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Before you file an application ... 

Before you submil your applicalion rnalerials, and generally as ea rly in the process as possible, you may want 

lo schedu le a Pre-Applicalion Review Meeting (ot Pre-App) with a member of the Plan11ing Dcparlmenl Staff. 

Pre-Application Meetings 

Pre-applica lio11 meetings are an oppo1tunily lo meet with s taff from al l Div isions and receive valuable 

feedback on your project. In particular, staff can identify the type of application and related permits that may 

be necessary, permit processing s teps and limelines, and pertinent in formation and technJcal s tudies thal will 

be required to s ubmit a compl.e te application . 

To schedule a Pre-application meeting, please visit the Planning Division websHe a l: 

hltps:/Jwww.countyofnapa.orn/1709/Planning-Division and follow the s teps p rovided lo use our Online 

Permit Center sys tem. 

Contents 

D Micro-Winery Procedures 

D General Application Form 

D Use Penn.it/Modification Checklist of Required Application Materials 

D Signed Indemnification Form 

D Signed Hourly Fee Agreement 

D S1.1pplemental Application for Micro-Winery Uses 

D Initial Statemen t of Grape Source for a Micro-Winery 

D Trip Generalio.n Sheel 

D Voluntary Best Managemenl Practices Checklist for Development Projects Form 

D Adjoining Proper ty Owner Lis t Requirements 
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MICRO-WINERY PROCEDURES 

WINERY USES ONL V 

CHAPTER 18.08 DEFINITIONS 

18.08.377 Micro-winery. 

"Micro-winery'1 means a new winery or an existing micro-winery that modifies its 
use permit pLIrsuant to Section 18.124.130.(F) below, both of which meet all of the 
requirements of the County Code applicable to a winery as well as the following specific 
restrictions and prohibitions: 

A. Ferments on-site at least 201 gallons of wine annually and has a production 
capacity of no more than 5,000 gallons of wine; 

B. At least 75 percent of the grapes used in fermentation on-site are grown on the 
same property as the micro-winery or contiguous parcels under the same 
ownership. For the purpose of this section, "the same property as the micro­
winery" means any parcel or parcels identified as included within the Use Permit 
application; 

C. Has a maximum of 5,000 square feet of total enclosed space including storage, 
processing facilities, tasting areas, and caves; 

D. No more than twenty Average Daily Trips (ADT) (ten daily round trips) are 
generated by tasting room visitors, all winery employees including seasonal 
employees, and deliveries to and/or from the winery; 

E. No marketing events as defined in Section 18.08.370, are conducted on site; 

F. Tours and tastings, as defined in Section 18.08.620, and retail sales as defined 
in Sections 18.16.030(G)(5)(C) for wineries in the Agricultural PreseNe and 
18.20.030.(H).(5).(C) for the Agricultural Watershed, may be conducted on-site 
but are limited to between the hours of 9:00 a.m. and 6:00 p.m.; 

G. No subsequent application for an increase in the production of wine or tasting 
room visitation shall be considered within two years after the approval of the 
original micro-winery use permit. 

H. Micro-wineries shall only be permitted within the Agricultural Preserve (AP) and 
Agricultural Watershed (AW) zones. 

[Please refer to the County Code for applicable Winery Definition Ordinance 
provisions including, but not limited to, minimum parcel size and setbacks.] 
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CHAPTER 18.10 ZONING ADMINISTRATOR 

Sections: 

18.10.010 General powers and duties. 

18.10.020 Duties- Specific subjects. 

The zoning administrator shall llear and decide all applications for the following 
unless, in the zoning administrator's sole discretion, the zoning administrator 
determines that the matter (1) is of a size, importance, or unique natu re such that it is 
judged not to be a routine matter; (2) involves potentially sign ificant environmental 
impacts; or (3) is such that the public interest would be furthered by having a particular 
application heard and decided by the planning commission : 

A. Permits and modifications thereof for the following : 

5. Following a public hearing noticed in accordance with Section 
18.136.040, use permits for Micro-wineries as defined by Section 
18.08.377 of this code. No application for a new micro-winery use 
permit or modification of a micro-winery use permit, whether minor 
or major, shall be considered beginning three years after May 5, 
2022 (the effective date of this Ordinance), unless the provisions in 
th is code pertaining to micro-wineries are extended, re-adopted or 
amended by the board of supervisors. Applications that are 
accepted by the Director as complete prior to the deadline shall be 
allowed to complete their processing. In the event that the 
provisions in this code pertaining to micro- wineries are not 
extended, re-adopted or amended by the board of supervisors, use 
permits for micro-wineries that have been issued under these 
provisions shall rema in valid unless allowed to expire pursuant to 
Section 18.124.080 or revoked pursuant to 18.124.120; 

[APPLICABLE PROCEDURE REQUIREMENTS · MOD/FICA TIONS TO MICRO· 
WINERIES] 

CHAPTER 18.124 USE PERMITS 
Section: 

A. Except as otherwise provided in subsections (B), (C) and (D) of this section, 
modifications to an approved use permit shall be processed in the same manner 
and in compliance with the procedures set forth herein for use permits and 
appeals, including notice and the payment of applicable permit application fees. 
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D. Notice of intent to approve or deny, for purposes of subsection (C) above , shall 
include a general explanation of the matter to be considered, a general 
description, in text or by diagram, of the location of the subject real property, and 
a statement that the zoning administrator intends to approve or deny the 
requested modification on a certain date not less than ten calendar days after the 
date of mailing of the notice. Notice of intent, for purposes of this subsection, 
shall be given as follows: 

1. To the owner of the subject rea l property or the owner's duly authorized 
agent and to the project applicant if the project applicant is neither the 
owner of the property nor the owner's duly authorized agent; 

2. To all owners of real property, including businesses, corporations or other 
public or private entities, as shown on the latest equalized assessment roll 
within one tl1ousand feet of the rea l property that is the subject of the 
proposed project. In lieu of utilizing the assessment roll, the records of the 
county assessor or tax collector which contain more recent information 
than the assessment roll may be used; and 

3. By posting the notice on the county's website for the PBES Department. 

A notice of decision, for purposes of subsection (C) above , shall be given in the 
same manner as a notice of intent, but shall include any conditions of approval 
imposed on the project by the zoning administrator. The date of the notice of 
decision shall be date of the decision for purposes of appeals pursuant to chapter 
2.88 of this code. 

F. Upon receipt of a written request from the holder of a use permit relating to a 
micro-winery, the zoning administrator may approve minor modifications to 
micro- winery use permits in accordance with the procedures set forth in 
subsection (D) above. There will be no public hearing for such minor 
modifications. Modifications to micro- winery use permits are considered minor 
modifications under this subsection if the change in operations consists of any of 
the following : 

1. Any increase in (1) the number of full-time equivalent existing permitted 
employees, including seasonal employees, (2) tours and tastings, or (3) 
deliveries, so long as the tota l number of vehicle trips for all such uses on 
the property does not exceed 20 ADT or 10 round trips; 

2. An increase in wine production so long as the total annual prod uction does 
not exceed 5,000 gallons annually; 

3. Any change in days of operation provided there is no increase in visitation, 
except pursuant to this section; and 
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4. Any increase in aggregate building footprint (including caves) so long as 
the total does not exceed 5,000 square feet. 

H. Any modification to a use permit that exceeds the thresholds listed above in this 
section will be considered a major modification subject to consideration and a 
decision by the planning commission. A micro-winery with an approved major 
modification shall no longer be classified as a micro-winery. 

{Please refer to Ordinance No. 2022-1474 for additional information regarding 
issuance of Micro-Winery Use Permits and Modifications to Winery Use Permits.] 

California Environmental Quality Act (CEQA) Review: 

Depending on the site-specific circumstances associated with a particular winery, the 
project under this Micro-Winery Use Permit Procedure will be subject to CEQA, 
however, could be treated as exempt under Napa County's Local Procedures for 
Implementing the California Environmental Quality Act, Appendix B: Additional 
Categorically Exempt Projects in Napa County. 
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A Tradition of Stewardship 
A Co111mllmen1 to Service 

Applicant Contact 
Name: Rene Schlatter 

Malling Address: 1111 Conn Valley Road 

Planning, Building, & Environmonlal Sorvicos 
1195 Third Slreel, Sulle 210 

Napa, CA 94559 
Mal11: (707) 253-4417 
Fax: (707) 253-4336 

PLANNING APPLICATION FORM 
Applicant Information 

Property Owner Contact 
Narne: Rene Schlatter 

Malling Address: 1111 Conn Valley Road 

City: St. Helena State: CA Zlp:_9_45_7_4 ___ _ City: St. Helena Stale: CA Zip•._9_4_57_4 ___ _ 

Phone: 707 968 3417 

E-Mail Address: rschlatter@merryvale.com 

Agent Contact 
Name: Jarrod Denton 

Malling Address: 1675 2nd Street 

Phone: 707 968 3417 

E-Mail Address: rsclilaller@merryvale.com 

Other Representative Contact 
D Engineer D Architect D Agent 

Name: __________________ _ 

City: Napa State:_C_A ____ Zip: 94559 Malling Address: ________________ _ 

Phone: 707 531 7653 City: ______ Slate:. ____ ~Zlp: _____ _ 
E-Mail Address)arrod@slgnumarchltecture Phone: __________________ _ 

E-Mail Address: ________________ _ 

Property I nformation 
Project Name: Schlatter Family Estate 

Project Address; 1111 Conn Valley Road 

Assessor's Parcel Number(s): 025-180-082-000, 025-180-083-000 

Size of site {acreage and/or square footage): _6_B_.0_3_A_c_re_s ___________________________ _ 

General Plan Deslgnatlon:Agrlculture, Watershed, & Open Space Zoning: AW-AGRICULTURAL WATERSHED DISTRICT 

Application Type1 File No(s) _____________ _ 
Administrative Planning Commission/ALUC/BOS Zoning Administrator 

Erosion Control Plan: Major Modification : D Certificate of Legal Non Conformity 
D Track I □Track II D Winery D Other 

D Admin Viewshed Use Permit: 
IKI Micro-Winery 

D Winery D other □ Other Minor Modification 
0 Fence Entry Structure Permit 

D Land Division/Mergers D Viewshed 
D Road Exception 

D Site Plan Approval/Modification 0 AG Preserve Contract 
□ Small Winery Exemption 

D Winery Administrative Permit D Development Agreement 
□ Winery Minor Modification 

D Variance 
D Other Very Minor Modification D Airport Land Use Consistency Determination 

□ Viewshed 
D Addressing D General, Specific or Airport Land Use Plan 

D other: 
D Signs 

Amendment 

D Variance Misc. Services 
Temporary Event: 

D Zoning Map/Text Amendment D 51· '100 D '101+ D Use Determination 
D Late Application Submittal D Road Exception D Status Determination 
D Application Entitled to Fee Waiver D Con. Reg. Exception D Other: D other: 

D Other: 

Pai;ie7 or 30 
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Detailed Project Description ( required): A typed, detailed project description is required th;it describes the proposed 
development or use(s); the existing site conditions/uses; the number, size, type and nature of any proposed residential dwelling 
units or total amount of new non-residential square-footage by type of use. Please refer to s1Jeclflc Supplemental Application 
submittal handouts for details to describe the projecl and required special studies. 

Conditions of Application 

1. All materials (plans, studies, documents, etc.) and representations submitted in conjunction wi th this form shall be 
considered a part of this application and publicly available for review and use, including reproduction. 

2. The owner shall Inform the Planning Division In writing of any changes, 
3. Agent authorization: The property owner authorizes the listed agent(s) and/or other representatlve(s) to appear befot·e 

staff, the Director, the Zoning Admlnistr~tor, and Planning Commission to represent the owner's interests and to fi le 
applications, plans and other Information on the owner's behalf. 

4. Certification and Indemnification Form : Refer to attached form for not·lficatlons and required signature. 
5. Fees: The applicant agrees to pay the County any and all processing fees imposed by the Board of Supervisor's current 

Fee Resolution including the establishment of an hourly fee application agreement and initial deposit. Appllcant 
understands that fees Include, but not limited to: Planning, Engineering, Public Works, and County Counsel staff time billed 
at an hourly rate; required Consultant service billed rates; production or reproduction of materials and exhibits; public 
notice advertisements; and postage. In the event the property owner Is different than the applicant, the property owner 
must sign to Indicate consent to the filing and agreement to pay fees In the event of the applicant's fai lure to pay said 
fees. Failure to pay all accumulated fees by the time of public hearing will result in a continuance. 

6. This form, together with the corresponding application forms for specific permits, will become the Permit Document. 

I have read and agree with all of the above, The above information and attached documents are true and correct to the best 
of my knowledge. All property owners hOlding a title interest must sign the application form. If there are more than two 
property owners, list their names, mailing addresses, phone numbers and signatures on a separate sheet of paper. 

If you Wish notice of meetings/correspondence to be sent to parties other than those listed on Page 1, please list them on a 
separate piece of paper. 

8/16/2024 

Property Owner's Signature and Date Property Owner's Signature and Date 

Applicant/ Agent Statement 
I am authoriz.ed and empowered to act as an agent on behalf of the owner of record on all matters relating to this 
application. I declare that the foregoing is true and correct and accept that false or Inaccurate owner authorization may 
Invalidate or delay action on this application. 

Applicant's Signature and Date 

App II cation Fees 
Date Received: 

Deposit Amount $ 

Received by: Flat Fee Due $ 

Receipt No Total $ 

FIie No Check No 
- -fl~r-3~ 
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Checklist of Required Application Materials 

Plrase mnke sure that the following r/oc11mants nre co111plete nnd legible. Consistent. with the Stnl:e Permit Stren111/i11ing Act 

rmd Deport111e11tr1/ policy, the Plan11i11g1 Bui/di11g nnrl £11viro111ne11tn/ Services (PBES) DepnrL111enl will 11mkenn npplicntio11 

completeness deten11inntio11 within thir/:y days C?f nppl'icnlio11 submit la/ n11d the pay111ent of all required inil inl f ees. 

D General Application l1orm: The at1~d, cd Gener.ii /\pplicalion form must be completed in fu ll and s igned by Lhe 1~ •~1·1y ow11er 
or 11,eir authorized agenL Corporatio1,s, partnership, ruid U1c like hnvP srccial signature requirements as noted on Lhe Form. 

0 Applicntion flee: (Please refer to the follow·i11g link for applicable applic;it.ioi1 fees p er pemrit type: Fees & Payments I 
Napa Count y, CA (countyofnapa.org} 

Uso Permit/Major ModificatioH (All Uses): Toial Pe!::S 11re based on ac:hrnl time and 1t1ateri1.1 ls and flal foes. A deposit in tJ,e 
am0t111I of $10,000. Chedcrnade payable to Cottnl:y of Napa. 

Micro-Wh1cry Use Permit; Total Pees a!'e based on nctun.1 time and materials and flnt fees. A deposit i:n the an1ow1t of $10,000, 
Check made paynblc to County of Nnpa. 

SmaU Winery Exemption (Winery Uses): Total fees are based on adual llinc and materials and flat fees, A deposit i:n t·hc 
a.rnount of $5,000. Ch eck made payable to County of Napil, 

Mii1or Modific11tion (Winery Uses): Total fees are based upon flat rates with exception to Engineering Services which a1·c 

based on actual time and materia ls for project review and Roads & Sb·eet StimdaJ'Cls evahtatio11. AJJ Co1u1ly Counsel 
foes arc based 011 nchml lime mid materials. Check made payable lo Com,ty of Napa. 

Ad.miJ1istrativc Pen11it (Winery Uses): Totnl Fees are based on nctunl Lime and mated a Is and flat fees. A deposit i.n the 
amount of $1,500. Check ma.de payllble to Co1u,ty of Napa. 

Minor Modification (No11-Rcsidential & Residential Uses): Total fees are based upon flatrntes. AU Com1ly Co1uiseJ fees a.re 
based on actual time nnd materials. Check made payable to Comity of Napa. 

Very Minor Modification (Non-Residential & Residential Uses): Totnl fees are based upon flat rotes. All Counly Counsel 
fees are based on achrnl time and mater:ials. Check 1m1de payable to Co1uity of Napa, 

D Read and Sign the Hom'iy Fee Agreement 

D Read and Sign Certification and lndcnmifi.ca.lion Form 

D Read and Sign hiitial Statement of Grape Source Form or Micro Winery Grape Source Fon:n 

D P(ovide Adjoining Property Owners List for Co1Lrlesy Notice and Public Hearing Notice Mailouts 

D Detailed Project D escription: lhe Project Description should address all of the applicable items listed below: 

L Eixisling site cond i Uons and uses. 

2, Proposed type of development and size, proposed uses/business, development phases, changes or alte!'al:ions lo U,e properly 
or bu.Hel ing including new/mocLified i.mproveme•~ts and off-site improvements, 

3. Days of the week and hours of operation. 
1l. Maximum number of employees per shi~ and hours of shifts. 

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

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

0 To-Scale Site Development Plan.s (ALL plans must be to an identified :i.rcltitect's OJ' engineer's scale and shall be legible): 

Submit three (3) 24" X 36" and one '11" x 17"copies of plc1 ns consistent with informali.on contained in the B11ildi11g Divis/011 -
Oesig11 f11fon11 nt/011 - Smnple SiteP/1111 Hnmlo11t: Sampli::Site-Plan-PDF (wuntyPfnne,CJ,tlrg) 

D To-Scale Floor Plans (ALL plans mus t be to an identified architect' s or engineer's scale, shaU show the existing and proposed 
conditions of the b1iilding and shall be legible); 

Submit tluce (3) 24" X36" and one 11" x J7"copies of plan.q wi th U,e following information and dctaiJs: 

1. Dimens ions and area of all rooms, hallways and cove red or partially enclosed outdoor areas. 

2. Use of each area within each structu re/building. 

3. Location of emergency exisls, 

0 'To-Scale Building [!levatioJ1s (ALL plans must be lo an identified ,uchitect's or engineer's scale, sh all show the existing and 
proposed conditions of the buildlng and shall be legible): 

Submit th!'ee (3) 241
' X 36" and one l 1' ' x 17" copies of pfons with the fo llowing informalion and details: 

I. All relevant dimensions. 

2. Extc1•ior materials. Page 9 of 30 
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3. Ex terior colors. 

11. Existing grade. 

5. Finished grade. 

6. Pini!.lhcd floor level. 

7. Buildin g heightconsislenlwithFigurc209-1 nfLhe 1997U13C IJa.ndbook. 

[Kl Tecluiic;,I lnforurntio11 and Reports 
TI1e foUowing lcd~nical information ,md s tudies arc generally required un less waived by County Planning Staff al or following ;i 
Pre-Application Review Meeting. Please sec County Planning Staff for u I isl of prc-qLrnlificd cons ultan ts. 

t . rO R WINERY PROJECTS: Additional i:.ubmi1l11J information is necessary and should be included with the s11bmiltal 
r acket consistent with lhc Winery Use Permit Supplemental Submi1tnl Requi rements. 

2. fOR MICRO-WINERY PROJECTS: Additional submittal informal ion is 11ccessa1·y and should be included wilh U,e 
s ubmitta l packet consistent with the Micro•Wincry Use Permit Supplemental SubrniltaJ Requirements. 

3. Traffic Study cons is tent wiU, 'fraffic Impact Study (11S) Guidelines, Plerisc fi lJ out the enclosed current Trip Generntion 
Sheet fol' existing and proposed project to determine U,e need for U,c preparation of a Traffic Impact Study. Slucly (TIS) . . If il 
is determined U1al i1 TIS is not requ lred, physic.ii u-affic impl'Ovcmcnts (sud, as a lefl lurn lane) or a s ite distance c1nnlysis 
may be l'equ ir1c:d as determined by lhc Director of Public Works. Please consult with the Department of Public Wol'ks and 
the current version of U1e Napa County Road and Street Standards, which can be found following Uiis link; Nrlpa CQLtnly 
R..,,,d & Strct•I Standords (c,,unly,1fn.1pa.orgl 

4, Archcological/CuJlural Resources Study (consis tent with G11ideli11es for Pn:pnri11g C11lt11ml Reso11rce S11rueys and Stale of 
CaJifomia requi.1.·cin1e.nts) 

5. l·listoric Resources Study (consis tent w ith Stale Office of Historic Prescrvuliun requirements) 

6. Biological Sludy- Jncludes Special Stal1.1s Survey (consistent wi lh Guidelines for Pl'e/lnri11g Biulogicnl Resources Rcco111rnissn11ce 
Surveys and Guide/ii,esfor Prcpnri11g Specinl-Slnlus Pinn/ St11dies) 

7. Waler AvaiJabilily/Croundwatcr Study (consistent w.iUl the WAJ\ G11idn11ce Doc111111ml adop ted by the Board 5/12/2015). 
Please refer lo lhe following link: .Attnc:hm1mt•R··-W11 ler-Ayailabilitv-Arn,lysjs-Guidelirws•;i·]2- IS-ror 
(<.ounlyQfNpa.ori;l 

8. For projects localed with in Sensitive Domestic Water Supply Drainages and/or within U,e Agricultural Waters hed (AW) 
zoning d is trict, please provide vegetalion coverage removal and rele11lion inforrna tion/.inaly~i s based on ·1993 
Vegeta tion totaJs a11d patcel configura tion, incl.ud ing 11 m.ip or figure Lhal includes lhe following information: 

Tree canopy covcra~e; 

Tree can opy cover (1993): l47.4J acres 

Tree canopy cover lo be removed: ~ ncres 

Tree car,opy cover lo be retained; ~==~acres 

Tree c.inopy cover (2021 ); Tree, c.41.32 acres 1a 

removed:Tree canopy cover la be r0.05 0.12% 

Un era u (i.e. brnsh. s.hn1bs, grasses): 

Undcrstory cover (1993): IO I acres 
0 

Understory to be removed: ___ a. crcs 

Understory to be ret11ined; 
1.35 
___ acres 

IUnderstory cover (2021) 1.35 acresl 

_o __ % 
100 _ __ % 

acres41 .27 99.88% 
acres 

This information may be provided <1s part of the Bic,logical Report if one is required for your project. Guidai,ce on how lo 
prepare vegetation removal and retention calculations can be found in the County's Water QuaJity & Tree Protection 
Ordinance lmplcmcntation Guide, loca ted on OLU' webs ite; Water-Ouality-and-Trel.'-PrnteLtion-Ordinance• 
!rnplementatjon-Guidr rcountyofnnpa.or~l 

9. Special Studies ('11,c following may be reqLLired on a project-specific basis at the discretion of the PBES Directo1·.) 

□ 
□ 
□ 
□ 
□ 
□ 
□ 
□ 

Noise Study (demonstrating consistency w ith Napa County Code Chapter 8.16). 

Aviation CompalJbili ty Study (consistent wiU, Airport Land Use Compatibility Plan J'equirements) 

Vi~ual frnpacls Study (Photographic s imulations) 

GeologicaJ/Geotechn.icaJ Hazard Report - Alquis l Priolo Act 

I lydraulic Anal)'sis (flood impact) lf within Floodplain and/or flloodway 

Stormwater Control Plan (consistent with Napa County BASM/\A Post Construction Manual) 

Other: ______________ _ 

Other: ______________ P_a_e 10 of 30 
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10. Volunta ry IJL'sl Mm1ngemC'nt Prilcliccs ChccklL~I- Plc>asc fil l oul enclosed form. 

[Kl Addi tion.11 Information Required by the Envil'onment~I Health Dcpa,tmenl: 
1. Soil Evaluation Report i( an on-site septic system is proposed. 

2. Sep lie Feasibility Report for any new or upgraded sep tic systems or any cxp11nsion of use relying on an ex is ling seplic 
system. 

3. Waler System Feasibility Report if the water suppl)' system will serve 25 or more people inclusive of employees, visitors, 
and residents or if kilchcn is prnposed. Sec enclosed handout provided by Environmental Services. 

4. Waler nnd/or Scwarrc Disposal Easement if ru1 off-site spring, well, reservoir, storage tank, or individual sewage disposal 
system is proposed. 

Completed Busin~ss Activ il ics form 

Solid W11stc & Recycling Storngc mca location and size included on ovcrnll site p l11n. 

Cwc sci back p lan i( a cave is proposed . 

Please click on Olhcr Inform<1tio11 tab at httr>:llwww.coun\)1ofnt1pa.org/190.1/Environmental-1 reallh-Divi~ion for forms and 
handouts related to use permit application submitta l. 

[Kl Additional lnfonnation Requfred by the EnginccriJ1g Services: 

2021 Napa County Road & Street Standards 

Napil County Road & Stn•et St,1nd;irds (,;ountyofnapa,oq,:} 

Projcct Guidance for Stormwatcr Compliance 

htlps:/l},r-,,vw.countyQfnaf;!il.Qrg/DocumyntOmler/View/3778/rroj('Ct-Cuidanc:t•-for-Slormwntl•r•Ouality-Compl iance-PDr 

13ASMAA Post-Cons truction Stonnwalt!r Management Manual 

htt,p;,;/(w,y1y.cpp ntyofnapil .org/Doc;u men lCcn ter/V ie1v /3780/Ba)'·Artm--StnrmlVjller-l\ lapagement•A11yndc~-A ... s9ci;1tion­
BASMM-Post-Consln1clion-Manuc1 I-PDF 

Napa County wide Storm waler Pollution Prevention Progrnm (NCSPPP) Erosion and Sediment Control Plan Guidance 

https://lyww.etmntvofnapa.org/DocumentCenter/View/3780/Bay-Arca-Stcmnw;1kr-M?□Qgcmcnt•Agrncic'>•Association­
BASMAA-P<1st-Cono;truction-ManuiJl•PDF 

O Additional hi.formation Required by the Fire and Bttildb,g for Wu1e Cave Design: 

Proposed or Modified Winery Caves - Please include a description of uses to be conducted in the Cave. A cave floor plan shall 
be provided identifying where all produclion and hospitality uses w ill be conducted . Please identify how exiting rcqU_ircmcmts 
will be met pursuant to Building and Fire Codes. 

D Please Note 
While this checklis t includes a ll information generally required to process a Use Permit/Major Modification or other Use 
Permit rela ted applica tion, it is primarily focused on winery uses. Additional information may be required a t the discretion of 
the PB ES Director, and in particuJar in those cases where non-winery commercial uses (sudt as restaurnntc;) or ,·esidcntia l use 
related projects are p roposed. The Planning Oivisjon wiJI make every effort to identify any additional required infonnation 
at 01· dfrectly following U1c Pre-application Review Meeting. 

[Kl Please contact the Planning Division Sta.ff at the folfowfog eninil address: Planning@countyofnapa.org to obtain a PDES 
Cloud liDk to upload application materinls and to process £ili.t1g payment. 

Page 11 or 30 



Doousl\111 Fnvetope ID. F IG243E5-C04E-48E6-!1020·F30A207AEC55 

Certification and Indemnification 

Applicant cel'tifies I ha t all thE> information contained in this application, including all i11fonm1tion reguired in the 

O,eckLis t of Required Application Mal'erfals ,me! ru,y SLlpplemen tal submitted information including, buL noL linii ted 

to, the i11forma tion sheet, waler supply/waste cUsposal information sheet, s ite plan, floor plan, building eJevalions, 

wale!' supply/waste dispost1I system si te p lan a11d toxic materials Ust, is complete and accurate to th:: best of his/her 

knowledge. Appl icant a11d property owner hereby a~1lhorize s 11ch investiga tions including <1ccess to County 

Assessor's Records as are deemed necessary by lhe Coun ty Planning Division for preparaH011 of reports related to 

this applicalion, i11c/11di11g t!te rigltt of nccess lo ti,~ propel'ly invo/-uerl. 

Pui-sL1m1t to Chapter 1.30 uf U,e Napa County Code, as part o( Lhe application for a djscrel.ionary land use pmject 

approvaJ for Ll1e project identified below, Applicant agt·ees to defend, inden,nify, release and hold harm.less Napa 

County, its agents, officet·s, attorneys, employees, dcparhnents, boards and commissions (hereafter collecti vely 

"County") from any claim, action or procecdLng (hereafter collectively "proceedi11g") brought against County, U1e 

purpose of which is lo allack, set aside, void or annul the discretionary project approval of the Cou11Ly, or an action 

relating to this project required by any such proceeding to be tal<en to comply wiU1 lhe Califo.rnia Environmental 

Quality Act by County, or bolh. 11-tis i.ndem.nificution shaU include, but not be limited to damages awarded agaLnst the 

County, if any, and cost of suit, allorneys' fees, and other liabjjjties and expenses incurred in connection wi th such 

proceeding that relate to this discretionary approval or an action related to this project taken to comply wi th CEQA 

whether incurred by the Applicant, the County, and/0 1· lhe parties Wtiatmg or bringing such proceeding. Applicant 

fur ther agrees to indemnify the County fo r all of CoLmty's costs, altomeys' fees, and damages, which the County 

incurs in enforcing thj.s indemnifica tion agreement. 

Applicant further agrees, as a condition of projecl approval, to defend, indemnify and hold harmless the County for all 

costs i.J.1cunecl in additional inves tigation of or study of, or for supp lemenling, red rafting, revisi.ng, or amending any 

document (such as an EIR, negative declaration, specific plan, or general plan amendment) if made necessary by 

said proceeding and i.f the Applicant desires to pursue sectiring approvals whid1 are conditioned on lhc approvuJ of 

sud1 documents. 

In the event any sud1 prnceedi.ng is brought, County shall promptly notify the Applicant of U1e proceeding, and County 

shall cooperate folly in the defense. lf CoLLnty fails to promptly notify the Applicant of the proceeding, or Lf 

ColU)ty fails to cooperate fully in the defense, tJ,e Applicant shal l not Lhereafter be responsible to defend, indemnify, 

or hold harmless the County. The County shall re tain the right to participate in the defense of the proceeding if i t bears 

its own attorneys' fees and costs, and defends the action in good faith. The Applicant shalJ not be required to pay or 

perform any settlement unleRS the settlement is approved by the Applicant. 

Rene Schlatter 

Prlnl Na+ne of Property Owner l"rlnl N~mc Sign~ture of Applicant {if dlfferc-nt) 

Signohuc of Propc1 ty Owner Sign•lt11'(' of Applla,nt Dale 
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H ourly Fee Agreem ent 

PROJECT ['jJe: scI1Ia1ter Farr1lly Eslale • request for rnicrowinery use permit 
__________ ___________________ . I, Rene Schla tte r 

the undersigned, hereby authorize tile Cotmty of Napa to process lhe above referenced permit request in nccordancc w ith 
the Napa CounLy Code. J am providing$ 10,000.00 as a deposit lo pay for Co11 nty staff review, coordination 
11nd processing ('Osts rela ted lo my permit reqLLes t based on adual staff time expended and other direct costs. In making 
this deposit, I acknowledge nnd unders tand tha t the deposit may 011 ly covel' a pottion of the total p l·ocessing costs. 
Actual costs for staff Lime are based on hourly ra tes adopled by the Uoard of Supervisors in the most current Napc1 
County fee sdLedule. I also understand (Ind agree that I an1 responsible for paying these costs even if the nppJication .is 
withdrawn or not approved. 

I understa nd and agree to the foJJowing terms and conditions of this Hourly Fee AgTeemenl: 

I. Time spent by Napa County staff in processing rny application and any direct costs will be billed again st the 
avai lable deposit. "Stc1ff time" includes, but is not limited to, time spent l'eViewing application materials, site 
visits, respondLng by phone or correspondence to Lnquiries from the applicant, the applicant's representatives, 
neighbm·s and/01" interested parties, attendance and parlici pat-ion nt meetings and public heari.ngs, preparation of 
staff reports and other correspondence, or responding to any legal challenges related to the applicc1tion during the 
precessin g of your application. "Staff" includes any employee of the PlannLng, Building and Environmenta l 
Services Department (PBE:S), the Office of the County Counsel, or other County staff necessary for con1plete 
processing of the applicntion. "Direct costs" .include MY consultant costs for Lhe peer review of materials 
subrnitled with the application, preparntion of Ca Ufornia Environmental QuaJity Act (CEQA) doruments, 
expanded technical studies, project management, and/or o ther outs ide professionaJ assistance requi rnd by Lhe 
County and agreed to by the applicant. The cost to manage consultant contracts by staff will also be billed 
agains t the avai lable deposit. 

2. Staff will review the application fo r completeness and provide me with a good faith eslimate of lhe fu ll cost of 
processing the permit. Any requested add itional deposit sha U be su bmitted to P6BS to allovV continued 
processing of the project. 

3. J Lmderstand that the CoLmty desil'es to avoid incurring permit processing costs without havi11g sufficient funds 
on deposlt. If staff determines that inadequate funds are on deposi t for continued processing, staff shall notify me 
in writing and request an add itional deposit amount estimated necessary lo complete processing of my 
application. f agree to submit sufficient funds as requested by staff to process the p roject through U,e hearing 
process within 30 days of the request. 

,1, l L1J1dcrstand that i1 the amount on deposit fal ls below zero1 staff wiU notify nie and s top work on the application 
u11ul suffici ent additional funds are p rovided 

5. If the final cost is less than the arnount remaining on deposit, the LLL1used portion of U1e deposit wilJ be rehtnded 
to me. lithe final cost· is more than the available deposi t, I agree lo pay the amount due within 30 days of billing. 

6. TJ I fail to pay any invoices or requests £or c1ddi tionaJ deposits within 30 days, the CoUJ1ty may ei ther stop 
processi.ng my permit application, or a fter conducting a hearing, may deny my penn it application. If l faj l to pay 
any am ount due after my application is approved, I Ltnderstand that my permit may not be exercised, or may be 
subject to revocation. I .ftu-thc1· agree that no building, grading, sewage, or oU, er project tela ted permits will be 
issued if my account is in arrears. 
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7, I mi:ly rile c1 wrillen request fo r a fu r ther explanalion or ilemization or in.voices, b11 l such c1 request docs nol alter 
my obligation lo pc1y c1ny i_11voices i11 accoJ"dancc w.ith the lcrms of lhjs ngreemcnl. 

Name of Applicant responsible for payment of all County processing fees (Please Pri.nl): 

Rene Schlatter 

Mailing Address of the- Applicant l'Csponsible for paying processing fees: 

1111 Conn Valley Road 

St. Helena, CA 

94574 

SigT1.ature:* _______________ _____ _ 

E .1 Add rschlalter@merryvale.com mat . rcss:. _________________ _ 

Date:. _____________________ _ 

!'hone Number:707 968 3417 ·------- -----------

*J\TTGN'ITON - The applicant wm be held responsible for all charges. 
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Supplemental Application for Micro-Winery Uses 

Definitions 

1lie below a re paraphrased from Coun ty Code, please see referenced code seclions for fo ll text. 

a. Winery Developm ent Area - All aggregate paved or impervious or semi-permeable ground surface areas of the producliun 
facility which includes a ll storage areas (except caves), offices, laboratories, kitdicns, tasting rooms and paved parking areas fo r lhe 
exclusive use of winery employees. Ser• Nn1m Co1111ty Corle §18:104-.210 

b. Winery CoveI"age - The tota l sqLLa.re foot a rea of a ll winery building footprints, al l aggregate paved or impervious gmund surface 
areas of Uie production facility whid1 includes a ll outside work, lank a.nd sto rage are-1s (except c.:aves); all paved a reas ir1duding 
parking and loading areas, walkways, and acc:i::ss driveways lo public llr privale roads or righ ts-of-way; and a ll above-ground 
wastewater and run-off treat menl systems. See Nnpn Co11111_v Corle §18.104.220 

c. Production Facility - (For the purpose Lo calculate U1c maximum allowable accessory use) 'TI1e tota l square footage or all winery 
crushing, fe rmenting, bottling, bulk and bottle storage, shipping, receiv ing, laboratory, equipment slorage and maintcnnncc 
faci lit-ies, and employee-designated restrooms but does not include was tewater treatment or disposal areas whk h cannot be used 
fo r· agricul tural purposes. Sec Nnpn Co1111ty Corle §18.104.200 

d. Accessory Use - The lolal square footage of area within winery sLTUcturcs used for accessory uses related to a winery thal are not 
defined as "production facili ty" which would .include offices, lobbies/wailing rooms, co11ference/rneel:ing rooms, .non-producUon 
access hallways, kilcl1ens, lasting rooms (private and public areas), retail s pace areas, libraries, non-employee designated 
restrooms, art dis play areos, or any area with in winery structures not directly related to wine production. See Nnpn Co1111ty Corle 
§18.104.200 

Plannln Bulldin & Environmental Services 

Winery Production Process 

11,eNnpn Co1u11y Codecournlus wrlous rercrct1ccs 10 wiucry productlou nud refers 10 
prod11c1lo11 cnpnclty M .. ,he wine boulcd or m:cived" m n winciy nod refers to 
"bottling nud storngc or bortlc<I wioc 111111 shippi11g nnd rcccivi11g of bulk md boll led 
wine "(Code Sccrio11 18.16.0JO(OX4)).1 

t1Hlnw1 
l'.l!.fill.lin. 

Ompcs 

e 
Outno,Y.t 
~ 

·n , i~ hn11dou1 \vns devclopod by lhc Co11111y plru11i111, ,rnff with the I\MISIMCC or R 

1u1111bcr of locnl iudll.'IIJY rcprcseu101lvcs to nsmt pl'Op¢rty owom nud oU,cr lu1cre~1cd Cm~, 
pnrtics iu in1c111rcting Nnpn County Code rcfcrcuccs lo 1vi11<1)1 prod11c1ion. II doc:5 1101 
crcn1c • new lkfi11i1lo11 or rcg11ln1lou. 

A wlu<iy"S 101nl nnuU/11 produc1lon cqnnls either (I) the surn of nil wluc crcnlcd 
1hrougll fc1111cu1n1Jou lu n glvtn ycnr, ph15 lire uct 10101 of nil fcnncmed bulk wluc 
received rurd shll>(l(d iu the same ytnr. including oil bonled wine received on tbe 
tJr<miscs during thcsnmc ycnr; or (2) ll!c n111ou111 or wi11c boultd ou die prellli~cs in 
the snmc gi~u y.11r, 11•/,/c/,c,•er Is gren,.,_ 

Usfo~ 1bc dlog1rul1 on 11,c rif hl, lhh mtl\J.ll the i1tn1cr of A-t(D-C), or D. lrtl-C Is n 
negallvc mnubcr. totnl production ls equal to either A orD. wbichcVtr is grcntcr. 

11,11 i111<1pmn1io11 holds rnie ror all physlcnl winery rncilirlcs icgordlc.ss of 1he 
111u11bcr of busiDc,s curitic, (e.g. Altciuallug Pro1>1ictors/C'u!ro111 Cmsb) they 
occommodntc or u,c dntc tbnt U1dr prodt>:tion ... ,,ncity WO$ C$lnbli1hed or rccOj!uiicd. 
However, wineries occupylug multiple focilltles nre ~ovcmcd by Ilic spcc:i/ic lcrws of 
their ,~e pcnnir or CmiOcnte of lcpnl No11-co11fon11hy (CLN}. which mny vruy. 

Quantities rcprcscutcd by hrnis A tbrou11h O on the dlogrtllll cnn be dctcrmlued by 
rev~vlug n wincry·s nnuunl si1bmlt1nb ro the fcdcrnl Alcohol nud Tobacco Trot nnd 
'l'rndc 1l1)re0u (TID). TI,c Co1101y mny pcliodically fC<JUCSl n copr or t11cse snb111i11nl 
(s) ns a wny to mouitor complinm:e with ~1cviot1$ly ndoptcrl cond11ions/rc4uirc111e111s. 
·n,c Co11111y recognitcs 11ml nrmuol vadn11011s can o<:cUJ due to Ilic impc hn,vcst l\lld 
the 1iiuh1g or fl11lsllh1glbonllug. lllld will gCllcrally review lllld average three 
~ouscc111ivc y,:nrs or dn111. 

I The romplo<lly or~te<e ltAltlll(llb <~• bu!lribulocf lo 01• oud1011· dnirc 
10 nvold "doublecO\u\11111• bull; will• 1hnt h both received ond lx!11lc,r •t • 
win,rry, nnd the (n,t tbftl mulliple vintnscs nre preu111 withi.n n wintry i\l 
Ct4t)' gi\,rn time. 

n 

• Built Wine 

C 

D Bo11ling 

~-----Bolllod Wine 

F1g111·r I. W hmy Produd loo Pror,., 

Fcbrwuy 2019 
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WINERY OPERATIONS 

Please indicate wheth£:1r the activity or uses below are NEWLY PROPOSED as part of this appllcatlan, 01 whether they are not proposed (NONE). 

Reta il Wine Sales 0 Newly Proposed □ None 

Tours and Tasting- By Appointment 0 Newly Proposed □ None 

Wine Sales/Consumption - AB 20oq 0 Newly Proposed □ None 

Food al Tours & T;istings 0 Newly Proposed □ None 

Will food be prepared On Site? □ Catered 0 
rood type Lo be ~ervcd: Prepackage food to be prepared o ff site and kept in refrigerator before serving. 

Pl'oduction r.apacity * 

f erments on-site at least 201 gallons o f wine annually and has a production capacity o r no more than 5,000 gallons of wine (NCC Section 18.337(i\). 

Please identify the winery'$ 

Proposed production capacity: _5;...,o_o_o_,g,_a_ll_on_s ________ _ 

Proposed fermentation to be conducted on site: _1_0_0°_Yo _________ _ 

Proposed fermentation util izing a custom crush facility: _O_°A_o ________ _ 

(Plec1~e describe fully yourwlne production process In the proiect description) 

• For th is section, please see 'Winery PradLJctlon Processll. 

Visitation, Hours of Operations and Employees 

No more than twenty Average Daily Trips (AOT} (ten dally round trips) are generated by tasting room visitors, all winery employees lncludlng seasonal 
employees, and deliveries to and/or from the winery (NCC Section 18.08.337(0)). Tours and tastings, as defined in Section 18.08.6201 and retail sales 
as defined In NCC Sections 18.16.030(G)(S)(C) for wineries in the Agricultural Preserve and 18.20.030.(H)(S)(C) for the Agricultural Watershed, moy be 
conducted on·site but are limited to between the hours of 9 :00 a.m. and 6:00 p.m. (NCC Section 18.08.337(F)). Please fill out the Trip Generation 
Sheet provided with these materials, 

Please identify the winery's ... 

Maximum dally tours/tastings 1/lsltatlon: 

Maximum w eekly tours/tastings visitation; 

Visitation hours (e.g. M-Su, 10am-4pm): 

Production days and hours1
: 

_1_B ________ proposed 

_1_2_6 _ ______ proposed 

_M_-_S_u_n,_1_0_a_m_-_5_p_m _ _ proposed 

_M_-_S_u_n ,'""2_4_h_o_U_rs ___ proposed 

t I1 Is assumed that wineries will operate up to ',4 hours per day during crush lf it occurs on-site. 

Total Number of Winery Employees (including winery ownership): _2 ______ ~.roposed 
Total Nl1mber of Winery Employees (resid ing on the property): _,.O ______ ..,proposed 

Total Number of Winery Employees (not resldlng on the property): _2 ______ ..,proposed 
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Grape Orig in 

All new wineries shall must comply wi th the 75% rule pursua,it t o NCC Section 18.104.250 (B) & (C). The Micro-Winery shall have al least 75 percent of 
the 111 apes used in ferment~lion on-sire are crown 011 the same property as the micro-winery or contiguous parcels under the same ownership. For the 
purpose of this section, "the same prnperty as the micro-winery" means any parcel or par eels Ident ified as included within the Use Permit application. 
See NCC Section 18.08.377(8). 

The rroject description should Include information reg;irding the foll owing: 

• On-site vineyard acreage and quantity of grapes; 

• The Assessors Parcel Number (APN) or contiguous parcels under the same ownership (if proposed for production) and the vineyard acreage 
and quantity of grapes; 

• Addi l lonal vineyard sources; and 
• Informa tion on anticipated custom crush activities, includine quantity of "production" occurring off-site. 

On-Site Consumption 

If requesting On-Site Consumption, please provide a site plan showing where such activities will occur and Include the proposed area(s) in your project 
description. 

Wlnel'y Coverage and Accessory/Production Ratio 

Has ii maximum of 5,000 square feet of total enclosed space Including storage, processing facili ties, tasting areas, and caves (See NCC Section 
l 8.08.377(C)). 

4,998 (conditioned) 
Total square reel of Enclosed Winery Facility: __________ sq.ft. 

Total square feet of Outdoor I lospitality Space: 
accessibility) 

_6_8_3 ________ sq. ft. (Please show area on site plan to evaluate ADA 

Winery Development Area. Consistent with the definition at "a.," and with the marked•up site plans Included In your submittal, please indicate 
your proposed winery developmenl area. If the facility already exists, please differentiate between existing and proposed. 

Proposed 
2251 
_____________ sq. ft. 0.04 ______________ acres 

Winery Coverage. Consistent with the definition at "b.," and with the marked-up site plans included In your submittal, please indica te youI 
proposed winery c;overage (maximum 25¾ of parcel or 15 acres, whichever is less). 

62,032 1.42 2% 
_____________ sq. ft. _____________ acres _________ % of parcel 

Production Facility. Consistent with the definition at "c.," and t he marked-up floor plans Included In your submittal, please Indica te your proposed 
production square footage. If the facility already exists, please differentiate between existlns and proposed, 

Proposed 
5,584 
_____________ .sq. ft. 

Accessory Use. Consistent w ith the definition at "d.," and the marked-up floor plans Included in your submittal, please Indicate your proposed 
accessory square footage. If the fadlity already eJ<ists, please differentiate between eJ<isting and proposed. (m11ximum = 40% of the production 
facllity) 

1,883 34 
Proposed _____________ sq. ft. ___________ % of product ion facility 
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Caves and C.rnsh pads and Othet' outduur Worl< A1·eas 

If new caves are proposed, please indicate Which of the following best describes the public accessibility o f the proposed cave space: Please denote on 
cave floor pl~ns the location of proposed cave type/acllvllles and Identify location of on-site cave spoils on a site plan. Please identffv all proposed outdoor 
work areas including the winery's proposed covered crush pad area on a site plan. 

New Cave: 

□ None - no visitors/tours/events (Class I) □ Guided Tours Only (Class 11) 

Please identify t he w inery's ... 

Cave area (total) 

Cave area (Production) 

Cave area (Accessory) 

Covered crush pad area 

Other Outdoor Work Areas 

Cave Spoils total: 

6,1 60 
Proposed: _____________ sq.ft. 

4,702 
Proposed: ____________ ----'sq ft. 

1,200 
Proposed: ____________ ----'sq.fl. 

624 
Proposed: ____________ ----'sq.ft. 

0 
Proposed: _____________ .sq.ft. 

3,700 
Proposed: _____________ cy. 

0 Onslte 0 Offsite 

~Indicate loc;ation of spoils on•site on-site plan. 
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Initial Statement of Grape Source for a IVlicro-Winery 

Pursuant to Napa County Zoning Ordinance Seel ions 18.08.377(8), l hereby certify that the 
curren~ application for establishment of a Mero winery pw·suant to the Napa Cow1ty Micro 
Winery Use Permit Ordinance #2022-1474 will employ sources 0£ grapes in accordance with the 
requirements of Section 18.08.377(8) of that Ordinance. 

8/16/2024 

Owner's Sig1rntu1-e 

Lell'ers of comniitm.ent from the remaining grape suppliers and supporting documents mny be 

required prior to issuance of any building permits for the project'. Recertification of compliance will 

be required on a periodic bnsis. Recertification after initiation of the requested wine production 

may require the submittal of additional information regarding individual grape sources. Proprietary 

information. will not be disclosed to the public. 
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/\ Ttadllion or Stewardship 
A Commitment 10 Service 

WINERY TRIP GENERATION WORKSHEET 
Planning, Building & Environmental Services 

1195 Third Street, SL1ite 2JO 
Napa, CA 94559-3082 

(707) 253-4417 

PROJECT DESCRIPTION 
Clear Form 

Winery Name: Schlatter Family Estate Date Prepared: 

Existing/Permitted Winery Harvest Non-Harvest 

Weekday 0 0 
Number of Full Time Employees* 

Weekend 0 0 

Number of Part Time Employees* 
Weekday 0 0 

Weekend 0 (l 

Maximum Daily Visitation 
Weekday 0 0 

Weekend 0 0 

Annual Gallons of Production 

Annual Tons of Grape Haul 0.0 N/A 

Number of Visitors at the Largest 
Weekday 0 0 

Event that occurs two or more 
t imes per month, on average Weekend 0 0 

Proposed Winery Harvest Non-Harvest 

Number of Full Time Employees* 
Weekday 2 2 

Weekend 2 2 

Number of Part Time Employees* 
Weekday 

Weekend 

Weekday 18 18 
M aximum Daily Visitation 

Weekend 18 18 

Annual Gallons of Production 5 000 5,QOO 
NO GRAPE HAUL, 

N/A AnnualTons of Grape Hau l ALL FRUITTO llESOURCEDON SITE ~· ~ 
Number of Visitors at the Largest Weekday 0 0 
Event that occurs two or more 
t imes per mont h, on average Weekend 0 0 

•Number of full time and part lime employees should represent the max number of employees t!lat wlll be working 
on any given day (including all vendors and contractors employed ror the larBest event thal occurs two or more times 
per month on average). 
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sch 1 atte r FaI11i 7 y Estate 

TRIP GENERATION 
Existing W inery Harvest Non-Harvest 

Maximum Dall~ Weekda~ Tra[IJ_c (Fridal!)_ 

t.!l!!1W Non·llarvesr 
FT Employees 8 8 3.05 one way tr11,s/employce FT Fmplovec Dally Trips 8:8 8:8 rr Ernployees 1.9 Olle way trlps/cllnplove~ PT Emplovoc Dolly Trips 

Max Visitors 0 0 1.6 vlsltors/vchldc for zone way trips MDX Visitor Dally Trips 0.0 0.0 
Max fvent 0 0 1.6 vlslto1s/vchltlc for l, one way trips Max ~vent Ually Trips 0.0 0,0 
Gallons or Production o.000018 truck trips Production Dally Trrps 0.0 0,0 
Tons or Grape Haulll 0.0 0.013889 truck trips GI apo Haul Dally Trips 0.0 0.0 

I Total weekday Dally Trips 0 0 
Total Wc•kday Peak Hour Trips• 11 11 

Mo,imum Daill Weekend T(olfl.c (Soturdo¥}_ 

Harvr.st Nor1-l-larvest 
rr Employees 0 0 3.05 one way t, ips/emriloyce rr Employee O~lly Trips 0.0 0.0 
PT Employees 0 0 1.9 one way trips/employee PT Employee Daily Trips 0.0 0.0 
Max Visitors 8 8 2.8 viiltors/vehl(I~ for 2 Olie way trips Max Visitor Dally Tripi 8:8 8.0 
Max Event 2.8 vlsitors/vchlclo for 2 one way trips Miix Event Daily Trip, .o 
Gallons or P1oductlon 0.000018 truck trips Production Dally Trips 8:8 8:8 Tons of Grape Haul/I 0.0 0,013089 truck I rips Grape l-laul Dally Trips 

I Total Weekend Dally Trips 0 0 
Total Wookend Peak HourTrlps• 0 11 

Moxlntt1m ,1nnual Tro[IJ_c 

Total Annual Trips'• 0 

Proposed Winery Harvest Non-Harvest 

Maximum Dall~ Weekdn~ Tro[IJ_c {Frldo't)_ 

~ No11-uorvest 
rr Employees 2 2 3.05 one way trips/employee FT Employee Dally Trips 6.1 6.1 
PT Employees 1 1 1.9 oM way trips/employee PT Employee Dally Trips 0.0 0.0 
Max VJ,Jtors 18 18 2.6 vlsltors/vchlcle for 2 one way trips Max Visitor Dally Tripi 13.8 13.8 
M ax EVL!r'll 0 0 2.6 vl1llors/ve.hlde for 2 one way trips Max Event Dally Trips 0.0 0.0 
Gallons nf Production 5,000 0.000018 truck trips Production DallyTtips 0.1 0.1 
l'ffl~~ltlttl~ 31.3 e.e1ao09-1,uck,t·,l1is 6rai,~ I l9tll eal"rfrii- u ... u.0---
NO GRAPE I1AUI., I Total Weekday Dolly Trips 21-20 21 
All FRUIT TO BE SOURC£D ON SITE Total Wcckda~ Peak Hour Tllps• A R 

Maximum Dll/1~ Weekend Tro/J1c {Suturdo!1 

Harve,t Non•flarvest 
ff Employees t 2 3,05 one way trips/employee FT Employee Dally Tripi 8:6 8:6 PT Employees 1 1.9 one way trips/cn,ployec PT Ernployco Daily Trips 

Max Visitors 18 18 2.8 visitors/vehicle for 2 one way trips Max Visitor Oaily Trips 12.9 12.9 
Max Event 0 0 2,8 visitors/vehicle for 2 one way hips Mox Event Dally r, ips 0.0 0.0 
Gallons of Production g.pgo 0.000018 truck trips Production Daily l 1lps Q.1 9.:,6-:!'oM ef 6ropc UoulN 8.9~3889 1,uek 1,Ip1 6rl!Jl~let .. • 

V,"T v , 

NO GRAPE HAU~, I Total Weekend Dally Trips 20 20 
All FRUIT TO BE SOURCED ON SITE Total Weekend Peak Hour Trips' 10 10 

Maximum Arim,ol Tro(J]s_ 

Total Annual Trips•• 7 561 

Net New Trips Harvest Non-Harvest 

Maximum Weokdo~ Tro[(J,: (Frlda't). 

If total net now dally trips Is sreater than no, a TIS b required Net New Weekday Dally Trips 21 
Net New Weekday Peak Hour Trips• 8 

Mox/mum Weekend Tral{j_c {Sotwdo't)_ 

If total net new dally trips Is greater than 110, a TIS Is required Net New Weekend Daily Trips 20 
Net New Weekend Peak Hour Trips• 10 

Ma,lmum {!.mwol Tra[llc 

l:A Traffi c Impact Study i s NOT I Reoui red Net New Annual Trlps0 7 561 

tlTrlps associated with Grape Haul represent harvest season only. 
•weekdav peak hour trips are calculotod as 38% or dally trips associated Wllh vl1ltors and product 011 plu1 one trip per eniployeP.. Weake11d 
peak hour trips ore calculated as 57% or dallv trips associated with v11ltors and production plus one trip per employee . 
.. Annual trips represent a conservative calculallon that am,mes l t weeks or harve1t, ;ill weekdays are ~rldavs, all weekends 0re Saturdays, 
and assumes that the largMI event that occurs two or more l111if@Bl!.2"1<f1fltil(ln average occurs every day. 

21 
8 

20 
10 
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Planning, Building & Environmental Services - Hillary Gitelman, Director 

1195 Third Stroot, Napa, CA 94559 - (707) 253-4417 - www.countyofnapa.org 

Project name & APN:Schlatter Family Estate 
Project number if known: 025~ 180-082 025-180-083 
Contact person: Jarrod Denton p#:707 260 5542 
Contact email & phone number: jarrod@signumarchitecture.com 

A Tradition or Stewardship 
A Commllmont to Service 

Today's date: 

Voluntary Best Management Practices Checklist for Development Projects 
Napa County General Plan Policy CON·65 (e) and Policy CON-67 (d) requires the consideration of Greenhouse Gas (GHG) 

emissions in the review of discretionary projects and to promote and encourage "green b~Jilding" design. The below Best 

Management Practices (BMPs) reduce GHG emissions through energy and water conservation, waste reduction, efficient 

transportation, and land conservation. The voluntary checklist Included here should be consulted early in the project and be 

considered for inclusion in new development. It is not intended, and likely not possible for all projects to ;id here to .il l of the 

BMPs. Rather, these BMPs provide a portfolio o f options from which a project could choose, taking into consideration cost, co­

benefits, schedule, and project specific requirements. Please check lhe box for all BMPs that your project proposes to Include 

and include a separate narrative i f your project has special circumstances. 

Practices with Measurable GHG Reduction Potential 
The following m easures reduce GHG emissions and If needed can be calculated. They are placed in descending order based 

on t he amount of emission reduction potential. 

Alrcody Plan 
Dolnc To oo ID II BMP Name 

D D BMP-1 Generation of on-site ren ewable energy 

If a project team designs with alternative energy in mind at t ile conceptual stage it can be integrated 

into the design. For instance, the roof can be oriented, sized, and engineered to accommodate 

photovoll'aic {PV) panels. If you intend to do this BMP, please Indicate the location of the proposed PV 

panels on the building elevations or the location of the ground mounted PV array on the site pion. Please 

Indicate the total annual energy demand and the total annual kilowatt hours produced or purchased 

and the potential percentage reduction of electrical consumption. Please contact staff or refer to the 
handout to colcuate how much electrical energy your project may need. 

D D BMP-2 Preservation of developable open space in a conservation easement 

Please Indicate the amount and location of developoble land {I.e. : under 30% slope and not In creek 

setbacks or environmentally sensit ive areas for vineyards) conserved in a permanent easement to 

prohibit f uture development. 
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Already Plan 

Doino To Do 

D D BMP-3 Habitat restorat ion or new vegetation (e.g. planting of additional t rees over 1/2 acre) 

Napa County fs famous for Its land stewardship and preservation. Restoring areas within tlie creek 

setback reduces erosion potential while planting areas that are currently hardscape (such as doing a bla­

retention swa/e rat·her than undergrol/nd storm drains) reduces storm water and helps the groundwater 

recharge. Planting trees can also Increase the annual uptake of C02e and adcl the County's carbon stock. 

D D BMP-4 Alternative fuel and electrical vehicles in f leet 
The magnitude of GHG reductions achieved through implementation of this measure varies depending 

011 the analysis year, equipment, and fuel type replaced. 

Number of total vehicles 
Typical annual fuel consumption or VMT 

Number of alternative fuel vehicles 
Type of fuel/vehicle(s) 

Potential annual fuel or VMT savings 

D D BMP-5 Exceed Title 24 energy efficiency standards: Build to CALGREEN Tier 2 
The California Building Code update effective January 1, 2011 has new mandatory green building 

measures for all new construction and has been labeled CALGREEN. CALGREEN provides two voluntary 

higher levels la be fed CALGREEN Tier I and CALGREEN Tier II. Each tier adds a further set of green building 

measures thot go above ond beyond the mandatory measures of the Code. In bath tiers, buifdings will 

use less energy than the current Title 24 California Energy Code, Tier I buf/dings achieve at least a 15% 

improvement and Tier 2 buildings are to achieve a 30% improvement. Both tiers require additional non­

energy prerequisites, as well as a cenoin number of elective measures in each green building category 

(energy efficiency, water efficiency, resource conservation, Indoor air quality and community). 

D D BMP-6 Vehicle Miles Traveled (VMT) reduction plan 
Selecting this BMP states that the business operations intend ta implement a VMT reduction plan 

reducing annt1al VMTs by at least 15%. 

Tick box(es) for what your Transportation Demand Managernent Plan will/does include: 

0 employee incentives 
employee carpool or vanpool □ 

□ 
□ 
□ 
□ 

priority pa rl<lng for efficient t ransporat lon (hybrid vehicles, carpools, etc.) 
bike riding incentives 

bus transportation for large marketing events 
Other: 

Estimated annual VMT 

Potential annual VMT saved 
% Change 
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Already Pl..r1 

Dolt1g ro Do 

D IBJ BM P-7 Exceed Tit le 24 energy efficiency standards: Build to CALGREEN Tier 1 

See description below under BMP-5. 

D D BMP-8 Solar hot water heating 
Solar water /1eoting systems include storage tanks and solar collectors. There are two types of solar 

water heating systems: active, which have circulating pumps and controls, and passive, which don't , 

Both of them would still require additional heating to bring them to the temperature necessary for 

domestic purposes. They are commonly used to heat swimming pools. 

D 1K] BM P-9 Energy conserving light ing 
Lighting is approximately 25% of typical electrico/ consumption. This BMP recommends Installing or 

rep/acing existing light bulbs with energy-efficient compact fluorescent {CF) bulbs or Light Emitting 

Diode (LED) for your most-used lights. Although they cost more initially, they save money in the long run 

by using only 1/4 the energy of on ordinary Incandescent bulb ond /asrlng 8-12 times longer. Typical 

poybackfrom the lnitidl purchase is about 18 months. 

D f:8:1 BMP-10 Energy Star Roof/Living Roof/Cool Roof 

Most roofs are dark-colored. In the heat of the full sun, the surface of a black roof can reach 
temperatures of 158 to 194 °F. Cool roofs, on the other hand, off er both immedlot-e and long-term 

benefits including reduced building heat-gain and savings of up to 15% the annual air-conditioning 

energy use of a sing le-story building, A cool roof and a green roof are different in that the green roof 

provides living material to act ds o both heat sink and thermal moss on the roof which provides bot/1 

winter worming and summer cooling. A green (living) roof also reduces storm water runoff. 

Cave design is passive design in regard to roof assembly 

D f:8:1 BMP-11 Bicycle Incentives 
Napa County Zanlng Ordinance requires 1 bicycle rack per 20 parking spoces (§18.110.040). Incentives 

that go beyond this requirement can include on-site lockers for employees, showers, ond for visitor's 

items such as directional signs and information on biking in Napd. Be creative/ 

D D BMP-12 Bicycle route improvements 
Refer to the Napa County Bicycle Plan (NCPTA, December 2011) and note on the site plan the nearest 

bike routes. Please note proximity, access, and connection to existing and proposed bike lanes (Class I: 

Completely separated right-of-way; Class II: Striped bike lane; Closs Ill: Signed Bike Routes). Indicate bike 

accessibility to project and any proposed improvements as part of the project on the site plan or 

describe be/aw. 
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Already Plan 

Dolnc To Po 

D [Kl BMP-13 Connection to recycled water 
Recycled water has been further treated and disinfected to prov/de a non-potable (non-drinking water) 

water supply. Using recycled water for irrigation in place of potable or groundwater helps conserve 

water resources. 

Treated process wastewater lrom the winery will be recycled and reused for vlnaynrd irrigation. 

D [Kl BMP-14 Install Water Efficient fixtures 

WaterSense, o portners/Jlp program by the U.S. Environmental Protection Agency administers t/1e review 

of products and services that /Jave earned the Water5ense label. Products have been certified to be at 

least 20 percent more efficient without sacrificing performance. By checking this box you intend ta 

lnswll water efficient fixtures or fixtures Lhat conserve water by 20%. 

water efficient fixtures shall be speclned 

D O BMP-15 Low-impact development (LID) 
LIO Is an approach to land development (or re-development) that works with nature to manage storm 

wat~r as close ta Its source as possible. LID employs principles such as preserving and recreating natural 

landscape features, minimizing effective Imperviousness to create functional and appealing site 

drainage that treat storm water as a resource rather than a waste product. There are many practices 

thal' have been used to adhere to these principles such as bioretentian facilities, rain gardens, vegelated 

rooftops, rain barrels, and permeable pavements. By implementing LID principles and practices, water 

can be managed In a way that reduces t/Je impact of built areas ond promotes the natural movement of 

water within an ecosystem 9r watershed. Please indicate on the site or landscape pion how your project 

is designed in this way. 

This project employs LID Principles and practices to preservation or existing vegetation & drainage features 

and directing stormwater from impervious areas to adjacent pervlous non-erodible surfaces. 

D IBJ BMP-16 Water efficient landscape 
If your project Is a residential development proposing in excess of 5,000 sq. ft. or a commercial 

development proposing in excess of 2,500 sq. ft. The project will be required to comply wil'h the Water 

Efficient Landscape Ordinance (WELO). 

Please check the box if you will be complying wit/] WELO or if your project Is smaller than the minimum 

requirement and you are st/// proposing droug/Jt tolerant, zeroscape, native plantings, zoned irrigation 

or other water efficient landscape, 

landscape Features shall comply with WELO 

D D BMP·17 Recycle 75% of all waste 
Did you know that the Covnty of Napa will provide recyc/in!j collectors for the interior of your business at 

no additional charge? With single stream recycling it is really easy and convenient to meet this goal. To 

qualify for this BMP, your business will have to be aggressive, proactive and purchase with this goal in 

mind. 
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Alr~adv Plar, 
Doing To Do 

D D BMP-18 Compost 75% food and garden material 
The Napa County food composting program is for any business large or small that generates food scraps 

and compostable, including restaurants, hotels, wineries, assisted 1/vingfacilities, grocery sl'ores, 

schools, manufacturers., cafeterias, coffee shops, etc. All food scraps (Including meat & dairy) as well as 
soiled paper and other compostable • see hllp:j/www.naparecycling.com/foodcomposting for more 

details. 

D D BMP-19 Implement a sustainable purchasing and shipping programs 
Environmentally Preferable Purchasiog (EPP) or Sustainable Purchasing refers to the procurement of 

products and services t/Jot hove c, reduced effect on human health and the environment when compared 

with competing products or services that serve the same purpose. By selecting this BMP, you agree to 

have on EPP on file for your employees to abide by. 

D D BMP-20 Planting of shade trees within 40 feet of the south side of the building elevation 
Well-placed trees can help keep your building cool in summer. If you choose o deciduous tree after the 

leaves drop In autumn, sunlight will worm your building through south and west-facing windows during 

the colder months. Well-designed landscaping con reduce cooling costs by 20%. Trees de/Iver more than 

energy and cast savings; they are important carbon sinks. Select varieties that require minimal care and 

water, and con withstand local weather extremes. Fruit or nut trees t·hat produce in your area are great 

choices, providing you with local food as well as shade. Please use the site or landscape plan to indicate 

where rrees are proposed and which species you are using. 

nla 

D O BMP-21 Electrical Vehicle Charging Station(s} 
As plug-In hybrid electric vehicles (EV) and battery electric ve/Jlcle ownership Is expanding, there Is a 

growing need far widely distrfbuted accessible charging stations. Please Indicate on the site pion where 

the station will be. 

D D BMP-22 Public Transit Accessibility 
Refer to http://www.ridethevine.com/vine and indicate on the sll'e pion the closest bus stop/route. 

Please indicate if the site is accessed by transit or by a loco/ shuttle. Provide an explanation of any 

incentives for visitors and employees to use public transit. Incentives con include bus posses, 

informational hand outs, construct /on of a bus shelter, transportation from bus stop, etc. 

nla 
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Already Plan 

DoinB To Do 

0 !Kl BMP-23 

Site Design that is oriented and designed to optimize conditions for natural heating, cooling, 

and day lighting of interior spaces, and t o maximize winter sun exposure; such as a cave. 
The amount of energy a cave saves is dependent on the type of soi/, tile microclimate, and the user's 

request for temperature control. Inherently o cove or a buildl11g burned Into the ground saves energy 

because the ground Is a consistent temperature and it reduces the amount of heating aod cooling 

required. On the same concept, a building that Is oriented to have southern exposure for winter warmth 

and shading f or Slimmer cooling with an east-we.st cross breeze will natura lly heat, cool, and vent/late 

the structure without using energy. Please check this box if your design includes a cave or exceptiot10I 

site clesign that takes Into consideration the natural topography and sitting. Be prepared to explain your 
approach and estimated energy savings. 

D !Kl BMP-24 ~imit t he amount of grading and tree removal 

Limiting the amount· of earth disturbance red(Jces the amount of CO2 released from the soil and 

mechanical equipment. This BMP Is for a project design that either proposes a project Within an already 

disturbed area proposing development that follows the natt1ral contours of the land, and that doesn't 

require st1bstantia/ grading or tree removal. 

Any existing pervlous areas and trees/vegetation are lo remain to the maximum extent practicable. 

D D BMP-25 Will this project be designed and built so that it could qualify for LEED? 

BMP-25 (a) D LEE Dr"' Si lver (check box BMMS and this one) 

BMP-25 {b) D LEED™ Gold (r.heck box DMP-25, BMP-25 (al, and llll~ box) 

BMP-25 (c) 0 LEED™ Platinum (check ~II 4 boxes) 

Practices with Un-Measured GHG Reduction Potential 

D !Kl BMP-26 Are you, or do you intend to become a Certified Green Business or certified as a"Napa 
Green Winery"? 

As part of the Boy /\re a Green Business Program, the Napa County Green Business Program is a free, 

voluntary program that allows businesses to demonstrate the care for the environment by going above 

and beyond business as usual and Implementing environmentally friendly business practices. For more 

information check out the Napa County Green Business and Winery Program at www.cauntyofnopa.org. 

D D BMP-27 Are you, or do you intend to become a Certified "Napa Green Land"? 
Napa Green Land, fish friendly farming, is a voluntary, comprehensive, "best practices" program for 

vineyards. Napa Valley vintners and growers develop farm-specific plans tailored to protect and enhance 

the ecological quality of the region, o.r creat'e production facility programs that reduce energy and water 

use, waste and pollution. By selecting this measure either you are certified or you are in the process of 

certification. 
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i\lrendy Plan 

Dolnc To Oo 

D D BMP-28 Use of recycled materials 
There ore o lot of materials in the market that are made from recycled content. By ticking this box, you 

ore committing to use post-consumer products In your canstmctlon and yotir ongoing operations. 

D D BMP-29 Local food production 

There are mony intrinsic benefits of locally grown food, for Instance reducing the transportation 

emissions, employing full rime form workers, and improving local access to fresh fruits and vegetables. 

D D BMP-30 Education to staff and visitors on sustainable practices 
This BMP can be pe1Jormed in many ways. One way is ta simply put up signs reminding employees to do 

simple things such as keeping the thermostat at a consistent temperat'Ure or turning the lights off after 

you leave a room. If the project proposes alternative energy or sustainable winegrowing, this BMP could 

include explaining those business practices to staff and visitors. 

[R] D BMP-31 Use 70-80% cover crop 

Cover crops reduce erosion and the amount of tilling which is required, which releases carbon into the 

environment 

D O BMP-32 Retain biomass removed via pruning and t hinning by chipping the materia l and reusing it 

rather than burning on-site 

By selecting this BMP, you agree not to burn the material pruned on site. 

D D BMP-33 Are you participating in any of the above BMPS at a 'Parent' or outside location? 

0 D BMP-34 Are you doing anything t hat deserves acknowledgement that isn't listed above? 

Comments and Suggestions on this form? 
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Sources: 

1. Napa Co1111t), Bicycle Pion, NCTPA, Decem/Jer 2011 

2. Cnllfomio Air Pollvllon Control Officers Assoc/ote (CI\PC0/1/. )Muory 2008. CEQA (Int/ Cl/inote Clmnge 

3. Nopo County General P/n11, June 2008. 

I/. Cal/fornio Office of the Attorney General, 20l0. Mdresslna Climate C/1a11ge ol o/ t/Je Prajecl Level available al /Jltp: //ag.co.gove/gla/ial 
wc1r1nl!1g/pdf/GW_mlt/gollon_measures.pdf 

5. U.S. Green Buildlna Caunc// {2009/. LEED 2009 for Nc:w CanstrucUon and Mo/or /lenovri//ons Rot/nq Syscem. Woslllngcon, DC: United Scates Green /Jv/td/oa 
Cotinc/1, Inc. 

6. Cal/fomlo Eneryy Co111ml5s/on (2008). Title 24, Port G, of ilie Col/fom/a Code of Reg,,tatJons: Co/lfomlo's linergy £J[ic/ency Standards for ResiclenUal and 
No11reslde11llal Buildlngs. Sacramento, CA: Collfornla Energy Commission. 

7. U.S. Department of Enf!rQy (2010). Cao/ roof fact $hCl!t. 
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9. Compact Fluorescent Light /Julbs". Energy star. Retrieved 2013 05·01, 
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13.http://www.napogreen.org/about. Retrieved 2013,05•09 
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Adjoining Property Owner List Requirements 

All applica tions sbalJ iJ1clude a lis t of Lhe current owners oi all l'hc properties whose outef 

perimeters are withiJ.11,000 feet of the property bou11dary of the project site. The list shaU include 

the properly ov.rncr's names, their add resses, and the assessor's parcel numbers of U1e p roperty 

owned. The list may be expanded to include other affected property owners at the discretion of 

the Planning Director as well as individuals hav ing a request For notice on file with the 

Commission Clerk. 

Preparation, verilication and submissi.011 of this list of property owners is the responsibility of the 

applicant. Lists of the property owners appearing on County tax rolls in the form required are 

available from all local title insurartce companies. Each such list must be certified by a title 

insuraJ1ce company as reflecting the most recent CoLmLy tax roll information. While the mailing 

list is not necessarily required at initial project subrniltal, the project cannot be noticed for hearing 

w ithout it. 

Instructions to the Title Company 

Please prepare the property owners' list as fo llows: 

1. Type the property owners' naines, parcel numbers and mailing addresses 
on an 8½ 1 by 11'' sheet of Avery #5160 Laser Labels so that this 
jniormation can be readily used in mailing by the Planning, Building & 
Environmental Services Department. 

2. Submit a full page copy of the assessors' parcel book page(s) and a 
copy of the latest equalized assessment roll used to compile the 
property owners' list. Please indicate the location of all parcels listed, 
by check rnark or colored parcel number circled on the pages. 

lf you have any questions, please contact the Planning, Build ing & 

Environmental Services DepaTh11ent at (707) 253-4417. 
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Planning Department, County of Napa 

August 09th, 2024 

 

Re:  Micro-Winery Use Permit Application 

APN 025-180-082 & 025-180-083 / Schlatter Family Estate Micro-Winery Use 

Permit 
 

To whom it may concern, 

 

Please find enclosed an application for a micro-Winery use permit for Schlatter Family Estate / 

1111 Conn Valley Road / APN 025-180-082 & 025-180-083. Materials include: 

 

- Sub 1 – Driveway Exception ltr 

- Sub 1 – Land Use Notification 8.5x11 

- Sub 1 – Land Use Notification 11x17 

- Sub 1 – Plan Set  

- Sub 1 – Project Description 

- Sub 1 – Signed Application  

- Sub 1 – Stormwater Control Plan 

- Sub 1 – Wastewater Feasibility 

- Sub 1 – Water Availability  

 

Thank you,  

Paola Gutierrez Tumbarello 

Signum Architecture 

mailto:info@signumarchitecture.com
http://www.signumarchitecture.com/
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Micro-Winery Use Permit Application 
Schlatter Family Estate 

Project Description 
1111 Conn Valley Road, St. Helena, CA 

 
August 09th , 2024 

Applicant: 
Schlatter Family Estate 
Attn: Rene Schlatter 
1111 Conn Valley Road 
St. Helena, CA, 94558 
 
 
APN:  025-180-082 & 025-180-083 

Applicant’s Representative: 
Signum Architecture 
Attn: Jarrod Denton 
1675 2nd Street 
Napa, CA 94558 
707.963.8831 
 
Acreage:  68.03 

 
General Plan & Zoning Designation: Agriculture, Watershed & Open Space (AWOS) 
     Agricultural Watershed (AW) 
 
 
General Project Description 
 
The purpose of this Application is to propose a Micro-Winery Use Permit for Schlatter Family 
estate.   
 
This Application proposes to: 
 

 Construct new cave with two portal entries that will house production and hospitality.  
This cave will have fire sprinklers and will be considered Type V-B construction. 
Occupancies in the new cave will be A2, S, B, U, and F. Cave shall be type 3.  
 

 Construct new ADA compliant exterior path connecting the two portals.  
 

 Improvements to existing driveway from Conn Valley Road to project site.  
 
 
Requested Modifications & Clarifications 
 
Schlatter Family Estate requests the following:  
 

1. Construct new cave  
- The program includes exterior covered crush pad, office lab, staff room, 2 ADA 

restrooms, fermentation, barrel chai, pump room, water storage, wine library, and 
exterior hospitality terrace.  

- New cave to be equipped with fire sprinklers throughout the cave to meet Type V-B 
construction requirements, and type 3 classification.  

- Cave spoils are estimated to be 3,700 cubic yards. 
 

2. Add an ADA walkway connecting the two entry portals  
- The walkway will be less than 5% slope and 48” wide.  

 
 
 
 



 
 

 

3. Improve/Widen Roads  
- Improve existing access road to new cave portal to accommodate firetruck 

turnaround. 
- Provide visitor and employee parking including ADA compliant parking.  
- Request an Exception to the Napa County Road and Street Standards for the section 

of driveway constrained by ephemeral stream and steep slopes 
 

4. Daily Tours & Tastings / Marketing / Employees 
- Existing/Permitted winery employees and visitor are 0.  
- The proposed winery employees are now 2 with a maximum daily tours/tastings 

visitation of 18. This is true for harvest and non-harvest, weekday and weekend 
activities.  

- Visitation hours will be from Monday to Sunday, 10am-5pm. Visitation hours will be 
Monday – Sunday Maximum 24 hours during the harvest season. 

 
5. Wine Production 

- The proposed production capacity is 5,000 gallons with all fermentation to be 
conducted on size. No fermentation will occur utilizing a custom crush facility.  

- All wine produced shall be from estate fruit grown on property. Fermentation, barrel 
aging, and bottling shall all occur on site within the cave and at the covered crush 
pad.  

 
 
Wastewater Treatment & Disposal  
 

1. Winery Process Wastewater System  
- A new Winery process wastewater treatment system is proposed. 
- Winery Process Wastewater will be treated and reused for vineyard irrigation. 
- System will comply with Napa County and State Water Quality Control Board 

requirements. 
 

2. Domestic Wastewater System 
- A new Domestic Wastewater System is proposed. 
- Domestic wastewater will be treated and dispersed by subsurface drip system.  

 
 
Water Availability Analysis  
 
Tier 1 analysis shows that there will be a very small increase in water usage and total water 
usage is well within the groundwater recharge rate. 
 
The project well is more than 500 feet from the nearest neighboring well so a Tier 2 analysis is not 
required.  
 
The project will is more than 1,500 feet from the nearest significant stream and therefore a Tier III 
analysis is not required. 
 
 
Fire Protection 
 
A new firewater storage cistern is proposed in a new tunnel extension of the proposed cave. The 
cistern will supply water to fire sprinklers and hydrants on property. The cistern is sized to hold 
approximately 5,000 gallons; the size will be confirmed by a fire sprinkler consultant during the 
building permit process. 
 



 
 

 

 
 
Traffic 
 
According to the TRIP GENERATION worksheet on page 21 of the Micro-Winery Permit 
Application, with our proposed number of visitors and employees a traffic impact study is not 
required.  
 
 
Viewshed Protection 
 
The proposed alterations are not visible from designated public roads per Napa County Code 
§18.106. Cave structure will be underground with one portal opening facing Zinfandel Lane. 
Earthtone materials will be used to blend into the landscape visually.  
 
The proposed cave portal is sited on a portion of hillside that is over fifteen percent (15%). 
Therefore, this Application requests an exception to the Viewshed Protection Program.  
 
 



 

#4122083.0 
August 14, 2024 
 
County of Napa 
Planning, Building, & Environmental Services  
Attn: Brian Bordona 
1195 Third Street, Suite 210 
Napa, CA 94559 
 
RE: Schlatter Family Estate LLC – Winery Use Permit 
         Exception Request to Road and Street Standards for Existing Lower Driveway 
         APN: 025-180-082 & 025-180-083 
 
Dear Mr. Bordona: 
 
The proposed Schlatter Family Estate Winery will be accessed via an existing driveway that extends 
from Conn Valley Road.  The existing driveway is currently serving as access to vineyards on APN 025-
180-82 & -083, both owned by the Schlatter Family Estate, as shown on sheet UP1.0 of the Micro 
Winery Civil Use Permit Plans.   
 
Exception 1 – Driveway Entrance Width and Curvature Sta. 1+00± to Sta. 1+73± 
 
Driveway Width 

A standard Detail P-2 Common Driveway Connection to a Rural Road of the Napa County Road and 
Street Standards, requires 20-foot radius connection on both sides of the proposed 20-foot minimum 
wide driveway with 2 feet of shoulders totaling to 22 feet.  The existing driveway connection provides 
for a 22-foot minimum clear driving distance for the first 53 feet, before it is constrained on either 
side by stone walls to a 21-foot clear a length of 12± feet.  This portion of the driveway entrance falls 
either in the blue line stream setback from Conn Creek or within the ephemeral creek setback.  The 
driveway and gate are proposed to be widened immediately outside the creek setback to the required 
22’ clear width. 

Driveway Curvature 

The driveway connection provides for a 77.5-foot radius on the southern side while the northern side 
has an inside radius less than 20-feet.  Due to the steep natural terrain, Conn Creek, and ephemeral 
stream setbacks the northern curvature is unable to be improved to meet the full requirements of 
the Napa County Road and Street Standards.  

Exception Request 

We are requesting an exception to the Road and Street Standards for the existing width of driveway 
and the northern inside connection curvature from station 1+00 to 1+73. 

Section 3(d) of the Napa County Road and Street Standards allows for an exception to the Standards 
to be made if one or more of the following findings can be made: 

i. The exception will preserve unique features of the natural environment; 



 

ii. The exception is necessary to accommodate physical site limitations; or 

iii. The exception is necessary to accommodate other limiting factors such as recorded historical 
sites or legal constraints. 

In this case an exception is required to preserve the riparian corridor of the nearby Conn Creek (Blue-
line stream) and an ephemeral stream, areas within the creek setbacks as established by the Napa 
County Conservation Regulations, as allowed under Section 3(d)(i) of the Napa County Road and 
Street Standards.  

Section 3(e) of the Napa County Road and Street Standards, allows for exception requests meeting 
the required findings above to be granted, if the exception request and proposed mitigation 
measures provide the same overall practical effect as these Standards towards providing defensible 
space, and consideration towards life, safety, and public welfare.  The Same Practical Effect is defined 
in Section 4 as providing: 

a) Access for emergency wildland fire equipment; 

b) Safe civilian evacuation; 

c) Signing that avoids delays in emergency equipment response; 

d) Available and accessible water to effectively attack wildfire or defend a structure from wildfire; 
and 

e) Fuel modification sufficient for civilian and firefighter safety. 

Our proposed alternative will be to widen the driveway just beyond the gate by 7’ or to the maximum 
extent possible within constraints. A wide angled mirror will also be installed on the existing stone 
wall to improve visibility at the driveway connection to Conn Valley Road.  The entire lower driveway 
has been modeled to confirm that a Cal Fire Type 1 Engine can easily navigate the driveway entrance, 
see sheet UP3.0. 

a) Access for emergency wildland fire equipment; 

i. The new driveway curve widening of 7’ at Sta. 2+08. 

ii. Modeling of fire truck movements has been completed and demonstrates that the Cal 
Fire Type 1 fire engines can safely access the winery site. 

b) Safe civilian evacuation; 

i. The new driveway widening of 7’ at Sta. 2+08 allows for adequate room for passing 
vehicles just after the gate.  

ii. The wide-angle mirror will increase the visibility and thus the safety for vehicle 
movements in the driveway entrance. 

iii. The property owner has already completed a large vegetation management project 
adjustments to the driveway which has significantly increased the site visibility in the 
lower driveway portion. The property owner is also prepared to engage in a maintenance 
agreement with Napa County for vegetation management. 

 

 



 

c) Signing that avoids delays in emergency equipment response; 

i. To meet Section C, signage will be provided at the driveway entrance and at Sta. 12+10 
to advise drivers to yield to emergency vehicles. 

d) Available and accessible water to effectively attack wildfire or defend a structure from wildfire; 
and 

i. Dedicated fire water storage and fire pump will be provided at the winery cave.  

e) Fuel modification sufficient for civilian and firefighter safety. 

i. The property owner has already completed a large vegetation management project 
within the ephemeral creek bank which significantly increased the site visibility in the 
lower driveway portion. The property owner is also prepared to engage in a maintenance 
agreement with Napa County for vegetation management. 

 
Exception 2 – Driveway Slope, Width, and Curvature Sta. 2+48± to Sta. 12+08± 
 
Driveway Slope and Width 

The existing driveway to the proposed winery is constrained to a variable clear width of 9.9’ to 12.8’ 
with a 150’± stretch with a slope greater than 18% without the required preceding and ensuing 
lengths with slope of 10% or less.  To mitigate the existing driveway constrained widths, the driveway 
will be widened to maximum extent feasible with the addition of 2 intervisible turnouts and a drivable 
swale on the uphill side. 

Driveway Curvature 

Additionally, there are two existing driveway curves near Sta. 2+40 & 10+70 that have an inside 
curvature less than 50’.  To mitigate the existing curvature of the driveway, the first curve (Sta. 2+40±) 
will be widened to have an additional 7-feet of pavement and the second curve will have a pole 
mounted wide angled mirror to enhance visibility.  The entire lower driveway entrance has been 
modeled to confirm that a Cal Fire Type 1 Engine can readily navigate the driveway entrance, see 
sheet UP3.0. 

Exception Request 

The existing driveway is unable to be improved to fully meet the requirements of the Road and Street 
Standards due to the ephemeral stream setback and the surround steep slopes.  We are requesting 
an exception to the Road and Street Standards for the existing driveway slope, width, and curvature 
from station 2+48 to 12+08. 

Section 3(d) of the Napa County Road and Street Standards allows for an exception to the Standards 
to be made if one or more of the following findings can be made: 

i. The exception will preserve unique features of the natural environment; 

ii. The exception is necessary to accommodate physical site limitations; or 

iii. The exception is necessary to accommodate other limiting factors such as recorded historical 
sites or legal constraints. 



 

In this case an exception is required to preserve the riparian corridor of the ephemeral stream, areas 
within the creek setbacks as established by the Napa County conservation Regulations, as allowed 
under Section 3(d)(i) of the Napa County Road and Street Standards. Modifications to driveway width 
would require grading within the 35-foot ephemeral stream setback and grading on steep slopes. 

Section 3(e) of the Napa County Road and Street Standards, allows for exception requests meeting 
the required findings above to be granted, if the exception request and proposed mitigation 
measures provide the same overall practical effect as these Standards towards providing defensible 
space, and consideration towards life, safety, and public welfare.  The Same Practical Effect is defined 
in Section 4 as providing: 

a) Access for emergency wildland fire equipment; 

b) Safe civilian evacuation; 

c) Signing that avoids delays in emergency equipment response; 

d) Available and accessible water to effectively attack wildfire or defend a structure from wildfire; 
and 

e) Fuel modification sufficient for civilian and firefighter safety. 

Our proposed alternative will be to widen the driveway to the maximum extent feasible with the 
addition of a drivable swale.  Two intervisible turnouts are proposed at stations 3+13 & Sta 7+21 to 
aid in the egress of personal vehicles while allowing for the ingress of emergency vehicles.  A wide 
angled mirror is proposed at station 10+20 for increased visibility around the existing driveway 
curvature.  The entire lower driveway entrance has been modeled to confirm that a Cal Fire Type 1 
Engine can readily navigate the driveway entrance, see sheets UP3.0 – UP3.2. 

RSA+ attended two site visits with Napa County Planning, Engineering, and Fire Divisions on 1/24/24 
& 6/3/24 to walk the driveway and discuss alternative mitigation strategies that can be provided in 
lieu of the full 22’ common driveway width. It was agreed on site that there are mitigation strategies 
that provide an acceptable alternative that can be supported, and meet the Napa County Road and 
Street Standards criteria above: 

a) Access for emergency wildland fire equipment; 

i. The new driveway curve widening of 7’ at Sta. 2+08. 

ii. Two new driveway turnouts at Sta 3+13 & Sta 7+21 will be intervisible. 

iii. All existing turnout areas located at Sta. 8+50 and Sta. 9+90 will remain, providing safe, 
intervisible turnout locations for the lower portion of the driveway. 

iv. A drivable swale will be constructed on the uphill side of the driveway to provide the 
maximum width practicable.  

v. Modeling of fire truck movements has been completed and demonstrates that the Cal 
Fire Type 1 fire engines can safely access the winery site. 

vi. The property owner has already completed a large vegetation management project 
adjustments to the driveway which has significantly increased the site visibility in the 
lower driveway portion. The property owner is also prepared to engage in a maintenance 
agreement with Napa County for vegetation management. 



b) Safe Civilian Evacuation.

i. The new driveway curve widening of 7’ at Sta. 2+08.

ii. Two new driveway turnouts at Sta 3+13 & Sta 7+21 will be intervisible.

iii. All existing turnout areas located at Sta. 8+50 and Sta. 9+90 will remain, providing safe,
intervisible turnout locations for the lower portion of the driveway.

iv. A drivable swale will be constructed on the uphill side of the driveway to provide the
maximum width practicable.

c) Signing that avoids delays in emergency equipment response;

i. To meet Section C, signage will be provided at the driveway entrance and at Sta. 12+10
to advise drivers to yield to emergency vehicles.

d) Available and accessible water to effectively attack wildfire or defend a structure from wildfire;
and

i. Dedicated fire water storage and fire pump will be provided at the winery cave.

e) Fuel modification sufficient for civilian and firefighter safety.

i. The property owner has already completed a large vegetation management project
within the ephemeral creek bank which significantly increased the site visibility in the
lower driveway portion. The property owner is also prepared to engage in a maintenance
agreement with Napa County for vegetation management.

These proposed mitigation measures noted above are intended to provide an alternate method with 
the same practicable affect by which adherence to the Road & Street Standards may be achieved, 
while assuring compliance with the County’s and Property Owner’s goal to protect and ensure the 
preservation of the unique features of the natural environment.  

Remaining portions of the site driveway will undergo improvements as part of the project and will 
meet the requirements of the Napa County Road and Street Standards. 

Thank you for your time in reviewing this matter.  If you should have any questions or need additional 
information, please do not hesitate to contact me. 

Respectfully, 

Bruce Fenton, P.E. 
Project Manager 

DL/BTF/bs 




