 14 CCR Section 
15051(b)(2). 
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 Conducting Authority Proceedings 

All change of organizations and reorganizations approved by the Commission are 
subject to conducting authority proceedings unless waived in accordance with 
criteria outlined under G.C. Section 56663.  If conducting authority proceedings 
are required, the Executive Officer will hold a separate hearing to receive written 
objections from the affected landowners between 21 and 60 days following 
Commission approval.  The following thresholds would apply to the proposal: 
 

a)  If valid written protest is filed by landowners representing less than 50% 
of the total assessed value of the affected territory, the boundary change 
will be completed subject to any other terms approved by the Commission.  

  
b)  If valid written protest is filed by landowners representing 50% or more of 

the total assessed value of the affected territory, the boundary change will 
be terminated. 

 

E.  Alternatives for Commission Action  

 
Staff has identified three options for Commission consideration with respect to the 
proposal.  These options are summarized below. 
 

Alternative Action One (Recommended):  
(1) Adopt the draft resolution identified as Attachment One approving the proposal 
with the earlier referenced terms and conditions along with any desired changes as 
requested by members.  (2) Direct the Executive Officer to schedule a separate 
conducting authority hearing to receive written objections from the affected 
landowners between 21 and 60 days following today’s meeting. 
 
Alternative Action Two: 

Continue consideration of the item to the next regular meeting and provide direction 
to staff for additional information as needed. 
 
Alternative Action Three: 

Disapprove the proposal.  Disapproval would statutorily prohibit the initiation of a 
similar proposal for one year unless a request for reconsideration is filed and 
approved within 30 days of Commission action. 
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F.  Procedures for Consideration  

 
This item has been agenized for consideration as part of a noticed public hearing.  The 
following procedures are recommended with respect to the Commission’s consideration of 
this item: 
 

1)  Receive verbal report from staff; 
 
2)  Open the public hearing and invite testimony (mandatory); and   
 
3) Discuss item and – if appropriate – close the hearing and consider action on 

recommendation. 
 
Respectfully submitted,  
 
_________________________ 
Brendon Freeman 
Analyst 
 
 
Attachments: 
1) Draft Resolution of Approval 
2) Application Materials 
3) West Pueblo Avenue Annexation Initial Study (City of Napa) 
4) Signed Consent Form from Landowner of 2065 West Pueblo Avenue (Mr. Robert Lockhart) 
5) Policy on Conducting Authority Proceedings 
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