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Checklist of Required Application Materials 
 

 

Please make sure that the following documents are complete and legible. Consistent with the State Permit Streamlining Act 

and Departmental policy, the Planning, Building and Environmental Services (PBES) Department will make an application 

completeness determination within thirty days of application submittal and the payment of all required initial fees. 

□ General Application Form: The attached General Application Form must be completed in full and signed by the property owner 

or their authorized agent. Corporations, partnership, and the like have special signature requirements as noted on the Form.  

□ Application Fee:  

Use Permit/Major Modification (All Uses):  Total Fees are based on actual time and materials and flat fees.  A deposit in the 

amount of $10,000. Check made payable to County of Napa.   

Small Winery Exemption (Winery Uses):  Total fees are based on actual time and materials and flat fees. A deposit in the 

amount of $5,000. Check made payable to County of Napa. 

Minor Modification (Winery Uses):  Total fees are based upon flat rates with exception to Engineering Services which are 

based on actual time and materials over 3 hours for Roads & Street Standards evaluation.  All County Counsel fees are 

based on actual time and materials. Check made payable to County of Napa. 

Administrative Permit (Winery Uses):  Total Fees are based on actual time and materials and flat fees.  A deposit in the 

amount of $1,500. Check made payable to County of Napa. 

Minor Modification (Non-Residential & Residential Uses):  Total fees are based upon flat rates.  All County Counsel fees are 

based on actual time and materials. Check made payable to County of Napa. 

Very Minor Modification (Non-Residential & Residential Uses):  Total fees are based upon flat rates.  All County Counsel 

fees are based on actual time and materials. Check made payable to County of Napa. 

□ Read and Sign the Hourly Fee Agreement   

□ Detailed Project Description:  The Project Description should address all of the applicable items listed below: 

1. Existing site conditions and uses. 

2. Proposed type of development and size, proposed uses/business, development phases, changes or alterations to the property 

or building including new/modified improvements and off-site improvements.  

3. Days of the week and hours of operation. 

4. Maximum number of employees per shift and hours of shifts. 

5. Are there additional licenses and/or approvals from outside agencies needed from a Special District, Regional, State, Federal? 

6. What is your water supply?  How/where is liquid/solid waste disposed? 

□ To-Scale Site Development Plans (ALL plans must be to an identified architect’s or engineer’s scale and shall be legible):  

 Submit three (3) 24” X 36” and one 11” x 17”copies of plans consistent with information contained in the Building Division – 

Design Information - Sample Site Plan Handout:  https://www.countyofnapa.org/1890/Building-Documents . 

□ To-Scale Floor Plans (ALL plans must be to an identified architect’s or engineer’s scale, shall show the existing and proposed 

conditions of the building and shall be legible):  

 Submit three (3) 24” X 36” and one 11” x 17”copies of plans with the following information and details: 

1. Dimensions and area of all rooms, hallways and covered or partially enclosed outdoor areas. 

2. Use of each area within each structure/building. 

3. Location of emergency exists. 

□ To-Scale Building Elevations (ALL plans must be to an identified architect’s or engineer’s scale, shall show the existing and 

proposed conditions of the building and shall be legible):  

 Submit three (3) 24” X 36” and one 11” x 17” copies of plans with the following information and details: 

1. All relevant dimensions. 

2. Exterior materials. 

3. Exterior colors. 

4. Existing grade. 

5. Finished grade. 

6. Finished floor level. 

7. Building height consistent with Figure 209-1 of the 1997 UBC Handbook. 

https://www.countyofnapa.org/1890/Building-Documents


   
 

□ Technical Information and Reports 

The following technical information and studies are generally required unless waived by County Planning Staff at or following a 

Pre-Application Review Meeting.  Please see County Planning Staff for a list of pre-qualified consultants. 

1. FOR WINERY PROJECTS:  Additional submittal information is necessary and should be included with the submittal 

packet consistent with the Winery Use Permit Supplemental Submittal Requirements. 

2. Traffic Study consistent with Traffic Impact Study Preparation Requirements   Please fill out the enclosed current Trip 

Generation Sheet for existing and proposed project to determine the need for the preparation of a Traffic Impact Study.  

3. Archeological/Cultural Resources Study (consistent with Guidelines for Preparing Cultural Resource Surveys and State of 

California requirements) 

4. Historic Resources Study (consistent with State Office of Historic Preservation requirements) 

5. Biological Study – Includes Special Status Survey (consistent with Guidelines for Preparing Biological Resources Reconnaissance 

Surveys and Guidelines for Preparing Special-Status Plant Studies) 

6. Water Availability/Groundwater Study (consistent with the WAA Guidance Document adopted by the Board 5/12/2015). 

Please refer to the following link:  https://www.countyofnapa.org/876/Water-Availability-Analysis . 

7. For projects located within Sensitive Domestic Water Supply Drainages and/or within the Agricultural Watershed (AW) 

zoning district, please provide vegetation coverage removal and retention information/analysis based on 1993 

Vegetation totals and parcel configuration, including a map or figure that includes the following information: 

Tree canopy coverage: 

  Tree canopy cover (1993):  _______acres 

  Tree canopy cover to be removed: _______acres _______% 

  Tree canopy cover to be retained: _______acres _______% 

Understory (i.e. brush, shrubs, grasses): 

  Understory cover (1993):  _______acres 

  Understory to be removed:  _______acres _______% 

  Understory to be retained:  _______acres _______% 

This information may be provided as part of the Biological Report if one is required for your project. Guidance on how to 

prepare vegetation removal and retention calculations can be found in the County’s Water Quality & Tree Protection 

Ordinance Implementation Guide, located on our website:  

https://www.countyofnapa.org/DocumentCenter/View/12882/WQTPO-implementation-guide?bidId= 

8. Special Studies (The following may be required on a project-specific basis at the discretion of the PBES Director.) 

□ Noise Study (demonstrating consistency with Napa County Code Chapter 8.16). 

□ Aviation Compatibility Study (consistent with Airport Land Use Compatibility Plan requirements) 

□ Visual Impacts Study (Photographic simulations)  

□ Geological/Geotechnical Hazard Report – Alquist Priolo Act 

□ Hydraulic Analysis (flood impact) if within Floodplain and/or Floodway 

□ Stormwater Control Plan (consistent with Napa County BASMAA Post Construction Manual) 

□ Other: ______________________________________ 

□ Other: ______________________________________ 

□ Additional Information Required by the Environmental Health Department: 

1. Soil Evaluation Report if an on-site septic system is proposed. 

2. Septic Feasibility Report for any new or upgraded septic systems or any expansion of use relying on an existing septic 

system. 

3. Water System Feasibility Report if the water supply system will serve 25 or more people inclusive of employees, visitors, 

and residents or if kitchen is proposed. See enclosed handout provided by Environmental Services. 

4. Water and/or Sewage Disposal Easement if an off-site spring, well, reservoir, storage tank, or individual sewage disposal 

system is proposed. 

5. Completed Business Activities form, enclosed. 

6. Solid Waste & Recycling Storage area location and size included on overall site plan.  See guidelines at 

www.countyofnapa.org/DEM/. 

7. Cave setback plan if a cave is proposed.  See handout provided by Environmental Services. 

https://www.countyofnapa.org/876/Water-Availability-Analysis
https://www.countyofnapa.org/DocumentCenter/View/12882/WQTPO-implementation-guide?bidId=
http://www.countyofnapa.org/DEM/


   
 

Please click on Other Information tab at https://www.countyofnapa.org/1904/Environmental-Health-Division  for forms and 

handouts related to use permit application submittal. 

 

□ Additional Information Required by the Engineering Services: 

 

2020 Napa County Road & Street Standards 

https://www.countyofnapa.org/DocumentCenter/View/3787/Napa-County-Road-and-Street-Standards---2020-PDF 

 

Project Guidance for Stormwater Compliance 

https://www.countyofnapa.org/DocumentCenter/View/3778/Project-Guidance-for-Stormwater-Quality-Compliance-PDF 

 

BASMAA Post-Construction Stormwater Management Manual 

https://www.countyofnapa.org/DocumentCenter/View/3780/Bay-Area--Stormwater-Management-Agencies-Association-

BASMAA-Post-Construction-Manual-PDF 

 

Napa Countywide Stormwater Pollution Prevention Program (NCSPPP) Erosion and Sediment Control Plan Guidance 

https://www.countyofnapa.org/DocumentCenter/View/3780/Bay-Area--Stormwater-Management-Agencies-Association-

BASMAA-Post-Construction-Manual-PDF 

 

□ Please Note 

While this checklist includes all information generally required to process a Use Permit/Major Modification or other Use 

Permit related application, it is primarily focused on winery uses. Additional information may be required at the discretion of 

the Deputy Planning Director, and in particular in those cases where non-winery commercial uses (such as restaurants) or 

residential use related projects are proposed. The Planning Division will make every effort to identify any additional 

required information at or directly following the Pre-application Review Meeting. 
 

□ Plans and Studies provided electronically via file share (coordinated at intake).  

https://www.countyofnapa.org/1904/Environmental-Health-Division
https://www.countyofnapa.org/DocumentCenter/View/3787/Napa-County-Road-and-Street-Standards---2020-PDF
https://www.countyofnapa.org/DocumentCenter/View/3778/Project-Guidance-for-Stormwater-Quality-Compliance-PDF
https://www.countyofnapa.org/DocumentCenter/View/3780/Bay-Area--Stormwater-Management-Agencies-Association-BASMAA-Post-Construction-Manual-PDF
https://www.countyofnapa.org/DocumentCenter/View/3780/Bay-Area--Stormwater-Management-Agencies-Association-BASMAA-Post-Construction-Manual-PDF
https://www.countyofnapa.org/DocumentCenter/View/3780/Bay-Area--Stormwater-Management-Agencies-Association-BASMAA-Post-Construction-Manual-PDF
https://www.countyofnapa.org/DocumentCenter/View/3780/Bay-Area--Stormwater-Management-Agencies-Association-BASMAA-Post-Construction-Manual-PDF
















*Number of full time and part time employees should represent the max number of employees that will be working 
on any given day (including all vendors and contractors employed for the largest event that occurs two or more times 
per month on average).

Annual Gallons of Production

Existing Entitled Winery

Number of Full Time Employees* 

Annual Tons of Grape Haul

Number of Visitors at the Largest 
Event that occurs two or more 
times per month, on average

WINERY TRIP GENERATION WORKSHEET 
Planning, Building & Environmental Services 

1195 Third Street, Suite 210 
Napa, CA 94559-3082 

(707) 253-4417

PROJECT DESCRIPTION

Winery Name: ___________________________________________________________________

Number of Part Time Employees* 

Maximum Daily Visitation 

_______________

_______________

_______________

_______________

_______________

_______________

Date Prepared: 

Harvest Non-Harvest

N/A

_______________

_______________

_______________

_______________

Weekday

Weekend

Weekday

Weekend

_______________

_______________

_______________Weekday

Weekend _______________ _______________

Annual Gallons of Production

Proposed Winery

Number of Full Time Employees* 

Annual Tons of Grape Haul

Number of Part Time Employees* 

Maximum Daily Visitation 

_______________

_______________

_______________

_______________

_______________

_______________

Harvest Non-Harvest

N/A

_______________

_______________

_______________

_______________

Weekday

Weekend

Weekday

Weekend

_______________

______________________________

_______________

_______________Weekday

Weekend _______________ _______________

_______________

_______________

Weekday

Weekend

Number of Visitors at the Largest 
Event that occurs two or more 
times per month, on average

_______________ _______________

_______________ _______________Weekday

Weekend



Maximum Daily Weekday Traffic (Friday)

Total Weekday Daily Trips
Total Weekday Peak Hour Trips*

Maximum Daily Weekend Traffic (Saturday)

Maximum Annual Traffic 

Total Annual Trips**

If total net new daily trips is greater than 40, a TIS is required

Maximum Weekday Traffic (Friday)

Maximum Weekend Traffic (Saturday)

Maximum Annual Traffic 

#Trips associated with Grape Haul represent harvest season only.
*Weekday peak hour trips are calculated as 38% of daily trips associated with visitors and production plus one trip per employee. Weekend 
peak hour trips are calculated as 57% of daily trips associated with visitors and production plus one trip per employee.
**Annual trips represent a conservative calculation that assumes 11 weeks of harvest, all weekdays are Fridays, all weekends are Saturdays, 
and assumes that the largest event that occurs two or more times per month on average occurs every day.

TRIP GENERATION
Existing Winery

Proposed Winery

Net New Trips

Harvest Non-Harvest

Harvest Non-Harvest  

Max Visitor Daily Trips

PT Employee Daily Trips 

Non-Harvest  Harvest 
Maximum Daily Weekday Traffic (Friday)

Maximum Daily Weekend Traffic (Saturday)

Maximum Annual Traffic 

Total Annual Trips**

Non-Harvest  Harvest 

Net New Weekday Daily Trips.. 
Net New Weekday Peak Hour Trips*

Net New Weekend Daily Trips.. 
Net New Weekend Peak Hour Trips*

Net New Annual Trips** 

If total net new daily trips is greater than 40, a TIS is required

Max Event Daily Trips

Grape Haul Daily Trips
Production Daily Trips

FT Employee Daily Trips3.05 one way trips/employee
1.9 one way trips/employee

2.6 visitors/vehicle for 2 one way trips 
2.6 visitors/vehicle for 2 one way trips

0.000018 truck trips 
0.013889 truck trips

FT Employees
PT Employees

Max Visitors
Max Event

Gallons of Production
Tons of Grape Haul#

Total Weekend Daily Trips.. 
Total Weekend Peak Hour Trips*

Harvest Non-Harvest
FT Employee Daily Trips 
PT Employee Daily Trips 

Max Visitor Daily Trips 
Max Event Daily Trips

Production Daily Trips 
Grape Haul Daily Trips

FT Employees
PT Employees

Max Visitors
Max Event

Gallons of Production 
Tons of Grape Haul#

Total Weekday Daily Trips
Total Weekday Peak Hour Trips*

Harvest Non-Harvest
FT Employee Daily Trips
PT Employee Daily Trips 

Max Visitor Daily Trips
Max Event Daily Trips

Production Daily Trips
Grape Haul Daily Trips

3.05 one way trips/employee
1.9 one way trips/employee

2.6 visitors/vehicle for 2 one way trips 
2.6 visitors/vehicle for 2 one way trips

0.000018 truck trips 
0.013889 truck trips

FT Employees
PT Employees

Max Visitors
Max Event

Gallons of Production
Tons of Grape Haul#

Total Weekend Daily Trips.. 
Total Weekend Peak Hour Trips*

Harvest Non-Harvest
FT Employee Daily Trips 
PT Employee Daily Trips 

Max Visitor Daily Trips 
Max Event Daily Trips

Production Daily Trips 
Grape Haul Daily Trips

FT Employees
PT Employees

Max Visitors
Max Event

Gallons of Production 
Tons of Grape Haul#

3.05 one way trips/employee
1.9 one way trips/employee

2.8 visitors/vehicle for 2 one way trips 
2.8 visitors/vehicle for 2 one way trips

0.000018 truck trips 
0.013889 truck trips

3.05 one way trips/employee
1.9 one way trips/employee

2.8 visitors/vehicle for 2 one way trips 
2.8 visitors/vehicle for 2 one way trips

0.000018 truck trips 
0.013889 truck trips

BFenton
Text Box
Existing Residence Note:  There is one existing residence on the parcel that will remain.  Adopting typical trip generation, the residence currently generates 10 trips per day and will continue to do.

BFenton
Text Box
+3,650 for residence

BFenton
Text Box
+3,650 for residence= 12,564

BFenton
Text Box
Existing Residence Note:  No new trips for residence
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 Project and Description Statement  

The Winery at Mount Veeder 
1300 Mt Veeder Road, Napa 

 
Property Setting 
 
The property is a 114 +/- acre parcel that straddles a wooded saddle overlooking Pickle Creek 
Canyon and the Mayacama Mountain range to the west. While the project is situated on the 
gently sloping saddle, the remainder of  the project site is steeply sloped and heavily wooded with 
the majority of the site in slopes >30%. As described in more detail on sheet UP5 of the 
accompanying engineering drawings, parcel slopes range from less than 5% to over 50%.   
No construction of earthmoving is proposed on slopes that average greater than 30%.  
  
A 1,513 s.f. single-family residence, several accessory structures and up to 13.73 acres of 
vineyard are present or authorized for the property. The existing residence and accessory 
structures occupy the gentler, flatter portion of the property.  Topography and existing vegetation 
effectively screens the existing residence from Mt. Veeder Road. Large landslides underlie the 
western portion of the property while a slightly smaller slide is shown along the eastern property 
line.1  Two (2) seasonal tributaries to Redwood Creek are present on the property.  Existing 
vegetation consists of mature oak trees and a variety of other native and introduced vegetation 
including non-native grasslands. 
 
Access to the property is via an existing gravel driveway that also provides access to existing 
vineyards located on the adjacent parcel to the east. 
 
As shown on the constraints map prepared by RSA+, the project site is impacted by a number of 
physical and regulatory constraints that ultimately dictated the siting and design of the project. 
These constraints include:  
 

o Winery setbacks of 300’ from both Mt Veeder Road and the shared driveway;  
o Setbacks from Pickle Creek and seasonal watercourses; 
o Slopes in excess of 30%; 
o Existing oak woodland and individual heritage oak trees;   
o Areas of slope instability; and 
o Designation of Mt Veeder Road as a viewshed road  

 
Project Description 
 

The design solution to address existing regulatory and physical constraints involves locating the 
proposed winery underground within a 13,754 s.f. cave to minimize visual from and noise 
impacts to  viewshed roads and nearby properties.  The areas proposed for improvements were 
sited to ,minimize removal of  vegetation. The winery cave would be excavated primarily on the 
flatter saddle that separates the west and east facing slopes.  
 
The proposed cave is devoted to production and related uses.  Cave spoils and spoils from 
required driveway improvements (approximately 12,800 cu. yds.) would be used to repair an 
existing landslide area on the west-facing slope and deposited in approved vineyard block B.  

																																																								
1	Project	Narrative,	Napa	County	Application	#P18-00001-ECPA	
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Repaired slope will be re vegetated with native grasses and trees. No off haul of cave spoil is 
proposed.  
 
The most significant earthmoving would be required to access the proposed crush and production 
area located on the east-facing slope behind the existing residence.  Due to existing topographical 
conditions, the proposed cave excavation and construction will be visible from Mt Veeder Road 
or impact 30% (average) slopes. 
 
Access to the winery is via an existing gravel driveway that will be improved as part of the 
project.  The applicant is seeking an exception to county stream setback requirements and 
commercial road standards to balance emergency access while minimizing impacts on mature 
vegetation, on- and off-site watercourses and steep slopes.  The road exception and facts 
supporting its approval is outlined in the April 29, 2022 document prepared by RSA+.  
 
Marketing events and daily visitors would be hosted in a  separate 1,052 s.f.  stand-alone 
hospitality pavilion located south of the existing residence. The ADA accessible pavilion 
including a restroom and outdoor deck, is sited to minimize tree removal and grading while 
providing winery guests with outstanding views of Pickle Canyon and the Mayacama mountains 
to the west.  
 
The hospitality pavilion is a low-rise 13’ high structure fitted with a sloping roof intended to 
emulate the slope of the existing hillside, the pavilion utilizes materials and colors that reduces 
visibility of the structure.  Exterior and roof materials including weathered steel siding and 
standing seam metal roof.  The proposed project has been carefully designed with and vetted by 
the projects fire consultant, David Shew. 
 
An exit portal is proposed on the west side of the winery to provide secondary access for 
employees for use in case of emergency.  An ADA compatible path provides access to the 
winery road below.  While located within the required winery road setback it is screened from 
view of the winery driveway and Redwood Road and is not visible from Mt Veeder Road.  The 
architecture plans prepared by Lake-Flato include renderings of the winery, portal and hospitality 
pavilion as viewed from a variety of vantage points (sheet A0.2).   Portal screening is  shown on 
the landscape plan prepared by Terremoto dated April 27, 2022.  
 

The winery would operate seven (7) days per week between the hours of 7:30 a.m. to 5:30 pm.  
Annual production would be 25,000-gallons.  Two (2) FT and two (2) PT employees would staff 
the winery.  Eighteen (18) daily visitors are proposed.  The existing residence and wastewater 
system would remain in residential use. 
 
Required County Approvals 
 
In order to approve the project as designed, three (3) approvals are required by the Commission: 
 

1. A use permit issued pursuant to Chapter 18.124.070; 
2. An exception in the form of a use permit to the Conservation Regulations to allow for 

earthmoving and related improvements to improve the existing driveway to modified 
commercial road standards.  Some required widening and improvements will occur 
within stream setbacks required by section 18.104.025 of the Napa County Code; and   

3. An exception to Napa County Road and Street Standards to allow a modified commercial 
driveway to access the proposed winery based on the presence of steep slopes, mature 
vegetation, proximity of ephemeral streams and areas of instability. 



	 3	

 
Facts in Support of Required Findings 

 
Use Permit 
 
In order to approve the requested use permit, the planning commission must make findings in 
Chapter 18.104.070 of the county zoning ordinance.  To wit: 
 

1. The Commission has the power to issue a Use Permit under the Zoning 
Regulations in effect as applied to property. 

 
Response: The Commission is authorized by section 18.124.010 of the zoning 
ordinance to grant use permits for new wineries in the Agricultural Watershed (AW) 
zoning district.  The proposed project as designed is consistent with the AW zoning 
standards, and conforms to the definition of a winery pursuant to Section 18.08.640 of 
the Napa County Code.  The project, as designed, complies with the applicable sections 
of the 1990 Winery Definition Ordinance (WDO).  An exception in the form of a use 
permit has been filed to allow for some earthmoving and construction within designated 
watercourse setbacks.  Additionally a request for exception to road and street standards 
(RSS) has been submitted.   

 
2. The procedural requirements for a Use Permit set forth in Chapter 18.124 of the 

Napa       County zoning regulations have been met. 
 

Response: Complete applications and exception requests necessary for project 
approval were timely filed and contain sufficient information necessary for 
consideration and action by the Commission. Technical studies have been completed 
to allow for the completion of required environmental assessment. 
 

3. The grant of the Use Permit, as conditioned, will not adversely affect the public 
health, safety or welfare of the County of Napa. 

 
Response: The proposed project as designed will not adversely affect the public 
health, welfare and safety of the County of Napa. Technical studies confirm that 
adequate groundwater is available to supply all existing and proposed uses of the 
property without adversely affecting local groundwater supplies. Adequate on-site 
areas are present to treat and dispose of project generated wastewater to state and 
local standards. Treated wastewater will be applied to on site vineyards, further 
reducing demand on local groundwater. The winery access road has been designed to 
provide an equivalent level of emergency, truck and vehicular access while 
respecting the natural resources of the parcel.  The biological assessment prepared 
for the project confirms that all potential impacts of the winery and access road can 
be reduced to a less than significant level through the adoption of feasible mitigation 
measures.  The project includes the 3:1 replacement of the forty-eight (48) oak trees 
>6” dbh removed as part of this project A tree mitigation plan depicting replacement 
area, planting and maintenance requirements is included with this application.  
Vegetation retention (+/- 99%) far exceeds the 70% retention threshold required by 
the AW zoning district.   
 
The project will be review by county agencies to ensure that site access and 
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driveways, grading, drainage, the proposed wastewater disposal system, parking, 
and fire protection are consistent with county standards.  Recommended conditions 
adopted by the commission will be incorporated into the final project design to ensure 
that the project will not adversely affect the public health, safe or welfare of the 
County of Napa. 

 
4. The proposed use complies with applicable provisions of the Napa County Code and is 

consistent with the policies and standards of the Napa County General Plan and any 
applicable specific plan. 
 

Consistency with the Zoning Ordinance 
 

The proposed project complies with all property line and winery road setbacks, the 35-foot 
maximum building height, maximum lot coverage and accessory use to production area 
ratios.  An exception in the form of a use permit has been prepared to allow for 
earthmoving and construction of required road improvements within stream setbacks 
established by section 18.104.025 of the Napa County Code.  These improvements have 
been carefully designed in consultation with project biologist to minimize impacts on 
Pickle Creek, and existing ephemeral streams.  Mitigation recommended by the project 
biologist will be implemented to ensure that the project will not result in significant of 
potentially significant impacts.  A detailed tree mitigation plan has been prepared to 
replace designated trees removed as part of the project. An erosion control plan to 
protect downstream water quality has been prepared for the project.   
The production facility is  located underground on the flatter portions of the property 
and to minimize or eliminate off-site visual impacts, potential impacts on steep sloes and 
nearby watercourses.  Over 99% of existing vegetation canopy is retained with project 
approval.  Adopted conditions will be incorporated into the final project design to ensure 
that the project complies with the Napa County Winery Definition Ordinance (WDO) and 
all other applicable  requirements of the Napa County Code. 

 
Consistency with the Napa County General Plan Goals and Policies 

 
Agriculture has been designated as the primary land use in Napa County since the 
Agricultural Preserve was first enacted in 1968.  The passage of Measures ‘J’ and ‘P’ 
further supported protection of agricultural lands.  The proposed winery, an 
agricultural use of the subject property is consistent with goals and polices of the 
General Plan (2008). The General Plan land use designation for the subject parcel is 
Agriculture, Watershed and Open Space (AWOS).  A summary of key policies that 
support the approval of the requested use permit are discussed below 
 
General Plan Agricultural Preservation and Land Use Goal AG/LU-1 instruct the 
County to “preserve existing agricultural land uses and plan for agriculture and 
related activities as the primary land uses in Napa County.” General Plan Goal 
AG/LU-3 states that the County should “support the economic viability of agriculture, 
including grape growing, winemaking, other types of agriculture, and supporting 
industries to ensure the preservation of agricultural lands.” Goal AG/LU-3 and Policy 
AG/LU-2 recognize wineries as agricultural uses. 

 
The proposed use of the property for fermenting and processing of grape juice into 
wine supports the economic viability of agriculture within the County, consistent with 



	 5	

Goal AG/LU-3 and Policy AG/LU-4 (“The County will reserve agricultural lands for 
agricultural use including land used for grazing and watershed/open space…”). By 
allowing the construction of a winery at the project site, the proposed Use Permit 
supports the economic viability of both the nearby vineyards in the region and 
agricultural product processing uses on the property, consistent with Economic 
Development Goal E-1 and Policy E-1. 
 
The water availability analysis (WAA) estimates that the subject property including 
proposed winery, existing residence, approved vineyard and site landscaping will use 
a total of 8.11 acre feet annually. The winery would use less than 0.50 acre-feet of 
groundwater annually.  Recharge is estimated at 57 acre-ft annually.  Water 
generated during the wine making process will be treated by a Biofiltro treatment 
system or equivalent system, before it is surface dripped on the approved vineyard. 
Using groundwater sustainably by irrigating with treated wastewater and limiting 
withdrawal to well below the parcel’s recharge (CON-10). Use of groundwater for 
recognized agricultural uses furthers goal CON-11 of the conservation element..  
 
Treated winery wastewater will be dispersed onto approved vineyards to reduce 
project groundwater use to maintain the long-term viability of local groundwater 
resources consistent with Goals CON 10, 11 & 53. 
 
The proposed production facility is located underground with the exception of a west 
portal that provides secondary access for winery employees and guests and allows for 
the addition of natural lighting into the underground winery. Placing the winery 
building underground in combination with the screening of the above ground elements 
reduces any significant or potentially significant impact on county viewshed roads. 
Constructing the winery underground minimizes tree removal when compared to an 
above ground facility of comparable production levels. Constructing the winery 
underground also has significant operational and energy savings with concomitant 
GHG reduction when compared to a standard above ground construction.  The 
winery’s orientation and proposed clerestory windows allows for penetration of 
natural lighting.  Finally the proposed project will comply with Title 24 and other 
green code requirements in compliance with CON-72. 
 
The proposed hospitality pavilion is located on the gently sloping saddle where slopes 
are moderate, ranging from less than 1% to 30%.  With a small footprint of just over 
1,000 s.f. (1,052) minimal grading is required to construct the this accessory use 
building.  Sheet A3.2 of plans prepared by Lake-Flato depict elevations and sections 
of the proposed.  
 
The proposed winery has been designed to convey both permanence and 
attractiveness, a goal of general plan policy LU-10. The siting and design of the 
underground winery with limited visual exposure, the retention of the over 99% of 
existing on-site vegetation, and proposed replanting program ensures that the project 
fits well into the existing landscape, and the surrounding area. 
 
The structures employ defensible space, and fire retardant building materials to that 
include textured concrete siding and weathered steel cladding and standing seam 
metal roof.  The winery access road will follow the alignment of the existing road to 
minimize required grading and removal of mature vegetation. While seeking an 
exception to county RSS, the winery road is designed to ensure adequate traffic flow 
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and ingress/egress for the existing residence and for guests, delivery trucks and 
emergency vehicles. The applicant worked closely with David Shew, former Napa 
County Fire Marshall and a well-known and recognized fire safety expert to ensure 
that adequate fire safety measures and construction technology is incorporated into 
the final project design as intended by goals SAF- 16 and 20 of the safety element of 
the general plan.  
 
Improvements to the existing gravel road together with installation of required erosion 
control measures, installation of water diversion and energy dissipation devices will 
reduce baseline sediment delivery to area watercourses, consistent with goals CON-11 
and SAF-9 of the conservation and safety elements.  
 
Adequate water is also available for fire protection through the construction of one (1) 
50,000-gallon water storage tanks, and on site hydrants pursuant to policy SAF-20 of 
the general plan Safety Element. 

 
Conservation Regulations Exception 

 
The applicant has filed a request for  an exception pursuant to Section 18.108.070 of the Napa 
County Code in the form of a use permit to allow for: earthmoving and improvements  necessary 
to install required road improvements within required stream setbacks. A detailed biological 
assessment was prepared by Solecology to evaluate potential impacts on 
rare/endangered/candidate plant and wildlife species.  The assessment also recommends 
mitigation measures to reduce all identified significant or potentially significant impacts 
associated with the proposed road improvements to less than significant levels.  
 
Existing Topographical and Regulatory Constraints 
 
The existing gravel road/proposed winery access follows the existing contours to minimize 
earthmoving.  Portions of the existing road already lie within the setback of either Pickle Creek or 
ephemeral streams that are tributary to Pickle Creek.    Balancing emergency and vehicular access 
the project engineer has designed improvements to the existing road that minimizes grading and 
vegetation removal.  To minimize impacts on existing slopes and vegetation, the applicant is 
seeking an exception to county road and street standards.  This request is included with the 
application packet.   Additionally an application in the form of use permit has been prepared to 
allow some of the required road improvements to encroach into required stream setbacks..  
 
These physical and regulatory constraints are depicted on sheet UP2.4 of plans prepared by 
RSA+. 
 
Section 18.108.040 outlines required findings to allow for earthmoving for the proposed 
improvements within the stream setbacks and on 30% slopes..  The following findings are 
applicable to the proposed project: 
 

1. Roads, driveways, buildings and other man-made structures have been designed to 
complement   the natural landform and to avoid excessive grading; 
 
Response. The subject property is contains a number of  physical and regulatory constraints 
that impact future  development.  The majority of property is heavily wooded with heritage 
trees and slopes greater than 30%.  The property lacks connectivity between the more level 
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portions of the site  to develop the winery as designed. The site is also constrained by a 
large landslide on the west facing slope, required winery and stream setbacks and potential 
visibility from Mt Veeder and Redwood Roads, both county viewshed roads.  

The existing gravel road/future winery access follows the existing alignment. Portions 
of the existing road, and the existing bridge that crosses Pickle Creek already lie 
within the setback of either Pickle Creek or ephemeral streams that are tributary to 
Pickle Creek. Balancing emergency and vehicular access the project engineer has 
designed improvements to the existing road that minimizes grading and vegetation 
removal.   

Improvements to the existing driveway will have significantly less environmental 
impacts to both slopes, existing vegetation and watercourses when compared to 
developing a new access road over areas not previously disturbed. The Solecology, 
consulting biologists was retained to to assess significant or potentially significant 
impacts to the site, vegetation and watercourses, of both the winery project and the 
proposed road improvements.  The April 2022 assessment concludes that all proposed 
and required improvements will not result in significant or potentially significant 
impacts with the mitigation measures recommended in the April 2022 assessment.  
Additionally the project includes a 3:1 replacement of all heritage trees >6” dbh 
removed as part of the project.  The tree mitigation area will occur partially within 
areas of the property burned in recent fires. The development project minimizes 
removal of existing vegetation, incorporates existing vegetation into the final design 
plan, and replacement vegetation of appropriate size, quality and quantity is included 
to mitigate adverse environmental effects; 

In summary, the limited footprint of the project results in coverage of less than 2% of the 
parcel.  The proposed access road will follow the alignment of the existing road reducing 
impacts on existing vegetation,  slopes and site watercourses. In fact, over 90% of the 
existing vegetation canopy will be retained following project completion.  Additionally, an 
extensive tree mitigation/replanting program principally within areas burned by recent fire 
events will be undertaken as part of the project to compensate for trees >6” dbh removed 
as part of the project.  Please see the accompanying tree mitigation  plan prepared by 
Terremoto, dated April 27, 2022 and incorporate by reference. The project biologist who 
confirms that the project as proposed with mitigation will not significantly impact the 
existing oak woodland, vegetation, aquatic environment, terrestrial plants or animals.    

a) Adequate fire safety measures have been incorporated into the design 
of the proposed development; 

Response. The project has been developed in consultation with the project fire 
safety consultant to ensure that adequate fire safety measures are incorporated 
into the project design. The winery is located underground with the only above 
ground structure being the hospitality pavilion. The cave includes provisions for 
fire sprinklers and emergency and secondary access leading away from the 
underground winery. A 50,000-gallon firewater tank provides fire protection for 
both the winery and hospitality pavilion. 

The hospitality pavilion is sited with required defensible space provided around 
it; utilizes fire retardant building materials and is fully accessible to emergency 
equipment and vehicles as it is located within 150 feet of the fire truck turnaround 
area.  
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The improvements to the existing driveway proposed as part of this project carefully 
balances emergency access for first responders and guests with preservation of the 
significant trees and steep slopes present on the property. The design of the proposed 
driveway with the measures included provides equivalent access to the site and same 
overall practical effect as the current State Responsible Area (SRA) Fire Safe  Regulations. 

c) Disturbance to streams and watercourses shall be minimized, and the 
encroachment if any, is the minimum necessary to implement the project; 

Response.  Improvements to the proposed access road and the replacement entry bridge 
encroach into the required setbacks of Pickle Creek and its tributaries as shown on the 
attached constraints map. A biological assessment, prepared by SolEcology has been 
prepared to assess the potential impacts of the earthmoving activities and road 
improvements associated with the project.  This assessment concludes that the project as 
designed will not have significant or potentially significant impact on the environment, with 
the mitigation measures recommended in the assessment.  

b) The project does not adversely impact threatened or endangered plant or 
animal habitats as designated by state or federal agencies or identified as special status 
species, sensitive biotic communities or habitats of limited distribution in the county's 
Baseline Data Report (2005 or as amended) or Environmental Resources Mapping 
System; 

Response.  The biological assessment prepared for the project confirms that the project 
as designed will not result in significant or potentially  significant impacts on threatened 
or endangered plant or animal habitats as designated by state or federal agencies or 
identified as special status species, sensitive biotic communities or habitats of limited 
distribution in the county's Baseline Data Report (2005 or as amended) or Environmental 
Resources Mapping System.  The biological assessment also includes recommended 
mitigation measures for any and all identified impacts.  A tree mitigation plan to 
compensate for loss of trees >6” dbh has also been prepared and will be implemented as 
part of this project. 

c) An erosion control plan, or equivalent NPDES stormwater management plan, 
has been prepared in accordance with Section 18.108.080 and has been approved by the 
director;  

d) The proposed development does not result in a net increase in soil loss and 
runoff. 

Response. A storm water management plan including measures to address potential 
erosion has been prepared by RSA+ and is included with the project application. 
Required improvements to the existing gravel road will reduce sediment delivery to on 
and off-site watercourses thereby improving local area water quality. Implementation of 
the erosion control plan will ensure that the project does not result in a net increase in 
baseline soil loss and runoff 
.   

Viewshed 
 
The project site is potentially visible from some segments of Redwood Road.  Renderings 
provided by the project architect (sheet A0.2 of Lake-Flato architectural plan set). The project 
improvements are not visible from Mt Veeder Road due to existing topographical conditions.  
As described elsewhere in this statement visual impacts are reduced to less than significant 
levels as the majority of the improvements are located underground.    
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The visible element of the winery, the west facing portal is screened from view by a combination 
of oak tree planting as shown on the accompanying landscape plan prepared by Terremoto. The 
significant retaining walls necessitated by the steeply sloping site are located on the east facing 
side slopes rendering  them virtually invisible as viewed from Mt Veeder and Redwood Roads.  
Screening  
 
The footprint of the proposed hospitality pavilion is a low-rise structure with average heights 
less than 15’.   The pavilion utilizes non-reflective windows , muted coloration and non-
reflective surfaces consistent with the county’s adopted design manual.  
 
The combination of  underground siting of the winery,  the distance of the hospitality pavilion, 
west facing portal from Redwood Road  plus proposed screening plantings, and existing 
topographical conditions reduces potential visual impacts of the project as viewed from 
Redwood Road.  No portion of the proposed project is visible from Mt Veeder Road due to 
existing topographical conditions.      
 

Exception to Road and Street Standard Exception 
 
The project includes a request for an exception to Napa County Road and Street Standards (RSS) 
to utilize the existing alignment of the to minimize earthmoving and tree removal while still 
providing adequate access for emergency vehicles, fire trucks and guests.  Section 3 of the 
County RSS standards allow for exceptions to county RSS if findings specified in this section 
are made by the Commission, upon recommendation by engineering, public works and fire 
department staffs.  
 
Specifically, an exception to the Napa County commercial road standards is requested for 
portions of the proposed winery access road. The proposed driveway improvements are designed 
to enhance accessibility and emergency egress with the addition of turnouts and widening where 
feasible, as well as replacement of the existing nonconforming bridge with a new bridge that 
conforms to the current Napa County RSS.  
 
The April 29, 2022 road exception request prepared by RSA+ provides factors in support of this 
request and concludes that the modified section meets the section 3exception criteria and that the 
proposed modified road section  provides the safe level of emergency access as a standard 
commercial road while minimizing impacts on sensitive, on-site environmental resources. 
 
Summary and Conclusions 
 
The project site is impacted by a number of physical and regulatory constraints that dictated the 
proposed design being presented to the commission for its approval. Steep slopes, potential 
visibility from county view shed roads as well as the project goals of preserving significant 
vegetation, minimizing visual impacts while providing a modern, state of the art  wine making 
facility contributed to the final design of the project.   
 
The design solution was to maximize improvements on the flatter saddle by locating the 
majority of the winery underground.  By so doing earthmoving on slopes greater than 30% 
(average) are avoided for both the winery and proposed road improvements.   Improvements are 
sited away from the visible west facing slopes and the existing landslide, and the recently 
regulated intermittent headwater streams located on the property.  Rather than constructing a 
new access road, the project utilizes the existing gravel road that provides access to the existing 
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improvements and the vineyards to the east. Re-purposing this road for winery uses will result in 
significantly lesser impact to the property and its natural and aquatic resources when compared 
to anew road constructed on previously undisturbed portions of the site.  
 
The crush pad, processing area, parking and ADA access to the hospitality building will be 
excavated below existing grade to reduce visual impacts from county viewshed roads and 
potential noise impacts to neighboring properties.   Above ground structures, the small 
hospitality pavilion and secondary access portal are sited, located and sited to blend with the 
exiting topography and are screened from the view of travelers on Redwood Road.  The project 
is not visible from Mt. Veeder Road due to existing topographical conditions. The combination 
of siting, distance from vicinity roads and neighboring properties, and retention of over 99% of 
existing vegetation canopy together with the extensive replanting program ensures that the 
project will not impact neighboring property owners, or result in potentially significant impacts 
on the environment.  The proposed improvements to the existing road together with compliance 
with county agency requirements will make this project a welcome addition to the Mt. Veeder 
sub-appellation. The project as designed and sited complies with all requirements of the AW 
zoning district, is consistent with general plan goals and policies and the WDO.  Technical 
reports included with this application confirm the adequacy of on site water reduces, and that all 
potential environmental impacts associated with project development can be reduced to less than 
significant levels. 
 
Approval of this project is respectfully requested.  
	
Enclosures	
	

! Architectural	Plans	prepared	by	Lake-Flato,	dated	May	31,	2022	
! Biological	Assessment	prepared	by	Solecology,	dated	May	2022	
! Civil	Engineering	plans,	prepared	by	RSA+	dated	April	29,	2022	
! Request	for	Road	Exception,	prepared	by	RSA+,	dated	April	27,	2022	
! Stormwater	Control	Plan,	prepared	by	RSA+,	dated	April	27,	2022	
! Tree	and	Mitigation/Portal	Screening,	prepared	by	Terremoto,	dated	April	27,	2022	
! Use	Permit	application	and	related	pages	
! Wastewater	Feasibility	Study,	prepared	by	RSA+	dated	April	29,	2022	
! Water	Availability	Analysis,	prepped	by	RSA+,	dated	April	29,	2022	
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