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CITY OF ST. HELENA 
PLANNING DEPARTMENT ONE MAIN STREET-ST. HELENA, CA  

PLANNING COMMISSION 
 

AUGUST 5, 2014 
 

AGENDA ITEM:  
 

2014-25: Application by Douglas Clarke requesting Use Permit approval for an art 
gallery to be located within the Hotel St. Helena, 1309 Main Street 
 
PREPARED BY: Victor Carniglia, Acting Planning Director 
 
LOCATION OF PROPERTY: 1309 Main Street 
 
GENERAL PLAN/ZONING: Central Business District 
 
OWNER OF PROPOSED BUSINESS: Casterline/Goodman, C&C Gallery  
 
APPLICANT: Douglas Clarke 
 
DATE APPLICATION SUBMITTED: May 8, 2014                 
 
PROJECT DESCRIPTION:  
 
The applicant is requesting Use Permit approval to locate a fine art gallery within the 
ground floor of the Hotel St. Helena located at 1309 Main Street.  Attached is a 
statement from the applicant that describes in detail the proposed art gallery, the type of 
art that will be displayed, proposed hours of operation etc.  As can be seen from the 
attached statement, the proposed Casterline/Goodman Gallery, will offer a range of 
what could best be described as “high end” art, with a typical price for artwork  in the 
$25,000 to $4 million range.   
 
Attached with the statement from the applicant is a hand drawn diagram of the hotel 
lease space submitted with the application. 
 
PROJECT BACKGROUND: 
 
The lease space in the St. Helena Hotel where the fine art gallery is proposed is 
currently vacant.  The same space was occupied by an art gallery a number of years 
ago.  The applicant’s original intent was to occupy the hotel space beginning in 
March/April 2014.  Due to a misunderstanding concerning the need for a use permit, as 
well as the planning staff change over that occurred in early June 2014 along with some 
procedural complications, the applicant’s request has taken longer to bring to hearing 
than either the applicant or City staff would have preferred.   
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CEQA REVIEW:   
 
The proposed use permit is Categorically Exempt from the requirements of CEQA, 
Class 1 Existing Facilities. 
 
PROJECT ANALYSIS: 
 
The proposed use permit process is simplified by the fact that it involves a commercial 
use occupying an existing commercial lease space.  Appropriate conditions have been 
added to the attached resolution to ensure current code requirements are met.  Public 
notice of the proposed use permit was provided both in the newspaper and to all 
property owners within 300 ft of the site.  To date no comments or questions from the 
public have been received concerning the proposed art gallery. 
 
While staff is not aware of any specific project related concerns, in the past issues have 
been raised by the public and others about the perceived proliferation and/or 
overconcentration of certain types of uses within the City’s downtown commercial area.  
Specific uses that have been mentioned in this regard at past Planning Commission 
meetings include wine tasting, jewelry stores, and art galleries.   As discussed at 
previous Commission meetings, it is important to emphasize that while the 
proliferation/concentration of certain uses is an issue that can be a legitimate land use 
question for a City to study and appropriately address, this is best done in the context of 
a broad Citywide analysis.  Even then, the City needs to be thoughtful, and clearly  
document the City’s intent and purpose, and necessary data needs to be generated to 
explain and justify decisions made.    In this specific case it would appear that the 
proposed gallery is offering a service and range of items for sale that occupies a 
different “niche” than several of the art galleries in town.  The applicant has indicated 
that he has contacted a number of local businesses concerning the proposed gallery. 
 
RECOMMENDATION: 
 
Staff recommends that the Planning Commission approved the proposed Use Permit for 
the art gallery to be located at 1309 Main Street subject to the conditions contained in 
the resolution of approval. 
 
ATTACHMENTS: 
 
• Written statement from gallery owner 
• Diagram of lease space within hotel 
 
 
 
 
 
 



PLANNING COMMISSION RESOLUTION,  
CITY OF ST. HELENA 

 
USE PERMIT REQUEST TO LOCATE A FINE ART GALLERY WITHIN THE 

GROUND FLOOR OF THE HOTEL ST. HELENA LOCATED AT 1309 MAIN STREET  
 

WHEREAS, A Use Permit has been requested  to locate a fine art gallery within 
the ground floor of the Hotel St. Helena located at 1309 Main Street, and 

 
WHEREAS, an art gallery is allowed within the Central Business District Zoning 

subject to the approval of a use permit, and   
 
WHEREAS, a public hearing was properly noticed as required, public hearing 

held, and all comments received at the hearing were duly considered by the Planning 
Commission at a public hearing held on August 5, 2014. 

 
NOW THEREFRE BE IT RESOLVED, that the Planning Commission can make 

the following required findings for a Use Permit, Section 17.168.050, to support the Use 
Permit: 
 

1. That the proposed use would not generate odors, fumes, dust, light, glare, radiation or 
refuse that would be injurious to surrounding uses or to the community. 

2. That the proposed use would not generate levels of noise that adversely affect the 
health, safety, or welfare of neighboring properties or uses. 

3. That the proposed use would not generate traffic noise in excess of the "normally 
acceptable" range identified in the General Plan. 

4. That the proposed use would not make excessive demands on the provision of public 
services including water supply, sewer capacity, energy supply, communication 
facilities, police protection, and fire protection. 

5. That the proposed use would provide adequate ingress and egress to and from the 
proposed location. 

6. That allowing the proposed use would not conflict with the City's goal of maintaining the 
economic viability of a local serving economy. 

7. That the proposed use would be compatible with surrounding land uses and would not 
conflict with the purpose established for the district within which it would be located. 

8. That the proposed use would not be in conflict with the City's General Plan. 
9. That the proposed use would not be injurious to public health, safety, or welfare. 
10. That granting the use permit would not set a precedent for the approval of similar uses 

whose incremental effect would be detrimental to the City or would be in conflict with 
the General Plan. 

11. That, as demonstrated on a detailed plan submitted by the applicant, adequate off-
street parking to accommodate the long term parking needs of employees and 
business owners and customers is available. 

12. That the capacity of surrounding streets is adequate to serve the automobile and 
delivery truck traffic generated by the proposed use. 

 

 



 
 BE IT FURTHER RESOLVED that the requested art gallery occupying a portion 

of the ground floor of the St. Helena Hotel is Categorically Exempt from the 
requirements of CEQA, Class 1: Existing Structures.  

 
BE IT FURTHER RESOLVED, that the Planning Commission does hereby 

approve the requested Use Permit for the  Art Gallery as requested to be located at 
1309 Main Street, subject to the following conditions of approval: 

 
1. The Use Permit shall be vested (any required building permits must be issued and the 

site occupied) within one (1) year from the date of approval, or the use permit will 
expire unless extended.  
 

2. This permit is valid for an art gallery only. New permits must be applied for upon any 
change in use.   

 

3. The Use Permit shall not become effective until fourteen (14) calendar days after 
approval, providing that the action is not appealed by the City Council or any other 
interested party within that 14 day period. 

 

4. All required fees shall be paid prior to issuance of any required building permit.  
Fees shall be those in effect at the time of the issuance of the building permit.  

 

5. Compliance with all permit conditions shall occur in accordance with specific 
regulations but in all cases no later than prior to occupancy or initiation of use unless 
another time is set by law or by this approval. Occupancy or final inspection of a project 
may be withheld if all conditions, including payment of fees for services rendered by 
the City, are not met. 

 

6. The applicant will defend and indemnify and hold the City, its agents, officers, and 
employees harmless of any claim, action or proceedings to attack, set aside, void or 
annul an approval so long as the City promptly notifies the applicant of any such claim, 
action, or proceedings and the City cooperates fully in the defense of the action or 
proceedings. 

 

7. Provided they are in general compliance with the Use Permit, minor modifications may 
be approved by the Planning Director. 

 
 

8. A key purpose of this review is for compliance with the General Plan and Zoning 
Ordinance.  The owner/applicant is responsible for meeting with the Building Official / 
Fire Inspector to review compliance with Building and Fire Codes, including fire 
protection systems and the accessibility standards of Title 24. 

 

9. Fire equipment shall be inspected annually by the Fire Department. 
 

10. To reduce disturbance of residents in the project vicinity, any construction activities 
which generate noise that can be heard at the property line of any parcel of real 
property within the City limits shall be limited to 8:00 a.m. to 5:00 p.m. Monday 
through Saturday. Delivery of materials/equipment and cleaning and servicing of 
machines/equipment shall be limited to 7:00 a.m. to 6:00 p.m. Exceptions to these 



time restrictions may be granted by the Public Works Director for one of the following 
reasons: (1) inclement weather affecting work, (2) emergency work, or (3) other 
work, if work and equipment will not create noise that may be unreasonably 
offensive to neighbors as to constitute a nuisance.  The City Engineer must be 
notified and give approval in advance of such work.  No construction activities shall 
occur on Sundays or federal or local holidays that generate noise that can be heard 
at the property line of any parcel of real property within the City limits. 

 
 

I HEREBY CERTIFY that the foregoing Use Permit was duly approved by the Planning 
Commission of the City of St. Helena at a regular meeting of said Planning Commission 
held on August 5, 2014 by the following roll call vote: 
 

AYES:   
NOES:  
ABSENT:  
ABSTAIN: 
 
     _________________________________________________________ 
     Victor Carniglia, Interim Planning Director 
       

             
      
     ___________________________________________ 
     Douglas Clarke, Applicant/Owner 
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576 Pope Street 
Lot Line Adjustment 

August 5, 2014 
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CITY OF ST. HELENA 
PLANNING DEPARTMENT ONE MAIN STREET-ST. HELENA, CA  

PLANNING COMMISSION 
 

August 5, 2014 
 

AGENDA ITEM:  
 

2014-30: Request of Russell Aves for a Lot Line Adjustment to increase the size of an 
existing .1 acre parcel to 2.5 acres, with a corresponding reduction in the size of the 
existing 4.4 acre parcel to 2.0 acres.  The site is located at 576 Pope Street at the 
corner of Pope Street and Starr Avenue. 
 
PREPARED BY: Victor Carniglia, Acting Planning Director 
 
LOCATION OF PROPERTY: 576 Pope Street 
 
APN: 009-552-002, 009-552-003 
 
GENERAL PLAN/ZONING: Medium Density Residential (4 to 16 units/acre) 
 
OWNER: Russell Aves  
 
APPLICANT: Same                  
 
PROJECT DESCRIPTION: 
 
There are currently two legal parcels on the site in question, one of only .1 acre (one 
tenth) in size, with a larger property of approximately 4.4 acres. Both properties are 
currently owned by Russell Aves.  A Lot Line Adjustment is proposed by Mr. Aves to 
increase the size of the smaller existing .1 acre parcel to 2.5 acres, with a 
corresponding reduction in the size of the existing much larger 4.4 acre parcel to 2.0 
acres. The total number of parcels (in this case two) will not change as a result of this 
proposal. 
 
The configuration of the existing parcels can be seen on the map marked as “Existing”. 
The proposed lot configuration (see attached map identified as “Proposed”) will result in 
the  two parcels being roughly equivalent in size (2.0 and 2.5 acres), with the new 
boundary between the lots located perpendicular to Pope St in a generally north/south 
direction.  There are a number of existing structures on site including a large garage, 
shed, and swimming pool, all of which are located on proposed Parcel “A”.  It is staff’s 
understanding that Mr. Aves intends to retain the 2.0 acre Parcel “A” and build a house 
on that property, while selling the 2.5 acre Parcel B.   
 
The majority of the site is occupied by a vineyard.  There is a large garage on site, 
along with two smaller sheds, and an in ground swimming pool.  There is currently 
storage of materials/equipment on site located in containers and in some cases in the 
open.  A number of abandoned vehicles and equipment are located in the northern 
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Lot Line Adjustment 
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portion of the site near Sulphur Springs Creek. Conditions have been added to address 
the removal of any abandoned vehicles, shipping containers, and temporary storage on 
the existing parcels, as well as to secure the pool. 
 
PROJECT BACKGROUND 
 
In 1991 the City of St. Helena through eminent domain proceedings took the existing 
home on the property in order extend/widen Starr Avenue from Hunt St. to Pope St.  It 
is staff’s understanding that it is the applicant’s intent to utilize funds received from the 
sale of Parcel B to build a home on Parcel A.  At this point in time plans have not been 
prepared for new homes/structures that will be located on Parcels A and B.  Any such 
structures would require Design Review Approval by the Planning Commission. 
 
The Lot Line Adjustment Application was received by the City on June 4, 2014. 
 
PROJECT ANALYSIS: 
 
CEQA Compliance:  The requested lot line adjustment is Categorically Exempt from 
the requirements of CEQA, “Class 5: Minor Alterations to Land Use Limitations”. 
 
Process for Lot Line Adjustments:  The City’s Subdivision Ordinance grants the 
Planning Director and the Public Works Director the joint discretion to jointly approve a 
Lot Line Adjustment. If jointly approved by the Planning Director and Public Works 
Director, the approval of the Lot Line Adjustment must be then brought to the Planning 
Commission for consideration. If the Planning Commission decides by majority vote to 
formally “review” the Lot Line Adjustment, then a Planning Commission hearing date is 
set and public notice is sent out, and the proposal is heard by the Commission.   If the 
Planning Commission decides not to review the Lot Line Adjustment, then the Planning 
Director must publish the action to approve the Lot Line Adjustment in the newspaper, 
and send out a notice to all property owners within 300 feet of the site. Upon receipt of 
such notice property owners may then choose to appeal the action of the Planning 
Director/Public Works Director back to the Planning Commission, and pay the required 
appeal fee. 
 
Given that this lot line adjustment involves more than just a minor adjustment to 
property lines, staff, in reviewing the application made the decision to use the discretion 
staff inherently has to refer a staff decision to the Planning Commission. This approach 
has the added benefit of “streamlining” the process, as it avoids the necessity described 
above of staff bringing its decision to the Planning Commission for “validation”, and 
then coming back at a separate meeting if the Commission disagrees with that staff 
decision.  In addition, this approach  avoids the scenario whereby property owners end 
up being informed by staff “after the fact” of an approval made by staff, which would 
then require residents/property owners to appeal a staff decision in order for it to be 
considered at a public hearing.   
 
Zoning/General Plan Consistency: The property is Zoned and has a General Plan 
designation of Medium Density Residential.  The proposed lot sizes (2 and 2.5 acres) 
greatly exceed the minimum lot size requirements of 7,000 sq.ft. It should be noted that 
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the proposed Lot Line Adjustment enlarges the existing 5775 sq.ft. lot that currently 
does not meet the minimum lot size (7000sq.ft), or minimum width (70 feet).  In effect, 
the Lot Line Adjustment results in a currently nonconforming parcel (Parcel B), 
becoming conforming. 
 
City staff received a number of concerns from nearby residents over the possibility of 
multiple family housing being built on the site.  It is important to note that any multiple 
family housing on the property would require approval of a use permit by the Planning 
Commission.  Aside from that fact, the reality is that the proposed Lot Line Adjustment 
does not increase the maximum underlying density allowed on the site.  The applicant’s 
stated intent is to build a single family home on Parcel A, with the expectation that the 
vineyards will remain and a single home would be built on Parcel B. 
 
It should also be noted that while the Lot Line Adjustment process allows conditions to 
be placed to ensure the proposal is consistent with and implement current zoning and 
building code requirements, restrictions cannot be placed on the density/intensity 
allowed by the underlying zoning. 
 
Infrastructure and Related Issues: 
 
Sewer: The two existing parcels are currently served by septic systems.  The City has 
an existing sewer line near the Starr/Pope intersection.  As a result, a condition has 
been added requiring that any new development built on Parcels A and B must hook up 
to City sewer. 
 
Water: City water is currently available to the site.  Water neutrality reports will be 
required to be submitted when development is proposed on the parcels.  As noted on 
the submitted plans, an easement will need to be located on Parcel B to allow water 
and sewer to access Parcel B in order to avoid tearing up the recent pavement placed 
on Pope St.  There is an inactive well on site.  The existing vineyard is “dry farmed” with 
the vines tap roots being deep enough to eliminate the need to irrigate.  No well water is 
used or needed for irrigation of the vineyard. 
 
Roads/Sidewalks: The site’s Starr Avenue frontage has standard curb and sidewalk 
improvements.  In the case of Pope Street, there is an existing asphalt path that runs 
the length of the Pope Street frontage, along with mature trees.  Given the limited 
discretion inherent in a Lot Line Adjustment, it would not be appropriate for the City to 
require frontage improvements on Pope St.  However, as part of a future discretionary 
action, such an improvement could be considered.  
 
Access/Driveways: There are two existing driveways located on Parcel A, one on Pope 
Street and the other on Starr Avenue.  A new driveway will need to be created on Pope 
St. to access Parcel B.  The ultimate configuration of the driveways on parcels A and B 
will be determined when the site develops. 
: 
RECOMMENDED ACTIONS 
Staff recommends that the Planning Commission approve the Lot Line Adjustment as 
requested, subject to the conditions contained in the attached resolution.  
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ATTACHMENTS 
• Lot Line Adjustment Map Existing 
• Lot Line Adjustment Map Proposed 
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PLANNING COMMISSION RESOLUTION 

 
LOT LINE ADJUSTEMENT ADJUSTMENT TO INCREASE THE SIZE OF AN 
EXISTING .1 ACRE PARCEL TO 2.5 ACRES, WITH A CORRESPONDING 

REDUCTION IN THE SIZE OF THE EXISTING 4.4 ACRE PARCEL TO 2.0 ACRES.  
FOR PROPERTYLOCATED AT 576 POPE STREET AT THE CORNER OF POPE 

STREET AND STARR AVENUE 
 
 

WHEREAS, a Lot Line Adjustment has been requested by Russell Aves to 
increase the size of an existing .1 acre parcel to 2.5 acres, with a corresponding 
reduction in the size of the existing 4.4 acre parcel to 2.0 acres, and 

 
WHEREAS, one of the existing properties (Parcel B ) currently does not meet the 

minimum lot size requirements of 7000 square feet of the Medium Density Residential 
District, and 

 
WHEREAS, as a result of the proposed Lot Line Adjustment both parcels will 

meet and exceed all the minimum Zoning Code requirements of the Medium Density 
Residential District, and  

 
WHEREAS, action on the requested Lot Line Adjustment was referred by staff to 

the Planning Commission given that the proposed lot line changes were more than 
minor adjustments, and 

 
WHEREAS, a public hearing was properly noticed as required, and comments at 

the hearing were duly considered by the Planning Commission at a public hearing held 
on August 5, 2014. 

 
NOW THEREFRE BE IT RESOLVED, that the Planning Commission finds that 

the requested Lot Line Adjustment is Categorically Exempt from the requirements of 
CEQA, Class 5: Minor Alterations to Land Use Limitation, 

 
BE IT FURTHER RESOLVED, that the Planning Commission does hereby 

approve the Lot Line Adjustment as requested subject to the following conditions of 
approval: 

 
1. At the time of submittal of the deeds with legal descriptions for the adjusted lots, the 

applicant shall submit a plan or map, prepared to scale, that accurately locates all 
existing utilities, access drives and drainage patterns for all parcels as required by St. 
Helena Municipal Code, Title 16, Section 16.08.070.  The plan shall be prepared under 
the supervision of and sealed by a California Licensed Land Surveyor or Registered Civil 
Engineer authorized to practice land surveying.   

a. The plan or map shall be reviewed by the Planning Director and the Public 
Works Director before the applicant is authorized to record the revised deeds.  
The Planning Director shall confirm that the locations of existing structures 
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conform to setback and other zoning requirements and the director of Public 
works shall identify the need for easements as described in item b below. 

b. The applicant shall submit for review and record easements for all utilities, 
access drives and drainage patterns where such facilities or features cross one 
parcel to serve another other parcel as determined by the Public Works Director.  

 
2. The applicant or property owner shall submit two (2) copies of the lot line adjustment 

draft deed documents’ legal descriptions.  The deeds shall include legal descriptions of 
the lots before and after the lot line adjustment describing the entire boundary of each 
parcel. The legal descriptions shall be prepared, signed and stamped by a registered 
Land Surveyor or a licensed Civil Engineer, authorized to practice land surveying in 
California.   The purpose of the revised deeds is to show the lot line adjustment in the 
chain of title. 

  
3. The following statement shall be included on each revised deed document:   

The purpose of this conveyance and the conveyances being recorded concurrently 
herewith is to create a lot line adjustment pursuant to California Government Code 
Section 66412(d) and all local subdivision ordinances. 

 
4. The applicant shall record easements for all utilities, access and drainage patterns 

where facilities or features cross one parcel to serve another parcel, as determined by 
the City’s Public Works Director. 

 
5. The property owners shall submit two (2) copies of the title reports including all backup 

documents issued within 30 days of the date of submittal of the revised deed and legal 
descriptions. 

 
6. The property owners shall submit proof of payment of the mapping services fee, as 

required by the Napa County Board of Supervisors, Resolution 92-119, prior to 
recording documents. 

 
7. The property owners shall submit proof of prepayment of property taxes to the City prior 

to recording documents. 
 
8. The property owners shall advise all lenders associated with the parcels subject to this 

lot line adjustment of the City’s action to approve the application and any deeds of trust 
on the subject properties shall be modified to conform to the new boundary 
configurations and submitted to the City prior to recording documents. 

 
9. Within 30 days of approval of the revised deeds and their recording by the Napa County 

Recorder’s Office, two (2) conforming copies of the recorded deed documents shall be 
submitted to the Planning Department for its files and use in issuing “Notice of 
Completion” statements. 
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10. All parcels must have a separate service lateral to City water, City sewer, and other 
utilities. 
 

11. Prior to recordation of the lot line adjustment the outdoor storage of materials located on 
the property, both in the open and in containers shall be removed or screen from off-site 
view as determined by the Planning Director.  In addition, the abandoned vehicles and 
other dilapidated equipment on the northern portion of the property located near the 
creek shall be removed. 
 

12. The existing pool located on Parcel A shall be properly secured consistent with City 
requirements as determined by the Planning Director. 
 

I HEREBY CERTIFY that the foregoing lot line adjustment was duly and regularly approved by 
the Planning Commission of the City of St. Helena at a regular meeting of said Planning 
Commission held on August 5, 2014 by the following roll call vote: 

 

AYES: 
NOES:   
ABSENT: 
ABSTAIN: 
      
 
 
 
     _________________________________________________________ 
     Victor Carniglia, Interim Planning Director 
       

             
      
     ___________________________________________ 
     Russell Aves, Owner 
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