
Meeting Minutes

Napa County Planning Commission

Kara Brunzell, District I
Dave Whitmer, District 2
Heather Phillips, District 3

Andrew Mazotti, District 4
Megan Dameron, District 5

Brian Bordona, Interim Director
Laura Anderson, Commission Counsel
Alexandria Quackenbush, Secretary I
Aime Ramos, Secretary
Jason Hall, Secretary II

Wednesday, May 3, 2023 9:00 AM
Board of Supervisors Chambers
1195 Third Street, Third Floor

I

)

CALLTO ORDER/ROLL CALL
Present: Commissioner Megan Dameron, Commissioner Heather Phillips, Chair Dave

Whitmer.

Excused: Commissioner Andrew Mazotti. Commissioner Kara Brunzell

PLEDGE OF ALLEGIANCE
Chair Whitmer led the salute to the f)ag

CITIZEN COMMENTS AND RECOMMENDATIONS
None.

APPROVAL OF MINUTES
April 19, 2023 minutes were approved as presented.

MG-HP.DW.KB.AM
XX

AGENDAREVIEW
Charlene Ga[[ina gave the review.

7. ADMINISTRATIVEITEMS

3

4

5

6.

A. TRAVEL DEMAND MANAGEMENT PROGRAMS AS VEHICLE MILES
TRAVELED (VMT) MITIGATION

Request: Receive an overview and presentation from Kate Miller, Executive Director,
Napa Valtey Transportation Authority about the agency's V-Commute Travel Demand

Napa Co. Planning Commission Minutes 1 of 5 MAY 3,2023

DISCLOSURES
Commissioners gave disclosures.



Management Program.

Staff Recommendation: Informational and discussion item.

Staff Contact: Michael Parker, Planning Manager, (707) 299-1407 -

michael narker ofha .orcountv llil L:

Kate Miller, Executive Director, Napa Valley Transportation Authority gave a
presentation with discussion. No action required.

8. PUBLIC HEARING ITEMS

A. DUCKHORN WINE COMPANY / DUCKHORN VINEYARDS WINERY /
usE PERMIT MAJOR MODIFICATTON (p19-00097-MOD)

CEQA Status: Consideration and possible adoption of a Mitigated Negative
Declaration. According to the proposed Mitigated Negative Declaration, the proposed
project would not have any potentially significant environmental impacts after
implementation of mitigation measures. Mitigation measures are proposed for the
following areas: Biological Resources and Cultural Resources. The project site is not
included on a list of hazardous materials sites compiled pursuant to Govemment Code
Section 65962.5.

Request: Approval of a Use Permit Major Modification to an existing 160,000 gallon
per year winery to allow the following: I ) construction of a 58,042 sq. ft. facility
('West Winery') on the West Property (APN 022-100-033) containing 54,722 sq. ft.
ofproduction space and 3,320 sq. ft. of office and accessory uses, a 90,000 gallon fire
protection water tank, two 158,000 gallon irrigation storage water tanks, a 24,000
gallon domestic water tank, landscaping, driveways, and other winery improvements;
2) construction ofa 8,839 sq. ft. expansion to the existing Estate House on the East
Property (APN 022-130-010) for a total floor space of 18,162 sq. ft At build out the
Estate House will consist of 17,810 sq. ft. ofaccessory space and 352 sq. ft. of
production space; 3) removal ofthe existing combined process and sanitary
wastewater system on the East Propefi and the development of separate process and
sanitary wastewater systems on both the East and West Properties connected through
Directional Boring under the Napa River; 4) increase onsite parking spaces from 68
to 96; 5) demolition ofthe existing Tank Shed, Chais l, 2,3 & 4 on the East Property;
6) demolition ofa single family residence (Red House), portions ofthe existing
gravel driveway and other agricultural and single-family dwelling improvements on
the West Prope(y and APN 022-100-034;7) conversion and expansion ofa 16,900
sq. ft. agricultural pond on the West Property to a 20,300 sq. ft. bio-retention pond; 8)
removal of approximately 3.55 acres of vineyard on the West Property; 9) removal of
approximately 49 trees; 10) increase in maximum annual permitted wine production
from 160,000 gallons to 300,000 gallons; 1l) increase the existing daily "By
Appointment" Tours and Tastings of 82 visitors and voluntarily abandon the winery's
existing pre-Winery Definition Ordinance (WDO) entitlement of 50 visitors per week
(no more than 30 on the busiest day) for "Public Tours and Tastings" for a total of
219 daily visitors for By Appointment Tours and Tastings (110 visitors per day for
Tours and Tastings without food, 1 09 per day for Tours and Tastings with tbod) ; I 2)
modification of the existing Marketing Plan allowing Private Tours and Tastings
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events for up to 20 guests 120 times annually, Wine with Food Pairings events for up
to 25 guests 36 times annually, Large events for up to 600 guests twice annually, and
Auction-related events for up to 250 guests twice annually as follows: 200 Private
Tours and Tastings annually for up to 20 guests, 40 Wine with Food Pairings
annually for up to 25 guests, 40 Medium Events annually for up to 60 guests, thee
(3) Large Events annually for up to 400 guests and one (l) Auction-related event for
up to 250 guests; 13) addition ofactivities in conformity with AB 2004 (on-premise
consumption)) on the Estate House porch and landscaped gardens west ofthe Estate
House; and 14) Temporary relocation of approved hospitality activities (Tours and
Tastings, Marketing Events, on-premise consumption) in and around the Estate House
to the 2,067 sq. ft. of ground floor accessory space and adjacent outdoor areas ofthe
proposed West Winery during the expansion of the Estate House. Hospitality
activities to retum to the Estate House and East Property upon approval offinal
occupancy ofthe Estate House. An Exception to the Napa County Road and Street

Standards is also requested from a Left Tum Lane Warrant for east bound traffic on
Lodi Lane entering the East Property driveway to avoid significant environmental
impacts by preserving unique features of the natural environment. Staff has found the
project to comply with N.C.C. $ 18.104.230.4.1 (Wineries located in open space

areas - setbacks) as the expansion ofthe existing Estate House, which received prior
approval of its location within the 600-foot setback from Silverado Trail through
Variance application #98123-VAR, expands no closer to the centerline of Silverado
Trail than the nearest point ofthe exisling structure. The project is located on four (4)
parcels approxim ately 32.35 acres in size within the AP (Agricultural Preserve)

zoning district at 1000 Lodi Lane, St. Helena, CA 94574. APN's 022-130-010,022-
100-033, 022-100-034 and 022-1 00-035.

Staff Recommendation: Adopt the Mitigated Negative Declaration and the

Exception to the Napa County Roads & Street Standards and Use Permit Major
Modification, as conditioned.

Staff Contact: Trevor Hawkes, Supervising Planner; phone number (707) 253-4388;
emaiI address: trevor.hawkes@countyofnapa.org

Applicant: Alex Ryan, 1000 Lodi Lane, St. Helena, CA 94574, email address:
alex@duckhom.com

Representative: George H Monteverdi, Monteverdi Consulting LLC, PO Box 6079,
Napa, CA 94581; phone number (707) 761-2516, email address:
george(rDm onteverdiconsulting.com
Commissioners voted to adopt the Mitigated Negative Declaration and Mitigation
Monitoring and Reporting Program (MMRP) based on Findings I - 7 of Attachment
A; approve the Exception to the Roads and Streets Standards, based on Findings 8
and 9 in Attachment A and subject to the recommended conditions of approval in
Attachment B; and approve Use Permit Major Modification Application No. Pl9-
00097-MOD, based on Findings l0 -14 of Attachment A, and subject to the
recommended Conditions of Approval in Attachment B as amended.
DW-MD-HP.AM.KBxx

Napa Co. Planning Commission Minutes 3 of 5 MAY 3,2023



B. LADERA TRAIN NORTH LLC / LADERA VINEYARDS WINERY / USE
PERMIT MINOR MODIFICATION P2I-00294 AND VIEWSHED P22-OO1O9

CEQA Status: Consideration and possible adoption of a Mitigated Negative
Declaration. According to the proposed Mitigated Negative Declaration, the proposed
project would not have any potentially significant environmental impacts after
implementation of mitigation measures. Mitigation measures are proposed for Tribal
Cultural Resources. This project is not on any lists of hazardous waste sites
enumerated under Government Code Section 65962.5.

Request: Approval of a Minor Modification to increase weekly visitation, number of
employees, and add two annual marketing events to an existing winery. The project
would allow food and wine pairings with tastings and marketing events and permit
on-premises consumption on the outdoor patios. Physical changes on site include
expanding the tasting room storage building to a total of approximately 1,200 s.f.,
construction of an 8,800 s.f. cave, improvements to the existing driveway, and a
modified parking lot. Improvements to the existing water and wastewater systems
would be required, along with installation ola left tum lane on Silverado Trail in
front ofthe project driveway. The project includes a determination that the proposed
cave wall and portals meet the Administrative Criteria under the Viewshed Protection
Program (Chapter 18.106.040.C ofthe Napa County Code). The Viewshed
component ofthe project has been administratively approved by the Director, pending
approval ofthe underlying minor modification. The project site is located on a 7.44-
acre parcel at 3942 Silverado Trail, Calistoga, CA 94515. The General Plan
designation is Agriculture, Watershed, and Open Space (AWOS) the Zoning is
Agricultural Watershed (AW). APN: 021-030-047

Staff Recommendation: Adopt the Mitigated Negative Declaration and approve the
Use Permit Major Modification and Viewshed application, as conditioned.

Staff Contact: Emily Hedge, Planner III, (707) 259-8226 or
emilv.hedge@countYofnapa.org

Applicant Representative Contact: Chris Arttey, P.O. Box 27917 Scottsdale, AZ
8525s; (480) 609-9225; chris(a-)laderavineyards.com
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Applicant Agent Contact: Thomas Adams, 1455 lst Street, Suite 301, Napa, CA
94559; (7 07) 252-7 122; tadams@dpf-law.com
Commissioners voted to continue the item to a date uncertain.
HP.MD-DW-AM.KBxx



9 INTERIM DIRECTOR'S REPORT
Brian Bordona gave the report with discussion.
DISCUSSION OF ITEMS FOR THE M1T 17, 2023 REGULAR MEETING
! The May fith 2023 regular meeting will be cancelled due to lack of business.
L The depa(ment is working on a firture special meeting date to bring the Del Dotto item

back to the Commission.
BOARD OF SUPERVISORS ACTIONS
OTHER DEPARTMENT ACTIVITIES
CODE COMPLIANCE REPORT
ZONING ADMINISTRATOR ACTIONS
OTHER PENDING PROJECT'S STATUS

COMMISSIONER COMMENTS / COMMITTEE REPORTS
None.

II. FUTUREAGENDAITEMS

Projects Requiring Commission Follow-Up Review, refer to "PBES Current Projects"
Web Page httos ://www.countvof naoa. orc/59 l/Current-Proiects

12. ADJOURNMENT

Meeting adjoumed to June 7, 2023 regular meeting.

10.

A*aR., lle--
DAVE WHITMER, Chairperson

ATTEST: Brian Bordona, Interim Director

ALEXANDRIA QUACKENBUSH, Clerk of the Commission

&y
Vote: DW = Dave Whitmer; MD : Megan Dameron;

AM = Andrew Mazotti; HP : Heather Phillips; KIi = Kara Brunzell
The maker ofthe motion and second are reflected respectively in the order of the recorded vote.

Notations under vote: N : No; A = Abstain; X = Excused
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