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1. Overview 

 
The Priority Development Area Investment and Growth Strategy identifies Priority 
Development Areas (PDAs) within Napa County to focus transportation investments 
received through the One Bay Area Grant Program (OBAG) program. The OBAG 
program now entering its third cycle, is the federal transportation funding program 
dedicated to support the implementation of Plan Bay Area 2050 
(https://www.planbayarea.org/), which encompasses the region’s recently updated 
Sustainable Communities Strategy (SCS).  OBAG 3 will cover the four-year period from 
FY 2023-24 to FY 2026-27 and will set the goals and priorities for sustainable growth in 
the region. This memorandum will provide an update on Napa County’s two Priority 
Development Areas (PDAs) to help inform regional funding policies and priorities in 
preparation for OBAG 3.  

To meet the SCS goals, and as a requirement for receiving federal highway funds under 
OBAG 3,  the Metropolitan Transportation Commission (MTC)  requires each County 
Transportation Agency (CTA)  to create and periodically update a PDA Investment and 
Growth Strategy (PDA-IGS).  NVTA is the CTA for Napa County and maintains the 
PDA-IGS.  The PDA-IGS is a living document, and will be updated periodically to 
include new policies, growth strategies, and new data as needed.   

PDAs are locally identified areas that can accommodate future housing, especially 
affordable housing along with employment growth near public transportation.  The 
development of PDAs can reduce traffic congestion and encourage more sustainable 
forms of transportation such as transit, walking, and biking.  With growing populations 
and worsening traffic conditions along with constrained natural and urban environments, 
the need to improve conditions for future generations has become a priority.  The shift 
to more sustainable community developments supported by these factors along with 
mandates by California State laws, in particular AB 321, SB 3752, and most recently SB 
7433.  These laws require that Metropolitan Planning Organizations (MPOs) and other 
regional agencies develop and periodically update a Sustainable Communities Strategy 
as part of the long range planning process by considering the impacts of land use and 
transportation.   

The purpose of a PDA-IGS is to ensure that local transportation agencies like NVTA 
have a transportation project priority-setting process for OBAG 3 funding that 
encourages development in the region’s PDAs, and supports reaching the goals of Plan 
Bay Area 2050. 

Strategies are intended to facilitate coordination between CTAs and local jurisdictions 
with PDAs to strengthen the alignment of transportation investments and local planning.  
These strategies will help inform the next funding program cycle under OBAG 3, by 
identifying challenges, opportunities and needs unique to Napa County’s PDAs.  The 
                                                           
1 https://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=200520060AB32 
2 https://leginfo.legislature.ca.gov/faces/billTextClient.xhtml?bill_id=200720080SB375 
3 https://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=201320140SB743 

https://www.planbayarea.org/
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current PDA-IGS was adopted in May 2017, and there have not been significant 
changes in the status of the PDAs since the last update.  In 2019, the MTC/ABAG 
waived the requirement for CTAs to develop an interim progress report, as MTC/ABAG 
staff would satisfy the requirement through the PDA and OBAG Assessment Project.  
This status update will address any recent housing and mobility trends, planned 
transportation projects and any new planned affordable housing projects. 
 
 

2. NAPA COUNTY PDAs 
 

 
Napa County has two identified PDAs (TABLE 1).  One in the City of American Canyon 
along the SR 29 Corridor (FIGURE 1), and one in the City of Napa along the Downtown 
and Soscol Gateway Corridor (FIGURE 2).  Both PDAs are located in the incorporated 
areas in the southern portion of the county where much of the local growth is taking 
place.  This concentrated growth in the county’s two largest incorporated cities is part of 
the local strategy to preserve the Priority Conservation Areas (PCA) (FIGURE 3) in the 
unincorporated portions of the county, predominately in the north.   
 
 
 
TABLE 1: Napa County PDAs 
 

PDA Name PDA Description PDA 
Designation 

Downtown 
Napa – 
Soscol 
Gateway 
Corridor  

Approximately 585 acres located in downtown 
Napa boarded by Polk, Clinton, and Caymus 
Streets to the north, Jefferson Street to the west, 
Division Street to the south and then extends east 
across the Napa River to Silverado Trail and south 
to Imola Avenue. 

Transit 
Neighborhood 

 

American 
Canyon Hwy 
29 Corridor  

Approximately 225 acres located on the Hwy 29 
corridor; geographic boundaries are generally 
Green Island Road on the north, James Road on 
the west, the railroad tracks on the east, and the 
City of Vallejo on the south. 

Mixed Use 
Corridor 
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FIGURE 1:  City of American Canyon SR 29 Corridor PDA Boundary 
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FIGURE 2: City of Napa Downtown and Soscol Gateway Corridor PDA Boundary 
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FIGURE 3: Napa County Priority Conservation Area Map and Map Key 
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3. Status of Current Housing & Jobs Creation in Napa County PDAs 

The City of American Canyon has experienced significant growth in the last few years, 
in both housing and industrial development, which will create a number of jobs in the 
south portion of the county.  Several housing developments are planned, in or proximal 
to the Highway 29 Corridor PDA, including some affordable units. The American 
Canyon Economic Development Department reported 86 affordable units completed 
with an additional 298 planned in and in various stages of approval (Attachment 1-City 
of American Canyon PDA Worksheet). A number of industrial developments are also 
complete with additional development being planned along the north end of the corridor. 
Many of these developments will create jobs in the industrial sector, primarily 
warehousing, shipping and some in small manufacturing.  While a number of the 
planned transportation projects listed in the American Canyon PDA worksheet are 
ineligible for OBAG funding, these projects will improve circulation and connectivity in 
and proximal to the PDA, and will support industrial jobs growth and goods movement. 
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Several affordable housing developments are now either complete, under construction 
or proposed for construction in the next few years within both PDAs (Table 2).  
According to the City of Napa Economic Development Department (Attachment 2), 101 
affordable housing units in, or proximal to the PDA are completed, with 148 units 
planned between 2017 to present. Two additional projects, although not within the City 
of Napa PDA are significant and proximal, the Manzanita Project (51) which is just 1.4 
miles outside the PDA, and the Napa Valley College Campus housing project (220 
units), which is along the southern border of the PDA.  Additional commercial/retail/hotel 
development within the Downtown Napa Soscol Gateway Corridor PDA will bring jobs, 
albeit lower wage, to the area.  

TABLE 2: Planned Affordable Housing (In or proximal to PDA’s 2017-2021) 
 
Jurisdiction PDA Project  Name Status Units 

City of Napa 
Downtown Napa 
Soscol Gateway 
Corridor 

Stoddard West Complete 50 

City of Napa 
Downtown Napa 
Soscol Gateway 
Corridor 

Monarch 
Landing 

Entitled/Applying 
for funding 77 

City of Napa 
Downtown Napa 
Soscol Gateway 
Corridor 

Wine Valley 
Lodge 

Applying for 
Funding 55 

City of Napa 
Downtown Napa 
Soscol Gateway 
Corridor 

Bridgeview 
Apartments 
Expansion 

Entitled 16 

City of Napa 
Downtown Napa 
Soscol Gateway 
Corridor (proximal) 

Manzanita 
AHSC Project Near Complete 51 

City of Napa 
Downtown Napa 
Soscol Gateway 
Corridor(adjacent) 

Napa Valley 
College-Campus 
Housing 

Pre-Development 220 

City of Napa 
Downtown Napa 
Soscol Gateway 
Corridor 

Wine Train 
Workforce 
Housing 

Pre-Development 55 

City of American 
Canyon Highway 29 Corridor Valley View Completed 70 

City of American 
Canyon Highway 29 Corridor Village at 

Vintage Ranch Completed 16 

City of American 
Canyon Highway 29 Corridor Residences at 

Napa Junction Pre-Application 46 

City of American 
Canyon Highway 29 Corridor Napa Cove Entitlement in 

process 66 

City of American 
Canyon Highway 29 Corridor Lemos Pointe Approved 186 

Total Affordable Units  908 
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Housing Profile and Forecasts 
 
Napa County is one of the nation’s most popular tourist destinations and coupled with 
minimal new housing starts, Napa County has much higher housing costs than state 
and national averages. The Agricultural Preserve has placed a premium on land use 
and housing prices which have only been compounded by the Covid-19 Pandemic, and 
the desire for higher wage workers to live outside urban areas while working remotely.  
The average housing price in Napa County increased 24% from $699,000 in 2019 to 
$867,000 in 2020.4   
 
Strategies for improving low-median income housing 
 
Napa County’s predominate workforce is in the lower wage service industry sectors.  
Building affordable housing for lower income workers and diversifying Napa’s economic 
base to offer higher paying jobs are two solutions to the jobs and housing imbalance. 
While there are significant challenges with these solutions, such as higher financial 
rewards for developers building higher cost housing or commercial development than 
affordable housing, the Regional Housing Need Allocation (RHNA-Table 3) has brought 
significant focus on the housing crisis, especially to meet the needs of homeless and 
low-income workers.  The mandate to preserve agricultural space and the desire to 
promote the industry it supports, coupled with the lack of adequate infrastructure, and 
the threat of climate related disasters, renders the task to meet housing allocations, 
particularly in the unincorporated areas, an exceptional challenge. 
 
TABLE 3: Regional Housing Needs Allocation 2023-20315 
 

Jurisdiction Very Low 
Income (<50% 
of Area Median 

Income) 

Low Income 
(50-80% of 

Area Median 
Income 

Moderate 
Income (80-
120% of Area 

Median Income) 

Above Moderate 
Income (>120% of 
Area Median Income 

Totals 

American 
Canyon 112 65 75 194 446 
Napa 504 291 319 825 1939 
Yountville 19 11 12 30 72 
St. Helena 103 59 26 66 254 
Calistoga 31 19 19 50 119 
Unincorporated 
Napa 369 213 120 312 

           
1014 

TOTALS 1138 658 571 1477 3844 
 
 

                                                           
4 https://napavalleyregister.com/news/local/napa-county-home-price-hits-all-time-median-high-with-flood-of-
new-buyers-from/article_e331afff-9ba4-56dc-89d7-d7823ad76c5b.html 
5 https://abag.ca.gov/sites/default/files/documents/2021-12/proposed%20Final_RHNA_Allocation_Report_2023-
2031.pdf 
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Creating a more diverse economy is also challenging.  Land in Napa County is 
expensive and Napa’s rural, remote location to other large cities in the central core of 
the Bay Area make it one of the most expensive counties to locate businesses.  That 
said, Napa has a college near the Downtown Napa Soscol Gateway PDA that can foster 
entrepreneurial opportunities if the transportation infrastructure is available to support a 
new industry. Revitalizing the existing office parks and industrial spaces in the south 
portion of the county into tech incubators, biotech firms, manufacturing plants and 
distribution centers could all increase job wages that would help improve home 
affordability. 
 
Jobs in Napa County 
 
This description from the Napa County General plan economic development describes 
drivers of the local economy, and the job base that supports it:  
 
Napa County’s economy is based on agriculture, and in particular, a highly specialized 
form of agriculture: grape-growing and wine-making.  In addition, the county’s wineries 
draw visitors from California and beyond, creating a strong secondary economy in the 
form of tourism and hospitality.    
 
The wine and tourism industries alone account for nearly 40% of the local labor force.  
Government, healthcare, education, construction and retail make up the balance of 
Napa’s economy and are necessary to support these industries and the people who live 
and work in Napa County.  
 
The majority of the job growth in Napa County is predicted to take place within or 
proximate to the two Napa County PDAs as shown in Table 4 below.  The California 
Employment Development Division reported that there were 72,900 jobs in Napa 
County in June 2020, with almost a third of these jobs in leisure, hospitality and 
manufacturing (Winemaking is classified by the Bureau of Labor Statistics as 
manufacturing).  
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TABLE 4: Job Growth by PDA and Jurisdiction-Napa County (Plan Bay Area 2050) 
 

Napa County JOBS 
 2010 2040 2010-2040 % Growth 
Jurisdiction or Area 
Name 

Place Type  

American Canyon 
Highway 29 Corridor 

 
Mixed Use Corridor 

2,920 4,160 1,240 
42% 

1,280 2,100 810 
Calistoga 2,220 2,640 420 19% 
Napa 
Downtown Napa 
Soscol Gateway Corridor 

 
Rural Town Center 
Rural Corridor 

33,950 
9,870 
1,080 

44,520 
11,620 

1,950 

10,570 
1,750 

870 
31% 

St. Helena 5,340 6,230 890 17% 
Yountville 1,600 1,980 380 24% 
Napa County Unincorporated 24,630 30,000 5,380 22% 

 
Job growth in lower-wage service industry sectors and minimal new housing starts have 
resulted in a much higher cost for housing than state and national averages. These 
factors, coupled with land preservation under the Agricultural Preserve have placed a 
premium on land value, making it challenging to build housing to accommodate lower- 
and moderate-income workers.  This forces a large number of workers to commute from 
adjacent counties where housing costs are lower, increasing the stress on the 
transportation system. The Association of Bay Area Governments estimates that 31,000 
jobs in Napa County are occupied by workers from outside of Napa County.6 
 

4. Planned Transportation Projects 
 
NVTA updated its Countywide Transportation Plan (CTP), Advancing Mobility 2045, 
which was adopted in May 2021. NVTA separates proposed projects into two 
categories; constrained and unconstrained.  This allows projects to move forward within 
the planning period if additional funds are identified. The projects within this plan will be 
considered for submission under OBAG 3.  
 
The CTP includes a wide array of transportation projects and programs with a series of 
performance metrics (reliant on readily available data) designed to measure 
performance under six categories: 

1. Equity 
2. Safety 
3. Congestion Relief 
4. Economic Sustainability 
5. Sustainability 
6. Maintenance and Preservation 

 
                                                           
6 Napa Countywide Transportation Plan -  Advancing Mobility 2045 https://issuu.com/nvta19/docs/draft_nvta_ctp  

https://issuu.com/nvta19/docs/draft_nvta_ctp
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By tracking performance of local transportation investments, NVTA will be able to 
determine the effectiveness of various project types in order to evaluate whether the 
most pressing needs of the transportation system identified in the CTP are improving: 
 

• Congestion relief 
• Improved traffic safety 
• More active transportation infrastructure 
• More reliable and frequent bus service 
• Maintenance and repair of the existing transportation system 

 
 
NVTA staff worked with the City of Napa and City of American Canyon staff to provide a 
list of transportation and non-transportation related projects that are in, or proximate to 
each of the Napa County PDAs. Transportation project amounts and funding shortfalls 
are shown in Table 5. Additional project information, non-transportation related projects 
are included in PDA worksheets in Attachments 1 and 2.   
 
The City of Napa listed 17 transportation projects in, or proximal to its PDA totaling and 
estimated $51,577,000 with a $35,435,000 funding shortfall. Non-transportation related 
projects (2) consisting of urban greening along major corridors have an estimated 
project cost of $1,550,000 with an $864,000 funding gap. 
 
The City of American Canyon has 47 listed transportation projects in, or proximal to its 
PDA, totaling an estimated $226,095,100. This excludes five projects that currently 
have no estimates. The shortfall is using the full estimated amount currently known. 
 
TABLE 5: PDA Total Transportation Project Estimates and Funding Shortfalls 
 

PDA Approximate Total 
Cost  

Committed Funds Funding Shortfall 

Downtown Napa 
Soscol Gateway 
Corridor 

$51,577,000* $16,142,000 $35,435,000* 

Highway 29 
Corridor 

$226,095,100 
 

$23,170,100238 $202,925,000 

 TOTALS $238,360,000** 
*Includes $2M for NVC Transit Transfer Station 
**Includes $4M for Countywide Electric Charging for Transit-some of which may be in/proximal to PDAs 
and will serve transit in the PDAs-shown on separate tab on both worksheets. Some infrastructure 
projects listed in the Highway 29 Corridor worksheet are not be eligible for OBAG funding and are 
included due to location in or proximal to the PDA. Ineligible projects are noted in the worksheet. 
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5. Transportation Projects Serving Affordable Housing 
 
Local jurisdictions submitted information on affordable housing projects using the MTC 
provided worksheets.  Table 6 identifies transportation projects that are collocated with 
planned affordable housing in Napa County PDAs. Some affordable housing is located 
proximal (within 1 mile) to PDAs, and several transportation projects connect or serve 
these locations and PDA expansion should be considered.   
 
Two transit projects listed in the worksheets will serve all affordable housing locations in 
American Canyon as local service operates on-demand, and improvements along the 
corridor to Express Bus service will provide connectivity between jobs and housing 
along the corridor and beyond. These projects are not listed in Table 6 but are noted 
here: 

• American Canyon Multimodal Transit Center-Location TBD 
• Express Bus Enhancements-Multiple along 13.5 mi. segment of SR 29 between 

Napa and American Canyon 
 

In addition, Electric Bus Charging (shown on both worksheets) will be in multiple 
locations throughout the county, improving access to no-emission transit service. And 
finally, a Multimodal Transit/Rail Station is proposed to provide potential future 
connections to SMART should service extend to Napa County.  Local on-demand transit 
would serve this location providing access to all affordable housing in American 
Canyon. Express Bus enhancements along the SR 29 corridor would also improve links 
to rail by adding opportunities for commuters from Napa affordable housing locations to 
access jobs in Sonoma and Marin. 
 
TABLE 6: Planned Transportation Projects Serving PDA Housing 
 
PDA Housing Project 

 
Transportation Project  

Downtown Napa and 
Soscol Gateway Corridor 

Stoddard West, 345 Gasser 
Dr. 

1. Vine Trail-Soscol Gap-Class I  
2. Imola Corridor Complete 

Streets Improvements 
3. Tulocay Creek Trail 

Downtown Napa and 
Soscol Gateway Corridor 

Monarch Landing-1000 
Shetler Ave. 

1. Imola Corridor Complete 
Streets Improvements 

2. Shetler Ave. Sidewalks 
3. Soscol Ave./Imola Ave. 

Intersection Improvements 
Downtown Napa and 
Soscol Gateway Corridor-
Proximal (Consider PDA 
expansion) 

Wine Valley Lodge-200 
S. Coombs  

1. Imola Corridor Complete 
Streets Improvements 

2. Class II Bike Lanes-Multiple 
Locations-Countywide Bike 
Plan 

3. Tulocay Creek Trail 
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Downtown Napa and 
Soscol Gateway Corridor 

Bridgeview Apartments 
Expansion-122 Brown 
St./151 Riverside Dr. 

1. Downtown Class I Paths 
2. Class II Bike Lanes-Multiple 
3. Class III Bike Routes-Multiple 
 

Downtown Napa and 
Soscol Gateway Corridor-
Proximal 

Napa Valley College 
Campus Housing-2277 
Napa/Vallejo Hwy. 

1. Imola Corridor Complete 
Streets Improvements 

2. Soscol Ave/Imola Ave. 
Intersection Improvements 

3. Napa Valley College Bus 
Transfer Station 

Downtown Napa and 
Soscol Gateway Corridor 

Wine Train Workforce 
Housing-Soscol Ave. 
Between Third St. and 6th 
St.-Adjacent to Soscol 
Gateway Transit Center 

1. Vine Trail-Soscol Gap Class I  
2. Five Way Intersection 

Improvements at Silverado 
Trail/Third St./Coombsville 
Rd./East Ave. 

3. Oxbow Preserve Bike/Ped 
Bridge 

4. Railroad Crossing Updgrades-
Multiple (Safety) 

5. Oxbow Bicycle and Pedestrian 
Bridge between First St. and 
Third St. 

 
Downtown Napa and 
Soscol Gateway Corridor 

Manzanita AHSC Project-
2951 Soscol Ave. 

1. Vine Trail-Soscol Gap Class I 
2. Railroad Crossing Upgrades-

Multiple (Safety) 
3. Class II Bicycle Lanes-Multiple 
 

Highway 29 Corridor The Residences at Napa 
Junction-680 Napa Junction 
Rd. 

1. SR 29 Phase 1 Operational 
and Multimodal Improvements 

2. Bike/Ped Overcrossing-
Multiple 

3. Class I Shared Use Paths-
Multiple 

4. Class II Bike Lanes-Multiple 
Highway 29 Corridor Napa Cove-3805 Broadway 1. SR 29 Phase 1 Operational 

and Multimodal Improvements 
2. Bike/Ped Overcrossing-

Multiple 
3. Class II Bike Lanes-Multiple 

Highway 29 Corridor Valley View- 1 Natalie 
Lane 

1. SR 29 Phase 1 Operational 
and Multimodal Improvements 

2. Bike/Ped Overcrossing-
Multiple 

3. Class 1 Shared Use Paths-
Multiple 

4. Class II Bike Lanes-Multiple 
Highway 29 Corridor The Village at Vintage 

Ranch-923 Hudson Lane 
1. SR 29 Phase 1 Operational 

and Multimodal Improvements 
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2. Bike/Ped Overcrossing-
Multiple 

3. Class I Shared Use Paths-
Multiple 

4. Class II Bike Lanes-Multiple 
5. Class IV Separated Bikeway-

American Canyon Rd. 
 

Highway 29 Corridor Lemos Point-NE Corner of 
UP Railroad and future Rio 
Del Mar East 

1. SR 29 Operational and 
Multimodal Improvements 

2. Bike/Ped Overcrossing-
Multiple 

3. Class I Shared Use Paths-
Multiple 

4. Class II Bike Lanes-Multiple 
 

 
 
 

6. Future of  PDAs in Napa County 
 
Future land use development strategies in the PDAs is as follows:  
 

• Continued housing growth and multimodal transportation improvements to 
support connectivity, safety and mobility. 

• Consider expanding the southern end of the Downtown Napa Soscol 
Gateway Corridor PDA to the west along the Imola Corridor which has 
several planned complete streets improvements and potential for new 
economic development in identified opportunity zones.7 

• Infill and adaptive reuse for more vibrant utilization of commercial zones 
within in the PDAs. 

• Continuation of programs adapted to support business and the community 
during the pandemic-parklets, streateries and street closures-pedestrian 
friendly zones. 

• Potential for travel demand programs to support reduction of VMT through 
incentivizing rideshare, transit and active modes of transportation. 

• Improved access and mobility through seamless linking of modes - transit, 
first/last mile connections, mobility hubs, parking programs, bike, scooter 
and car share.  

• Consideration of Pro-Housing designation to increase grant funding 
opportunities.8 

• Support Anti-Displacement Strategies: 
i. Produce enough housing for residents at all income levels. 
ii. Preserve the affordable housing that already exists. 

                                                           
7 https://www.imolacorridorplan.org/ 
8 https://www.hcd.ca.gov/community-development/prohousing/index.shtml 
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iii. Protect current residents from displacement where neighborhoods 
are changing rapidly. 

iv. Provide sufficient and affordable commercial space to support 
new, small and locally owned businesses. 

• Promote policies that support making land use and transportation 
investments within PDAs. 

• Pivot and adjust when targets are not being met to improve outcomes.  
 

 
 
 
 
 
 
 


