
Duckhorn Vineyards Winery Use Permit Major Modification 
P19-00097-MOD  

Planning Commission Hearing – May 3, 2023 
 

 
“D” 

 
Use Permit Major Modification Application 

Duckhorn Vineyards Winery Major 
Modification 

P19-00097-MOD 

 
 











Page 5 of 22 
REVISED 06/08/15 

file № ___________________ 

Napa County 
Planning, Building, and Environmental Services 
1195 Third Street, Suite 210, Napa, California, 94559 phone (707) 253-4417 
web www.countyofnapa.org  email planning@countyofnapa.org 

Use Permit Application 

To be completed by Planning staff… 

Application Type: ______________________________________________________________________________________________________________ 

Date Submitted: ______________________   Resubmittal(s): _____________________________________   Date Complete: ______________________ 

 Request: _____________________________________________________________________________________________________________________ 

  ____________________________________________________________________________________________________________________________ 

  ____________________________________________________________________________________________________________________________ 

  ____________________________________________________________________________________________________________________________ 

____________________________________________________________________________________________________________________________ 

*Application Fee Deposit: $________________ Receipt No. _____________________ Received by: ___________________ Date: ______________

*Total Fees will be based on actual time and materials 
To be completed by applicant… 

Project Name: ________________________________________________________________________________________________________________ 

Assessor’s Parcel №: ____________________________________________________________ Existing Parcel Size: ________________________ ac. 

Site Address/Location: _________________________________________________________________________________________________________ 
  No.                          Street                                                                                                      City                                     State          Zip 

Primary Contact:    Owner   Applicant   Representative (attorney, engineer, consulting planner, etc.) 

Property Owner: ______________________________________________________________________________________________________________ 

 Mailing Address:______________________________________________________________________________________________________________ 
         No.                          Street                                                                                                   City                                     State          Zip

Telephone №(___  __) _______-____________ E-Mail: _____________________________________________________________________________ 

Applicant (if other than property owner):__________________________________________________________________________________________ 

Mailing Address:______________________________________________________________________________________________________________ 
         No.                          Street                                                                                                   City                                     State          Zip

Telephone №(___  __) _______-____________ E-Mail: _____________________________________________________________________________ 

Representative (if applicable): ___________________________________________________________________________________________________ 

Mailing Address:______________________________________________________________________________________________________________ 
         No.                          Street                                                                                                   City                                     State          Zip

Telephone №(___  __) _______-____________ E-Mail: _____________________________________________________________________________ 
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Improvements, cont. 

Total on-site parking spaces: ______________ existing ______________ proposed 

Loading areas:  ______________ existing ______________ proposed 

Fire Resistivity (check one; if not checked, Fire Marshal will assume Type V – non rated): 

  Type I FR   Type II 1 Hr   Type II N (non-rated)   Type III 1 Hr      Type III N 

  Type IV  H.T. (Heavy Timber)    Type V  1 Hr.   Type V (non-rated) 
(for reference, please see the latest version of the California Building Code) 

Is the project located in an Urban/Wildland Interface area?   Yes   No 

Total land area to be disturbed by project (include structures, roads, septic areas, landscaping, etc):  __________________________________ acres 

Employment and Hours of Operation 

Days of operation: ______________________ existing ______________________ proposed 

Hours of operation: ______________________ existing ______________________ proposed 

Anticipated number of employee shifts: ______________________ existing ______________________ proposed 

Anticipated shift hours: ______________________ existing ______________________ proposed 

Maximum Number of on-site employees: 

 10 or fewer    11-24   25 or greater (specify number) ________________ 

Existing East Property East and West Properties Combined

REVISED - NOVEMBER 2020*

(no change from existing
entitlement)*
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Winery Coverage and Accessory/Production Ratio

Winery Development Area. Consistent with the definition at “a.,” at page 11 and with the marked-up site plans included in your submittal, please 
indicate your proposed winery development area. If the facility already exists, please differentiate between existing and proposed.  

Existing  _______________________________ sq. ft.  ________________________________ acres 

Proposed _______________________________ sq. ft.  ________________________________ acres 

Winery Coverage. Consistent with the definition at “b.,” at page 11 and with the marked-up site plans included in your submittal, please indicate 
your proposed winery coverage (maximum 25% of parcel or 15 acres, whichever is less). 

_______________________________ sq. ft. _______________________________ acres _____________________% of parcel               

Production Facility. Consistent with the definition at “c.,” at page 11 and the marked-up floor plans included in your submittal, please indicate your 
proposed production square footage. If the facility already exists, please differentiate between existing and proposed.  

Existing  _______________________________ sq. ft. Proposed  _______________________________ sq. ft. 

Accessory Use.  Consistent with the definition at “d.,” at page 11 and the marked-up floor plans included in your submittal, please indicate your 
proposed accessory square footage. If the facility already exists, please differentiate between existing and proposed. (maximum = 40% of the 
production facility) 

Existing  _______________________________ sq. ft.  ___________________________% of production facility 

Proposed  _______________________________ sq. ft.  ___________________________% of production facility 

Caves and Crushpads 

If new or expanded caves are proposed please indicate which of the following best describes the public accessibility of the cave space: 

 None – no visitors/tours/events (Class I)   Guided Tours Only (Class II)  Public Access   (Class III) 

 Marketing Events and/or Temporary Events (Class III) 

Please identify the winery’s… 

Cave area   Existing: _________________________________ sq. ft.         Proposed: _________________________________ sq. ft. 

Covered crush pad area  Existing: _________________________________ sq. ft.         Proposed: _________________________________ sq. ft. 

Uncovered crush pad area Existing: _________________________________ sq. ft.         Proposed: _________________________________ sq. ft. 

REVISED - NOVEMBER 2020*
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USE PERMIT MODIFICATION APPLICATION 
FINAL PROJECT DESCRIPTION 

DUCKHORN VINEYARDS WINERY 
1000 LODI LANE, ST. HELENA 

 
 
 

APPLICANT: APPLICANT'S REPRESENTATIVE: 
Duckhorn Wine Company George H Monteverdi, Principal 
dba Duckhorn Vineyards Winery Monteverdi Consulting 
1000 Lodi Lane PO Box 6079 
St. Helena, CA 94574 Napa, CA 94581 

707.761.2516 
 
 

APN:  022-130-010 & 022-100-033 ACREAGE: ±30.34 acres 
 
 

GENERAL PLAN & ZONING DESIGNATION: Agricultural Preserve; AWOS 
 
 

GENERAL PROJECT DESCRIPTION: 
 

Owning and operating a successful Napa Valley winery requires commitment, persistence and the ability 
to respond to everchanging environmental, market and political conditions. Key to this success is the 
ability to operate within the bounds of entitlements which permit growth and acknowledge the need for 
flexibility in responding to the production and visitation needs of the enterprise. Dan and Margaret 
Duckhorn began producing wine in their property at 1000 Lodi Lane, St. Helena, in the Fall of 1976. 
Since that time, Duckhorn Vineyards Winery (DVW) and Duckhorn Wine Company (DWC) have 
successfully established themselves as innovators and proven leaders of the Napa Valley wine industry. 
Along with the growth of its winemaking operations, DWC has substantially expanded its ownership 
and contractual control over vineyard land throughout Napa County. Unfortunately, current production 
capacity and entitlement limitations at the DWC wineries require DWC to export over 1,500 tons of 
Napa County fruit to a facility outside of Napa County for processing. The purpose of this Application 
is, in part, to assure that DWC’s Napa County fruit is processed at their existing Napa County properties. 

 
As with any business, continued viability requires periodic evaluation and improvement of operational 
elements. With respect to DVW, the original winery parcel configuration is significantly constrained by 
roadway and stream setbacks (APN 022-130-010). Currently, all wine production at DVW occurs in 
structures legally located within the 600-foot roadway setback from Silverado Trail on the east side of 
the Napa River. To address these constraints and provide for a logical and environmentally sound 
expansion of winemaking capabilities at the property, DWC has completed the purchase of an adjoining 
property to the west (APN 022-100-033). A lot-line adjustment has been completed which places all 
winery- related development on a single legal +/-30.34-acre parcel. A new winemaking facility, referred 
to as the “West Winery” in this Application and associated supporting materials and plans, will allow 
for the efficient processing of grapes, including those that would otherwise be trucked to a DWC facility 
in Hopland, CA, approximately 60 miles away. In addition, operation of the West Winery will 
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effectively move the great majority (approximately 85-90%) of DVW winemaking activities outside of 
all stream and road setbacks, thereby reducing the intensity of land use and existing legal non-
conformity on the parcel. As described below, the proposed modification will reduce the winery’s 
Accessory-to-Production Ratio from to 37% to 29%. 

 
The purpose of this application is to obtain approval of modifications to the existing DVW Use Permit 
entitlements (P05-00199-MOD, #96346-MOD, #98122-MOD, #98123-VAR and others), located on the 
above-referenced parcels. Currently, the only development on the west side of the property is 
approximately +/- 10 acres of vineyard and a +/-2,500 SF single family residence (the “Red House”). 

 
WINE PRODUCTION and VISITATION 

 

The winery facility (Facility) currently consists of site development plans Sheets G-1 and EC-1: 
 

• Seven production buildings (called “Chais”) and a covered crush pad affording a total of +/-27,637 
SF of grape processing, fermentation and storage space; 

• A +/- 4,185 SF Tank Shed; 
• A total of +/- 1,045 SF of Winery Maintenance space in two structures; and 
• A +/-9,323 SF office and hospitality “Estate House” that includes an existing permitted 

commercial kitchen and porches. 
 

The existing total Production Area of the Facility is +/- 30,877 SF and the Accessory Area is +/-11,313 
SF, yielding an Accessory-to-Production area ratio of +/-37%. As described below, this application 
proposes the removal/demolition of the Tank Shed and three Chais (Sheet EC-1), the development of a 
new winery building (the West Winery), and expansion of the Estate House. No other changes to the size 
and occupancy of the Facility structures are proposed as part of this Application. 

 
The Facility is currently permitted to produce 160,000 gallons of wine per year (gpy), of which 50,000 
gpy was permitted prior to adoption of the Napa County Winery Definition Ordinance (WDO). Any 
increase in production will fully conform to the WDO. 

 
Visitation to the Facility is currently permitted as follows: 

 
• Tours and Tastings for up to 82 persons per day, of which up to 30 persons per day and 50 per 

week are a pre-WDO entitlement. 
• Private Tour and Tasting for up to 20 persons, 120 times annually. 
• Wine with Food Pairing for up to 25 persons, 36 times annually. 
• Large Event for up to 600 persons, twice annually. 
• Auction-related Event for up to 250 persons, twice annually 

 
All hospitality activities occur within the existing Estate House and on its attached covered porch, as 
well as the landscaped gardens proximate to the Estate House. Currently, the Facility is permitted up to 
45 full-time, five part-time and six seasonal employees. 
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This Application requests approval of the following Use Permit Modifications: 
 

• Annual wine production up to 300,000 gpy 
• Development of a new +/-58,042 SF winery (West Winery) located on the western portion of the 

property as depicted on Sheets A1.1, A1.2 and A4.1 of the plans submitted with this 
Application. The West Winery will house +/- 54,722 SF of production space and +/- 3,320 SF of 
office and other accessory space. A +/-6,600 SF covered work area will be integrated into the 
structure (this area is included in the production space square footage stated above). 

• The ground level Accessory Space of the West Winery will be used for temporary Hospitality 
Activities during the development/remodeling of the Estate House and other portions of the 
eastern property. 

• Demolition of the existing Tank Shed, Chai 1&2, Chai 3, and Chai 4 on the eastern portion of the 
property as depicted on the site improvement plans submitted with this Application. 

• A +/- 8,839 SF expansion of the existing Estate House on the eastern portion of the property as 
depicted on the site improvement plans submitted with this Application. The +/-18,162 total SF 
structure will house +/-17,810 SF of Accessory Space, including offices and hospitality space, 
and +/-352 SF of Production Space. The expansion will be no closer to the centerline of 
Silverado Trail than the existing Estate House, and further than the existing structures proposed 
for removal. This expansion replaces that proposed in the original Modification application. 
Because the proposed expansion is attached to a structure (the Estate House) whose location was 
previously approved via Variance (#98123-VAR), Napa County Code requires that the newly 
proposed expansion must also obtain a Variance. Variance application P19-0098 has been 
submitted in conjunction with the formal Use Permit Modification application. 

• Daily Tours & Tastings by Appointment for up to a maximum of 219 persons per day, entirely 
“By Appointment Only.” This request combines the existing pre-WDO “Public Tasting” 
entitlement (maximum of 30 persons per day) with the total daily “By Appointment Only” 
(189 persons per day) request. The total maximum daily Tours & Tasting number has not 
change from previous iterations of this application, project description and analyses prepared 
in support of this application. 

• A modified Marketing Plan that includes: 
o Private Tour and Tasting for up to 20 persons, 200 times annually (modifying the existing 

entitlement). 
o Wine with Food Pairing for up to 25 persons, 40 times annually (modifying the existing 

entitlement). 
o Large Events for up to 400 persons, three times annually (modifying the existing 

entitlement). 
o Auction-related Event for up to 250 persons, once annually (modifying the existing 

entitlement). 
o New Medium Events for up to 60 persons, 40 times annually 

• Addition of activities in conformity with AB 2004 (Evans Bill) on the Estate House porch and 
the landscaped gardens west of the Estate House. 

• All approved hospitality activities, including those consistent with AB 2004, will occur 
temporarily within the West Winery ground floor accessory space and outdoor areas proximate 
to the West Winery during redevelopment of the Estate House and its vicinity. Upon approved 
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occupancy of the redeveloped Estate House, all hospitality activities will be reestablished on the 
east side of the property. The West Winery accessory space will then serve its proposed long-
term administrative use. 

 
The proposed development will result in a total of +/-79,392 SF of Production space and +/-23,120 SF 
of Accessory space, for a total winery square footage of +/-102,512 SF. The proposal will reduce the 
overall winery Accessory-to-Production Ratio from the existing 37% to 29%. 

 
The table below presents publicly-available data provided by the Napa County Planning Department. 
When evaluated within the context of existing Napa County wineries of similar production size (250- 
350,000 gpy) and location (valley floor), approval of the requested modifications will place DVW 
within the middle of this group. Specifically, the average maximum daily Tour & Tasting visitors at 
comparable wineries is 213 persons/day (DVW request = 219/day), 1,609 persons/week (DVW request 
= 1,538/week) and 78,162 persons annually (DVW request = 79,716/year). If approved, the proposed 
maximum daily, weekly and annual visitation for DVW would be very similar to the group average. 

 
Duckhorn Vineyards Winery Total Hospitality Visitors – 
Comparison with Similar Existing Napa County Wineries 
Winery Name Wine 

Production 
Daily 
T&T 

Weekly 
T&T 

Annual 
T&T 

Marketing 
Events 

Marketing 
Attendees 

Total 
Visitors 

Clos du Val 350,000 175* 900* 46,800* 94 4,496 51,296* 
Stags’ Leap 330,000 50* 350* 18,200* 153 7,225 25,425 
Etude 300,000 350* 2,450* 127,400* 1,130 19,685 147,085 
Pine Ridge 300,000 119* 833 43,316* 112 12,640 55,956 
Honig 300,000 100 700 36,400 8 600 37,000 
Grgich Hills 250,000 572 4,004 208,208 385 20,590 228,798 
Niebaum Coppola 250,000 0* 3,391* 176,332* 0 0 176,332 
Opus One 250,000 200 1,450 26,000 35 2,850 28,850 
Turnbull 250,000 350 400 20,800 22 1,090 21,890 
AVERAGE  213* 1,609* 78,162* 215 7,686 85,848 
Duckhorn 300,000 219 1,533 79,716 284 8,850 88,850 
*Value may be substantially lower than actual visitation as it may not include Pre-WDO entitlements 

 
It is important to note that over half wineries in the comparison table operate in accordance with Use 
Permit entitlements that pre-date the Napa County Winery Definition Ordinance (i.e., are Pre-WDO). 
Actual visitation to these wineries, particularly daily tour and tasting visitors, may be substantially 
underrepresented by the values presented in the County database. It is likely, therefore, that the proposed 
modifications to the DVW Use Permit result in daily, weekly and annual visitation that are an even 
lower percentage of the group average than stated herein. 

 
VARIANCE APPLICATION 

 

The proposed Modification design includes an expansion of the existing Estate House, which is located 
entirely within the 600-foot setback from Silverado Trail. The Estate House was approved in 1998, as 
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part of Use Permit Modification #98122-MOD and Variance #98123-VAR. Napa County Code requires 
that expansion of a structure for which a Variance was required, likewise, requires approval of a 
Variance. As such, Variance application P19-0098 was submitted in association with the Use Permit 
Modification application (P19-00097). It is important to note that the Estate House expansion will be 
attached to the existing structure, and no portion of the expansion is closer to the centerline of Silverado 
Trail than the existing structure. Furthermore, approval of the Variance will confine expansion on the 
eastern side of the parcel to the existing development footprint and maximize screening of the 
expansion from travelers on Silverado Trail. 

 
The Applicant and project team have prepared a Variance application and supporting materials that 
provide substantial evidence confirming that the application meets the three-prong test for the granting 
of a Variance, as provided for in California Government Code §65906 and held by the California 
Supreme Court (Topanga Assn. for a Scenic Community v. County of Los Angeles (1974) 11 Cal.3d 
506, 511). Based on the facts presented in the application, the Applicant believes that the County of 
Napa can make all findings necessary to approve this Variance request. In fact, approval of the 
Variance is necessary to assure and bring Duckhorn into parity with other property owners in the same 
zone and vicinity. 

 
GRAPE SOURCING 

 

Vineyards on the Property and other properties owned or leased by the Applicant can supply all grapes 
required for the requested annual wine production volume. As noted above, DVW is currently entitled to 
50,000 gpy of pre-WDO wine production which is exempt from the Napa County 75% grape-sourcing 
rule. Should the Applicant choose to import grapes from outside Napa County, the winery will adhere to 
the 75% grape sourcing requirements for the 250,000 gpy of post-WDO production as set forth in 
Section 12419(b) and/or (c) of the Napa County Winery Definition Ordinance. 

 
As noted above, DWC currently exports greater than 1,500 tons of Napa County-grown fruit to a 
processing facility in Hopland, CA. The elimination of out-of-county trucking of grapes through the 
expansion of winemaking capacity at DVW, therefore, presents an opportunity to modify the DVW use 
permit in a manner that provides clear benefits from both an economic and environmental standpoint. 

 
EMPLOYEES 

 

No changes to the existing, approved employee numbers (45 FTE, 5 PTE and 6 Seasonal) are proposed. 
Increased demand for production employees will be offset by permanent relocation of winery 
administrative staff from the Duckhorn Vineyards Winery Estate House offices to Duckhorn Wine 
Company corporate office space located within the City of St. Helena. At this time, the exact number of 
employees to be relocated is not known, but at no time will Duckhorn exceed the existing employee 
entitlement. 

 
WATER and WASTEWATER 

 

The existing State- and County-compliant public water system will continue to service all domestic 
needs on the east side of the property. The existing groundwater well on the west side will continue to 
provide water for irrigation. The existing public water system located on the east side will be expanded 
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to provide domestic water for the proposed West Winery. The water and wastewater system analyses 
prepared and submitted as part of this application include demands associated with the winery 
employees and visitors, as well as vineyard and landscape irrigation usage. These analyses demonstrate 
that total water demand will not exceed the County-mandated limit of 30.34 acre-feet-per-year (AFY) 
and that the existing and proposed wastewater systems are designed to accommodate all projected 
process and domestic wastewater flows. For convenience, DVW will provide portable toilet facilities at 
all marketing events of 250 persons or larger. The development of a process water recycling capability 
will result in a reduction of annual groundwater demand from +/-14.0 AFY to +/-11.6 AFY by allowing 
DVW to reuse treated winery wastewater for vineyard irrigation and frost protection. 
 
The DVW project team has conducted extensive analyses of anticipated groundwater usage and 
potential effects on adjacent wells and the Napa River. Specifically, in addition to the standard Tier 1 
Water Availability Analysis, Tier 2 & 3 analyses have been conducted as outlined in the County of 
Napa Water Availability Analysis Guidelines (May 2015). The report reaches the following 
conclusions: 
 

• From review of the Tier 1 WAA analysis and discussions with Duckhorn Vineyards, the only 
well with a planned increase in pumping demand is Domestic Well #1, which will provide water 
supply for the new winery facilities. Of the four remaining onsite wells, Irrigation Wells #1 and 
#3 are planned for abandonment, Well #2 will have reduced pumping demand (from removal of 
vineyard and possible processed water use for irrigation), and Well #4 will have no change in 
annual demand. 

• From the well logs, geologic maps and reports reviewed, and our analysis, groundwater 
pumping influence from onsite Domestic Well #1 and Well #4 under confined aquifer 
conditions, appears to have a potential to reach neighboring wells. However, our analysis 
indicates the effects would be relatively minor and within the default values given on Table F-1 
of the County WAA Guidance Document. 

• Review of the well completion report for Domestic Well #1 indicates that it draws water supply 
from tuffaceous units of the Sonoma Volcanics. The Napa River is incised into young alluvial 
deposits that extend to a depth of 40 feet and were sealed off from the volcanics during well 
construction. No direct connection to the overlying alluvium is indicated in the well log. 

• Analysis of potential streamflow depletion using the USGS program STRMDEP08 indicates 
that pumping from the project well (Domestic Well #1) might have a small effect on the Napa 
River if some infiltration were to occur through a leaky aquitard. However, the effects when 
pumping at the water system design output of 12 gpm appears to be very small and not likely 
measurable, if it is occurring 

 
The complete Tier 1, Tier 2 and Tier 3 analyses are included as part of the documents submitted in 
support of the Modification application. 

 

TRAFFIC and PARKING 
 
A complete, project- and site-specific Traffic Impact Study (TIS) has been completed as part of this 
Application. The TIS has been prepared in accordance with a scope-of-work approved by the Napa 
County Senior Traffic Engineer. The purpose of a TIS is to provide County staff and policymakers with 
data that they can use to make an informed decision regarding the potential transportation impacts of a 
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proposed project, and any associated improvements that would be required in order to mitigate these 
impacts to an acceptable level under the California Environmental Quality Act (CEQA), the Napa County 
General Plan, or other policies. Impacts relative to access for pedestrians, bicyclists, and to transit are 
addressed in the context of the CEQA criteria. Consistent with Senate Bill (SB) 743, the project’s 
transportation impacts were analyzed using Vehicle Miles Traveled (VMT). While no longer a part of the 
CEQA review process, vehicular traffic service levels at key intersections and on affected roadway 
segments were evaluated for consistency with General Plan policies by determining the number of new 
trips that the proposed project would be expected to generate, distributing these trips to the surrounding 
street system based on anticipated travel patterns specific to the proposed project, then analyzing the effect 
the new traffic would be expected to have on the study intersections and roadway segments. 
 
The Key findings and recommendations of the TIS include: 
 

• The intersection of Silverado Trail/Lodi Lane as well as the segments of Silverado Trail both 
north and south of the intersection have calculated collision rates above the statewide average 
for similar facilities. 

• The proposed modification to the Use Permit would be expected to result in a net increase of 
120 daily trips on a Friday during harvest, including 17 new trips during the p.m. peak hour, 
and a net increase of 77 new trips on a Saturday, with 11 new trips during the peak hour. 

• The study roadway segments of SR 29, Lodi Lane, and Silverado Trail are projected to operate 
acceptably at LOS D or better under Existing, Near‐Term, and Cumulative Conditions, and 
would continue to do so with the addition of project traffic. 

• The intersection of Silverado Trail/Lodi Lane is projected to operate acceptably at LOS B or 
better under Existing, Near‐Term, and Cumulative Conditions, and would continue to do so 
with the addition of project traffic. 

• Upon the addition of project trips to Existing and Near‐Term volumes, the stop‐controlled 
approach at SR 29/Lodi Lane would continue to operate unacceptably at LOS E or F, though 
the project would result in less than five seconds of additional delay so the effect is considered 
acceptable. 

• Upon the addition of project trips to the anticipated Cumulative volumes, the stop‐controlled 
approach at SR  29/Lodi Lane would continue to operate at LOS F with substantial delays and 
the project would result in an adverse effect since project trips represent more than 10 percent 
of the anticipated growth during each peak hour. 

• Based on OPR guidance, the project would be expected to have a less‐than‐significant 
transportation impact on VMT. 

• The lack of pedestrian facilities serving the project site does not result in an impact given the 
rural location and type of project. 

• Similarly, the lack of convenient transit service does not result in an impact due to the lack of 
demand for such services, though employees could use a bicycle to travel between the project 
site and transit stops on SR 29 north of Lodi Lane. 

• The existing Class II bike lanes on Silverado Trail along with the shared use of Lodi Lane with 
motorists and planned facilities consisting of the Vine Trail and a Class III bike route on SR 29 
would provide adequate access for bicyclists, though such demand is expected to be limited. 

• Sight distances on Lodi Lane are adequate at each driveway to meet the applied HDM criteria 
for both entering and exiting turning movements 

• Upon the addition of project trips to existing volumes, a left‐turn lane would continue to be 
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warranted at the east driveway based on application of the County’s criterion but would not be 
warranted at the west driveway. Due to physical constraints, an exception to this requirement 
has been granted by Napa County based on environmental factors which satisfied the findings 
necessary to grant an exception, as set forth in Napa County Road and Streets Standards 
Section 3. DWC has agreed to contribute funds to future roadway improvements planned for 
Lodi Lane by Napa County. 

• The proposed parking supply is adequate to accommodate the anticipated peak parking demand 
during harvest conditions. 

• It is recommended that whichever project is approved first between the Inn at the Abbey or 
Duckhorn Vineyards work with the County to install a northbound speed feedback sign on 
Silverado Trail near the Melka Estates Winery driveway.  Additionally, the applicant should 
work with the County to install a speed feedback sign in the southbound direction near Glass 
Mountain Road. 

• It is recommended that the westbound approach at SR 29/Lodi Lane be restriped to include a 
dedicated right‐turn lane.  The cost for this improvement could be shared with the Inn at the 
Abbey since it was also recommended for that project. 

• Secure parking facilities for at least ten bicycles should be provided on‐site. 
 
Parking stalls consistent with ADA accessibility requirements are located adjacent to the existing 
production, hospitality and winery office structures on the east side of the property. The existing visitor 
parking lot is adequate for the anticipated demand associated with the proposed modification. New 
ADA-compliant striping and improvements to the existing employee parking lot are proposed. 
Compliant parking and access will also be developed in the vicinity of the proposed West Winery. As 
in the past, vineyard avenues will be used for parking during larger marketing events. The combined 
total number of parking spaces on the property will increase from 65 to 97. Plot Plans, Floor Plans and 
Elevations of these improvements are included as part of this Use Permit Modification application, and 
subsequent comment response documents. 

 
WINE & FOOD PAIRING SERVICE and AB 2004 AREA 

 

Food service at marketing events will include catered food and/or food prepared in the commercial 
kitchen located in the Estate House, and will feature Napa County agricultural products. Marketing 
events will occur both within and proximate to the Estate House. During redevelopment of the Estate 
House and its vicinity, these activities will be temporarily hosted within the ground floor accessory 
space of the West Winery and its outdoor vicinity. Upon completion of the east side redevelopment and 
occupancy approval of the Estate House, all hospitality activities will be reestablished on the east side 
of the property. At this time, the proposed West Winery is anticipated to host tours/tastings and 
marketing events only during the redevelopment of the eastern property. Any long-term use of the West 
Winery for hospitality activities will be limited to the building Accessory Area and will be conducted in 
accordance with all applicable regulations regarding ADA and emergency access. Regardless of where 
events are held, DVW will host the events in accordance with their entitlements and existing County 
regulations regarding light, noise and other quality-of-life regulations. The winery will also permit 
activities conducted in accordance with AB 2004 (Evans Bill). The AB 2004 area will include the Estate 
House covered patio and the garden areas west of the Estate House. During the temporary hospitality 
activities on the west side of the property, AB 2004 activities will occur to the south of the West 
Winery, including in the area adjacent to the bioretention pond. 
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TEMPORARY HOSPITALITY 
 

The site improvement activities proposed in the Application necessitate development of a program by 
which winemaking and hospitality activities can continue during renovation and redevelopment. 
Expansion and increased efficiency of winemaking activities are paramount to this Modification request. 
Therefore, DWC anticipates that the first development phase will be the demolition of the Red House 
and development of the West Winery and associated infrastructure. During this time, winemaking and 
hospitality activities on the east side of the property will continue to occur within the existing structures. 
Following completion of the West Winery, temporary hospitality activities will be established within the 
ground floor accessory space and in the immediate vicinity of the West Winery (Plan Sheets A4.1 & 
A5.0). These facilities will be ADA-accessible and provide ample parking for winery guests and 
employees. Water and wastewater services associated with the temporary activities will meet all 
applicable Federal, State and local requirements. Once temporary hospitality activities have been 
established, DWC will initiate redevelopment of the east side of the property. Upon completion and 
occupancy approval of the east side property redevelopment activities, use of the West Winery for 
hospitality will be discontinued. 

 
At this time, the proposed West Winery is anticipated to host tours/tastings and marketing events only 
during the redevelopment of the Estate House and its vicinity. Any long-term use of the West Winery for 
hospitality activities will be limited to the building Accessory Area and will be conducted in accordance 
with all applicable regulations regarding ADA and emergency access. 

 
It is not possible to accurately determine the timeline for the redevelopment activities. It is the desire of 
DWC that the entire process does not take longer than three years from date of final approval of this 
Modification request. 

 
FIRE PROTECTION 

 

All structures on the east side of the property are currently accessed from Lodi Lane by an existing 
paved private driveway that meets commercial standards as required by the Napa County Road & 
Streets Standards (NCRSS). Following redevelopment of the east side of the property and new 
development of the west side of the property, all winery structures will be accessed via driveways which 
fully meet NCRSS requirements. Currently, a minimum of 32,000 gallons of water is stored in a 
combined domestic/fire protection tank on the east side of the property. At this time, DVW plans to 
convert the existing fire water storage tank to domestic only and to convert two existing 20,000-gallon 
wine storage tanks to fire water storage. On the west side of the property, DVW plans to install a 
90,000-gallon fire protection tank, two 158,000-gallon irrigation storage tanks and a 24,000-gallon tank 
for domestic water. The actual quantity of fire protection water stored onsite will be determined by a fire 
protection consultant during development of site improvement construction drawings. The locations of 
these tanks are detailed on the project site plans. 

 
VIEWSHED PROTECTION 

 

The project site does not meet the applicability criteria set forth in Napa County Code §18.106 and, 
therefore is exempt from a Viewshed analysis. 
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ENVIRONMENTAL & CULTURAL RESOURCE MATTERS 
 

The environmental sensitivity maps on file in the County Planning Department have been reviewed to 
determine if this project will be subject to any other environmental issues. These maps are used by the 
Department to determine whether any environmental conditions exist on a particular site which would 
warrant special studies or mitigation measures to avoid damage to environmental resources. These maps 
cover floodplain areas, archeological sites, endangered plants and animals, geologic hazards such as 
landslides and earthquake faults, potential inundation from dam failure and the like. A review of these 
maps indicated that the winery area lies within County overlays for both archaeological and sensitive 
biological resources. 

 
All earthmoving proposed in this Application will occur on lands previously modified by agricultural 
vehicle traffic, grading and/or vineyard “ripping” activities. As such, a biological resource assessment is 
not warranted. However, in recognition of the common occurrence of obsidian in the vicinity of the 
Napa River and Glass Mountain, a Cultural Resource Study was conducted for both the entire parcel 
(i.e., both east and west of the Napa River). The report, prepared by Evans & De Shazo, Inc. (EDI), 
included a record search, a Sacred Sites inventory, and a field survey, resulting in the identification of a 
significant number of primary and secondary obsidian flakes, flake tools, as well as naturally-occurring 
obsidian associated with the Glass Mountain obsidian source. In addition to their detailed observations, 
EDI preliminarily concluded that, although the cultural significance of their findings may be limited, 
additional testing is warranted. This work has been deferred until after such time that EDI, DWC and 
County staff are able to discuss the matter with Native Tribe(s), pursuant to California Assembly Bill 
52. 

 
As summarized in the attached “Voluntary Best Management Practices Checklist for Development 
Projects,” the Applicant plans or currently engages in the following practices with measurable 
greenhouse gas (GHG) reduction potential: generation of onsite renewable energy (planned), exceed 
Title 24 energy efficiency standards: Build to CALGREEN Tier 2 (planned), Vehicle Miles Traveled 
(VMT) reduction plan (existing), exceed Title 24 energy efficiency standards: Build to CALGREEN 
Tier 1 (planned), energy conserving lighting (planned), Energy Star Roof/Living Roof/Cool Roof 
(planned), connection to recycled water (planned), installation of water efficient fixtures (existing and 
planned), low-impact development (LID)(planned), water efficient landscaping, (planned), composting 
of 75% food and garden material (planned), planting of shade trees within 40 feet of the south side of the 
building elevation (existing and planned), electrical vehicle charging station(s) (planned), limit the 
amount of grading and tree removal (planned). In addition, the Applicant plans or currently engages in 
the following practices with un-measurable GHG reduction potential: intension to become a Certified 
"Napa Green Land,” use of recycled materials (existing and planned), use of recycled materials (existing 
and planned), local food production (existing and planned), and education of staff and visitors on 
sustainable practices (existing and planned), and retain biomass removed via pruning and thinning by 
chipping the material and reusing it rather than burning on-site (existing and planned). 
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Project number if known:


Contact person:


Contact email & phone number:


Today's date:


Voluntary Best Management Practices Checklist for Development Projects


  BMP-1 Generation of on-site renewable energy


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


Already 


Doing


Project name & APN:


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 building" 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 adhere to all of the 


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


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


and include a separate narrative if your project has special circumstances.


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


on the amount of emission reduction potential.


BMP Name


Plan 


To Do ID #


Planning, Building & Environmental Services - David Morrison, Director 


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


Please indicate the amount and location of developable land (i.e.: under 30% slope and not in creek 


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


prohibit future development.


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


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


photovoltaic (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 plan. 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 calcuate how much electrical energy your project may need.
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Already 


Doing


Plan 


To Do


  BMP-3


  BMP-4 Alternative fuel and electrical vehicles in fleet


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


  BMP-5


  BMP-6 Vehicle Miles Traveled (VMT) reduction plan


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


 employee incentives


 employee carpool or vanpool


 priority parking for efficient transporation (hybrid vehicles, carpools, etc.)








 Other:


Estimated annual VMT


Potential annual VMT saved


% Change


Habitat restoration or new vegetation (e.g. planting of additional trees over 1/2 acre)


Napa County is famous for its land stewardship and preservation. Restoring areas within the creek 


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


retention swale rather than underground storm drains) reduces storm water and helps the groundwater 


recharge. Planting trees can also increase the annual uptake of CO2e and add the County's carbon stock.


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 labeled CALGREEN Tier I and CALGREEN Tier II. Each tier adds a further set of green building 


measures that go above and beyond the mandatory measures of the Code. In both tiers, buildings will 


use less energy than the current Title 24 California Energy Code. Tier I buildings 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 certain number of elective measures in each green building category 


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


The magnitude of GHG reductions achieved through implementation of this measure varies depending 


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


Exceed Title 24 energy efficiency standards: Build to CALGREEN Tier 2


Selecting this BMP states that the business operations intend to implement a VMT reduction plan 


reducing annual VMTs by at least 15%. 


bike riding incentives


bus transportation for large marketing events
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Already 


Doing


Plan 


To Do


  BMP-7 Exceed Title 24 energy efficiency standards: Build to CALGREEN Tier 1 


See description below under BMP-5.


  BMP-8 Solar hot water heating 


  BMP-9 Energy conserving lighting 


  BMP-10 Energy Star Roof/Living Roof/Cool Roof


  BMP-11 Bicycle  Incentives 


  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; Class III: Signed Bike Routes). Indicate bike 


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


describe below.


Lighting is approximately 25% of typical electrical consumption. This BMP recommends installing or 


replacing 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 an ordinary incandescent bulb and lasting 8-12 times longer. Typical 


payback from the initial purchase is about 18 months. 


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, offer both immediate and long-term 


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


energy use of a single-story building. A cool roof and a green roof are different in that the green roof 


provides living material to act as a both heat sink and thermal mass on the roof which provides both 


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


Napa County Zoning Ordinance requires 1 bicycle rack per 20 parking spaces (§18.110.040). Incentives 


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


items such as directional signs and information on biking in Napa. Be creative!


Solar water heating 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.


As approved by the Planning Commission 


07/03/2013







Already 


Doing


Plan 


To Do


  BMP-13 Connection to recycled water


  BMP-14


  BMP-15 Low-impact development (LID)


  BMP-16 Water efficient landscape


  BMP-17 Recycle 75% of all waste


WaterSense, a partnership program by the U.S. Environmental Protection Agency administers the review 


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


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


install water efficient fixtures or fixtures that conserve water by 20%.


LID is an approach to land development (or re-development) that works with nature to manage storm 


water as close to 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 


that have been used to adhere to these principles such as bioretention facilities, rain gardens, vegetated 


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


can be managed in a way that reduces the impact of built areas and promotes the natural movement of 


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


is designed in this way.


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 with the Water 


Efficient Landscape Ordinance (WELO).


Please check the box if you will be complying with WELO or If your project is smaller than the minimum 


requirement and you are still proposing drought tolerant, zeroscape, native plantings, zoned irrigation 


or other water efficient landscape.


Install Water Efficient fixtures


Recycled water has been further treated and disinfected to provide a non-potable (non-drinking water) 


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


water resources. 


Did you know that the County of Napa will provide recycling 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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Already 


Doing


Plan 


To Do


  BMP-18 Compost 75% food and garden material 


  BMP-19 Implement a sustainable purchasing and shipping programs


  BMP-20


  BMP-21 Electrical Vehicle Charging Station(s)


  BMP-22 Public Transit Accessibility
Refer to http://www.ridethevine.com/vine and indicate on the site plan the closest bus stop/route. 


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


incentives for visitors and employees to use public transit. Incentives can include bus passes, 


informational hand outs, construction of a bus shelter, transportation from bus stop, etc. 


The Napa County food composting program is for any business large or small that generates food scraps 


and compostable, including restaurants, hotels, wineries, assisted living facilities, grocery stores, 


schools, manufacturers, cafeterias, coffee shops, etc. All food scraps (including meat & dairy) as well as 


soiled paper and other compostable - see http://www.naparecycling.com/foodcomposting for more 


details.


Environmentally Preferable Purchasing (EPP) or Sustainable Purchasing refers to the procurement of 


products and services that have a 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 an EPP on file for your employees to abide by.


Well-placed trees can help keep your building cool in summer. If you choose a deciduous tree after the 


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


the colder months. Well-designed landscaping can reduce cooling costs by 20%. Trees deliver more than 


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


water, and can withstand local weather extremes. Fruit or nut trees that 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 trees are proposed and which species you are using.


Planting of shade trees within 40 feet of the south side of the building elevation


As plug-in hybrid electric vehicles (EV) and battery electric vehicle ownership is expanding, there is a 


growing need for widely distributed accessible charging stations.  Please indicate on the site plan where 


the station will be.  
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Already 


Doing


Plan 


To Do


  BMP-23


  BMP-24 Limit the amount of grading and tree removal


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


BMP-25 (a)  LEED™ Silver (check box BMP-25 and this one)


BMP-25 (b)  LEED™ Gold (check box BMP-25, BMP-25 (a), and this box)


BMP-25 (c)  LEED™ Platinum (check all 4 boxes)


  BMP-26


  BMP-27


Limiting the amount of earth disturbance reduces 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 natural contours of the land, and that doesn't 


require substantial grading or tree removal.


The amount of energy a cave saves is dependent on the type of soil, the microclimate, and the user's 


request for temperature control. Inherently a cave or a building burned into the ground saves energy 


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


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


and shading for summer cooling with an east-west cross breeze will naturally heat, cool, and ventilate 


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


site design that takes into consideration the natural topography and sitting. Be prepared to explain your 


approach and estimated energy savings.


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


and day lighting of interior spaces, and to maximize winter sun exposure; such as a cave.


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, or create 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.


As part of the Bay Area 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.countyofnapa.org.


Practices with Un-Measured GHG Reduction Potential


Are you, or do you intend to become a Certified Green Business or certified as  a"Napa 


Green Winery"?
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Already 


Doing


Plan 


To Do


  BMP-28 Use of recycled materials


  BMP-29 Local food production


  BMP-30 Education to staff and visitors on sustainable practices


  BMP-31 Use 70-80% cover crop


  BMP-32


  BMP-33


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


There are a lot of materials in the market that are made from recycled content. By ticking this box, you 


are committing to use post-consumer products in your construction and your ongoing operations.


There are many intrinsic benefits of locally grown food, for instance reducing the transportation 


emissions, employing full time farm workers, and improving local access to fresh fruits and vegetables.


This BMP can be performed in many ways. One way is to simply put up signs reminding employees to do 


simple things such as keeping the thermostat at a consistent temperature 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.


Retain biomass removed via pruning and thinning by chipping the material and reusing it 


rather than burning on-site


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


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


environment.


Comments and Suggestions on this form?


Are you participating in any of the above BMPS at a 'Parent' or outside location?
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		3456346546346562: Off

		3468889: Off

		Check Bo3463456: Off

		346346: Off

		34563478: Off

		2564637783: Off
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