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Checklist of Required Application Materials 

Please make sure that the following documents are complete and legible. Consistent with the State Permit Streamlining Act 
and Departmental policy, the Planning, Building and Environmental Services (PBES) Department will make an application 
completeness determination within thirty days of application submittal and the payment of all required initial fees. 

□ General Application Form: The attached General Application Form must be completed in full and signed by the property owner
or their authorized agent. Corporations, partnership, and the like have special signature requirements as noted on the Form.

□ Application Fee: (Please refer to the following link for applicable application fees per permit type: Fees & Payments |
Napa County, CA (countyofnapa.org)
Use Permit/Major Modification (All Uses):  Total Fees are based on actual time and materials and flat fees.  A deposit in the

amount of $10,000. Check made payable to County of Napa.  
Micro-Winery Use Permit: Total Fees are based on actual time and materials and flat fees.  A deposit in the amount of $10,000. 

Check made payable to County of Napa.  
Small Winery Exemption (Winery Uses):  Total fees are based on actual time and materials and flat fees. A deposit in the 

amount of $5,000. Check made payable to County of Napa. 
Minor Modification (Winery Uses):  Total fees are based upon flat rates with exception to Engineering Services which are 

based on actual time and materials for project review and Roads & Street Standards evaluation.  All County Counsel 
fees are based on actual time and materials. Check made payable to County of Napa. 

Administrative Permit (Winery Uses):  Total Fees are based on actual time and materials and flat fees.  A deposit in the 
amount of $1,500. Check made payable to County of Napa. 

Minor Modification (Non-Residential & Residential Uses):  Total fees are based upon flat rates.  All County Counsel fees are 
based on actual time and materials. Check made payable to County of Napa. 

Very Minor Modification (Non-Residential & Residential Uses):  Total fees are based upon flat rates.  All County Counsel 
fees are based on actual time and materials. Check made payable to County of Napa. 

□ Read and Sign the Hourly Fee Agreement
□ Read and Sign Certification and Indemnification Form
□ Read and Sign Initial Statement of Grape Source Form or Micro Winery Grape Source Form
□ Provide Adjoining Property Owners List for Courtesy Notice and Public Hearing Notice Mailouts
□ Detailed Project Description:  The Project Description should address all of the applicable items listed below:

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

or building including new/modified improvements and off-site improvements.
3. Days of the week and hours of operation.
4. Maximum number of employees per shift and hours of shifts.
5. Are there additional licenses and/or approvals from outside agencies needed from a Special District, Regional, State, Federal?
6. What is your water supply?  How/where is liquid/solid waste disposed?

□ To-Scale Site Development Plans (ALL plans must be to an identified architect’s or engineer’s scale and shall be legible):
Submit three (3) 24” X 36” and one 11” x 17”copies of plans consistent with information contained in the Building Division –
Design Information - Sample Site Plan Handout:  Sample-Site-Plan-PDF (countyofnapa.org)

□ To-Scale Floor Plans (ALL plans must be to an identified architect’s or engineer’s scale, shall show the existing and proposed
conditions of the building and shall be legible):
Submit three (3) 24” X 36” and one 11” x 17”copies of plans with the following information and details:

1. Dimensions and area of all rooms, hallways and covered or partially enclosed outdoor areas.
2. Use of each area within each structure/building.
3. Location of emergency exists.

□ To-Scale Building Elevations (ALL plans must be to an identified architect’s or engineer’s scale, shall show the existing and
proposed conditions of the building and shall be legible):
Submit three (3) 24” X 36” and one 11” x 17” copies of plans with the following information and details:

1. All relevant dimensions.
2. Exterior materials.
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3. Exterior colors.
4. Existing grade.
5. Finished grade.
6. Finished floor level.
7. Building height consistent with Figure 209-1 of the 1997 UBC Handbook.

□ Technical Information and Reports 
The following technical information and studies are generally required unless waived by County Planning Staff at or following a 
Pre-Application Review Meeting.  Please see County Planning Staff for a list of pre-qualified consultants. 

1. FOR WINERY PROJECTS:  Additional submittal information is necessary and should be included with the submittal
packet consistent with the Winery Use Permit Supplemental Submittal Requirements.

2. FOR MICRO-WINERY PROJECTS: Additional submittal information is necessary and should be included with the
submittal packet consistent with the Micro-Winery Use Permit Supplemental Submittal Requirements.

3. Traffic Study consistent with Traffic Impact Study (TIS) Guidelines.   Please fill out the enclosed current Trip Generation
Sheet for existing and proposed project to determine the need for the preparation of a Traffic Impact Study. Study (TIS). If it 
is determined that a TIS is not required, physical traffic improvements (such as a left turn lane) or a site distance analysis
may be required as determined by the Director of Public Works. Please consult with the Department of Public Works and
the current version of the Napa County Road and Street Standards, which can be found following this link:  Napa County
Road & Street Standards (countyofnapa.org)

4. Archeological/Cultural Resources Study (consistent with Guidelines for Preparing Cultural Resource Surveys and State of
California requirements)

5. Historic Resources Study (consistent with State Office of Historic Preservation requirements)
6. Biological Study – Includes Special Status Survey (consistent with Guidelines for Preparing Biological Resources Reconnaissance

Surveys and Guidelines for Preparing Special-Status Plant Studies)
7. Water Availability/Groundwater Study (consistent with the WAA Guidance Document adopted by the Board 5/12/2015).

Please refer to the following link:  .Attachment-D---Water-Availability-Analysis-Guidelines-5-12-15-PDF
(countyofnapa.org)

8. For projects located within Sensitive Domestic Water Supply Drainages and/or within the Agricultural Watershed (AW)
zoning district, please provide vegetation coverage removal and retention information/analysis based on 1993
Vegetation totals and parcel configuration, including a map or figure that includes the following information:
Tree canopy coverage:

Tree canopy cover (1993): __~4.5___acres 

Tree canopy cover to be removed: _0___acres _0___% 

Tree canopy cover to be retained: ____acres ____% 

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

Understory cover (1993):  __~4.5___acres 

Understory to be removed:  __0_____acres __0_____% 

Understory to be retained:  _______acres _______% 

This information may be provided as part of the Biological Report if one is required for your project. Guidance on how to 
prepare vegetation removal and retention calculations can be found in the County’s Water Quality & Tree Protection 
Ordinance Implementation Guide, located on our website:  Water-Quality-and-Tree-Protection-Ordinance-
Implementation-Guide (countyofnapa.org) 

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

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

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

□ Visual Impacts Study (Photographic simulations) 

□ Geological/Geotechnical Hazard Report – Alquist Priolo Act 

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

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

□ Other: ______________________________________ 

□ Other: ______________________________________ 



10.Voluntary Best Management Practices Checklist – Please fill out enclosed form.

□ Additional Information Required by the Environmental Health Department: 
1. Soil Evaluation Report if an on-site septic system is proposed.
2. Septic Feasibility Report for any new or upgraded septic systems or any expansion of use relying on an existing septic 

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

and residents or if kitchen is proposed. See enclosed handout provided by Environmental Services.
4. Water and/or Sewage Disposal Easement if an off-site spring, well, reservoir, storage tank, or individual sewage disposal

system is proposed.
5. Completed Business Activities form
6. Solid Waste & Recycling Storage area location and size included on overall site plan.
7. Cave setback plan if a cave is proposed.

Please click on Other Information tab at https://www.countyofnapa.org/1904/Environmental-Health-Division  for forms and 
handouts related to use permit application submittal. 

□ Additional Information Required by the Engineering Services: 

2021Napa County Road & Street Standards 
Napa County Road & Street Standards (countyofnapa.org) 

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

BASMAA Post-Construction Stormwater Management Manual 
https://www.countyofnapa.org/DocumentCenter/View/3780/Bay-Area--Stormwater-Management-Agencies-Association-
BASMAA-Post-Construction-Manual-PDF 

Napa Countywide Stormwater Pollution Prevention Program (NCSPPP) Erosion and Sediment Control Plan Guidance 
https://www.countyofnapa.org/DocumentCenter/View/3780/Bay-Area--Stormwater-Management-Agencies-Association-
BASMAA-Post-Construction-Manual-PDF 

□ Additional Information Required by the Fire and Building for Wine 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 production and hospitality uses will be conducted. Please identify how exiting requirements 
will be met pursuant to Building and Fire Codes. 

□ Please Note 
While this checklist includes all information generally required to process a Use Permit/Major Modification or other Use 
Permit related application, it is primarily focused on winery uses. Additional information may be required at the discretion of 
the PBES Director, and in particular in those cases where non-winery commercial uses (such as restaurants) or residential use 
related projects are proposed. The Planning Division will make every effort to identify any additional required information 
at or directly following the Pre-application Review Meeting. 

□ Please contact the Planning Division Staff at the following email address:  Planning@countyofnapa.org to obtain a PBES 
Cloud link to upload application materials and to process filing payment. 
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*Number of full time and part time employees should represent the max number of employees that will be working 
on any given day (including all vendors and contractors employed for the largest event that occurs two or more times 
per month on average).

Annual Gallons of Production

Existing Entitled Winery

Number of Full Time Employees* 

Annual Tons of Grape Haul

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

WINERY TRIP GENERATION WORKSHEET 
Planning, Building & Environmental Services 

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

(707) 253-4417

PROJECT DESCRIPTION

Winery Name: ___________________________________________________________________

Number of Part Time Employees* 

Maximum Daily Visitation 

_______________

_______________

_______________

_______________

_______________

_______________

Date Prepared: 

Harvest Non-Harvest

N/A

_______________

_______________

_______________

_______________

Weekday

Weekend

Weekday

Weekend

_______________

_______________

_______________Weekday

Weekend _______________ _______________

Annual Gallons of Production

Proposed Winery

Number of Full Time Employees* 

Annual Tons of Grape Haul

Number of Part Time Employees* 

Maximum Daily Visitation 

_______________

_______________

_______________

_______________

_______________

_______________

Harvest Non-Harvest

N/A

_______________

_______________

_______________

_______________

Weekday

Weekend

Weekday

Weekend

_______________

______________________________

_______________

_______________Weekday

Weekend _______________ _______________

_______________

_______________

Weekday

Weekend

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

_______________ _______________

_______________ _______________Weekday

Weekend



Maximum Daily Weekday Traffic (Friday)

Total Weekday Daily Trips
Total Weekday Peak Hour Trips*

Maximum Daily Weekend Traffic (Saturday)

Maximum Annual Traffic 

Total Annual Trips**

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

Maximum Weekday Traffic (Friday)

Maximum Weekend Traffic (Saturday)

Maximum Annual Traffic 

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

TRIP GENERATION
Existing Winery

Proposed Winery

Net New Trips

Harvest Non-Harvest

Harvest Non-Harvest  

Max Visitor Daily Trips

PT Employee Daily Trips 

Non-Harvest  Harvest 
Maximum Daily Weekday Traffic (Friday)

Maximum Daily Weekend Traffic (Saturday)

Maximum Annual Traffic 

Total Annual Trips**

Non-Harvest  Harvest 

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

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

Net New Annual Trips** 

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

Max Event Daily Trips

Grape Haul Daily Trips
Production Daily Trips

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

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

0.000018 truck trips 
0.013889 truck trips

FT Employees
PT Employees

Max Visitors
Max Event

Gallons of Production
Tons of Grape Haul#

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

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

Max Visitor Daily Trips 
Max Event Daily Trips

Production Daily Trips 
Grape Haul Daily Trips

FT Employees
PT Employees

Max Visitors
Max Event

Gallons of Production 
Tons of Grape Haul#

Total Weekday Daily Trips
Total Weekday Peak Hour Trips*

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

Max Visitor Daily Trips
Max Event Daily Trips

Production Daily Trips
Grape Haul Daily Trips

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

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

0.000018 truck trips 
0.013889 truck trips

FT Employees
PT Employees

Max Visitors
Max Event

Gallons of Production
Tons of Grape Haul#

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

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

Max Visitor Daily Trips 
Max Event Daily Trips

Production Daily Trips 
Grape Haul Daily Trips

FT Employees
PT Employees

Max Visitors
Max Event

Gallons of Production 
Tons of Grape Haul#

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

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

0.000018 truck trips 
0.013889 truck trips

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

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

0.000018 truck trips 
0.013889 truck trips
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Project Statement 
Use Permit P22-00417 

AXR Napa Valley 
3199 St. Helena Highway No. 

St. Helena, California 

Project Setting 
The project site is a 7.85 acre irregularly shaped parcel located on the west side of Highway 29 north of the 
City of St. Helena. The site gradually slopes from northwest to southeast with a steeper slopes along the 
southwest property line. 

The project site is developed with the historic Hirsch Residence, now the approved AXR Napa 
Valley pre-prohibition ghost winery. The upstairs is used for wine tasting, offices and conference 
rooms as approved in 2008. The rear portion of the building includes an apartment that is proposed 
for conversion to winery offices as part of the proposed modification. Related accessory winery uses 
include the barrel building with adjacent outdoor storage pad, on-site parking, water storage tanks, 
water and wastewater system, improved and unimproved driveways, pedestrian pathways. The 
existing building inventory also includes three (3) historic cottages not included in the proposed 
project. 

The project site also includes a three (3) acre vineyard located on the eastern portion adjacent to State 
Route 29 that borders the project site on the east. A wooded hillside borders the project site on the west. 
Signum Architecture depicts existing improvements and site conditions on sheet G0.02 (E). 

Existing vegetation include redwood trees, madrones and oak with the majority of vegetation located along 
the western-most ‘point’ of the property, along Hirsch Creek and on the east facing hillside above the 
winery site. Hirsch Creek an ephemeral watercourse forms a portion of the northern parcel boundary. 

Regulatory Setting 
AXR Winery is located within the former historic residence constructed by August Hirsch in 1883. 
Between 1930 and 1950 the Hirsch residence and existing cottages were used as a restaurant and resort 
originally referred to as “The Madrones.” The historic uses and structures and improvements were 
recognized in a Certificate of Legal Nonconformity (#00516-CLN issued June 25, 2002. 

The former Hirsch residence was recognized as a pre-prohibition ‘Ghost’ winery and designated as a 
Napa County Landmark in 2007. Use permit P04-0541 re-established the historic wine making facility 
within the former Hirsch residence, cellar and barn in September 2005. Demolition of the existing barn 
and its conversion to barrel storage was also approved in 2005. Renovations were carried out in 
compliance with the recommendations of historian Juliana Inman. Annual wine production was capped at 
20,000 gallons annually pursuant to subsection 18.104.245(D) of the Napa County zoning ordinance. A 
limited visitation program and marketing plan was also approved in September 2005. 

 
The winery is only accessible by a right turn from the southbound lane on State Route 
29. No left turns are permitted from northbound State Route 29. Existing vehicles are limited to right 
turns only. The proposed modification includes a left turn lane from northbound State Route 29 to the 
exiting southern most driveway entrance for in-bound traffic. Outbound traffic continues to be limited to 
right turns only from the northern driveway. 

Proposed Modifications 
The current applicants, Silverado Trail Wine Partners acquired the subject property in 2017. The 
applicants are seeking some changes to the project site and winery operations authorized in 2005 and 
2008. The proposed changes include: 
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1. Constructing a production cave, including 12,000 s.f. barrel storage and 5,200 s.f. 
crush pad, tank farm and related wine  production improvements, with three (3) portals. 

2. Converting existing barrel storage building and adjacent outdoor area to a tasting and hospitality 
center 

3. Increasing the number of daily visitors from twenty (20) to sixty (60); 

4. Increasing the number of employees from two (2) full-time and two (2) part-time to twelve 
(12) full-time and five (5) part-time; 

5. Converting the existing apartment within the historic winery to office use. This 
conversion requires no exterior changes to the historic building; 

6. Increasing the number of marketing events from ten (10) annual events to thirty-one (31) 
events. Participation in Napa Valley auctions is also requested; 

7. Constructing and installing required winery related improvements including water and 
wastewater systems, water storage tanks, fire protection systems, parking and access 
driveways; 

8. Constructing a northbound left turn lane and associated improvements in State Route 29 to 
facilitate access to the winery via southern driveway; and 

9. Approval of changes to the existing winery building and site that occurred prior to the 
current owners acquiring the property in 2017. The revised plans prepared by Signum 
Architecture trace the evolution of changes to the winery floor plans and site since 2008. 

No change to approved 20,000 of annual production is proposed 

Proposed Design Solution 
The current historic facility lacks the modern infrastructure to operate a modern 20,000 gallon production 
facility.   Both production and hospitality facilities needed upgrading. The challenge was where to locate 
such facilities in the context of an historic property. Existing site conditions including significant existing 
mature native and ornamental vegetation, existing vineyard, steep wooded hillside, proximity to State 
Route 29 increased the challenge for the owners and designers. Finally. the fact that the existing parcel is less 
than 8 acres and irregularly shaped and a scattering of historic structures required a well thought out design 
solution to bring the owners vision to fruition. 
 

The goal of ownership is to avoid any variations to county winery or related zoning standards. 
Retaining the integrity of the historic site for consistency with the winery’s landmark designation is a 
key consideration. Two other challenges are the presence of numerous historic buildings and 
structures as well as the potential visibility of potential site improvements from State Route 29. 
Special attention was also given to the design of the production cave to accommodate all winemaking 
activities associated with the proposed increase in production. 

The suggested solution was to locate the proposed production facility within a cave system in the 
east-facing hillside. Existing topographic conditions, mature vineyard and vegetation and proposed 
landscaping screen the required access portals from State Route 29. This solution retains the 
integrity of the existing historic buildings and site without competing with it. 

Despite the fact that the winery is located on a smaller parcel than is currently required under the 
WDO, the project, as designed conforms to all winery development standards; no variances are 
required. N.  o significant or potentially significant or potentially environmental impacts have been 
identified by technical studies provided by the applicants. 
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Project Details 
 Production Caves 

Wine production facility at the historic winery are currently limited and in need of 
upgrading to current wine making standards.. The proposed production caves totals  
12,000 s.f. of barrel storage and 5,000 square feet crush pad, tank area and other 
winery-related equipment.  Please see the architectural plans prepared by Signum 
Architecture. The cave is designed to accommodate a modern wine making facility to 
produce the quality of wine that the owners, winemaking team and our guests expect 
from AXR Napa Valley, Currently wine production also occurs off site.  The 
proposed cave would allow the full approved wine production to be conducted on site 
under the supervision of the winemaking team. 

The cave has three portals based on its intended use.   Portal #1 provides access to 
proposed crush pad and related winery equipment.. Portals 2 & 3 provide access to 
proposed barrel storage areas. Portal #1 is accessible from the existing road network. 
A new driveway provides access to portals 2 & 3.  

The setback of the portals, existing vineyard and proposed landscaping as well as 
topographic conditions ensure that the new portals are not visible from State 
Route 29 or the private, shared driveway located at the western edge of the 
property. The project architect, Signum Architecture, and landscape architects at 
Studio1515 conducted viewshed studies to evaluate impact of the proposed cave 
construction on view from State Route 29 and the shared driveway. These studies, 
accepted by county staff confirm that no portals will be visible from State 
Highway 29 or the shared driveways. 

Conversion of Barrel Storage Building to Tasting Room and Hospitality Center 

The existing 1,500 square foot barrel storage building and the adjacent 1204 
square foot outdoor storage area will be converted to a hospitality center with the 
outdoor tasting area to be used for outdoor wine tasting, marketing events and for 
AB 2004 wine consumption. 

Visitation and Marketing Programs 

Typically county application forms and the CEQA process require wineries to specify 
the maximum number of daily visitors varies by season. Accordingly and in keeping 
with this requirement the applicants are seeking approval to host a maximum of sixty 
(60) daily visitors, seven (7) days per week. . Proposed visitation is consistent with 
wineries of comparable production and in line with visitation programs of wineries 
north of St. Helena. 

The number of marketing events would increase from ten (10) to thirty-one (31) with 
twenty-four of the events to have a maximum of twenty-five (25) guests as follows: 

o Two (2) events/month for a minimum of twenty-five (25) persons 
o Three (3) events annually for a maximum of 150 persons; and 
o Four (4) events annually for a maximum of seventy-five (75) person 

The applicants made provisions for guest and employee parking 
during the seven (7) larger (75+ person) events Employees 
would park off site and be shuttled to the winery from area 
proximate to the winery. Summit Engineering has developed an 
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event parking exhibit to demonstrate the availability of parking 
for these larger events. This exhibit will be submitted to county 
staff along with other updated plans and document. 
Winery Operations 

The applicants propose to increase to the number of employees from two (2) full-time and two 
(2) part time to a maximum of twelve (12) full-time and five (5) part-time, non-harvest 
employees. With the increase in production, production area, visitation programs and 
wine making protocol, an increase in employees is necessary. Note that employee 
levels are at a maximum during the larger marketing events. Employees park off-site at 
approved wineries such as Brasswood retail area or other non-agriculturally zoned 
lands. 
 
Neighborhood Compatibility/Operational Noise 

The owners pride themselves on maintaining regular contact with 
neighbors to ensure that current project operations project does 
not interfere with their quality of life. 
The project as designed continues the forethought that the owners 
intend to ensure continued neighborhood compatibility. For 
example, winemaking activities primarily take place within the 
proposed caves. Existing vegetation and topographic conditions 
screens proposed outdoor tasting areas and portals as viewed from 
neighbors’ residences. Outdoor tasting venues are oriented away 
from neighbors. Tasting by appointment occurs during normal 
daytime working hours. These design and operational features 
ensure that noise or other potential operational activities would 
not adversely affect our neighbors. The letters of support from 
closest neighbors attest to the success of these efforts. 

 
Technical Studies 

Water Availability Analysis/Groundwater Study 

Both a water availability (WAA) analyses and groundwater study were prepared and 
approved by county staff. The WAA prepared by Summit Engineering, updated in July 
2024 documented an existing water demand of 3.61 ac-ft/year. The existing water use 
was documented in the WAA approved as part of the previous application to re-
establish the historic winery in the Hirsch residence. Groundwater use by the proposed 
project is 2.83 ac-ft/year, This reduction in baseline water use results primarily from 
vineyard removal/reduction in irrigation water and removal of two (2) residences 
required mandated by the 2008 permit modification. 
Groundwater Studies 
EMA Engineering evaluated groundwater supply in its report dated July 19, 2024 
evaluated potential impacts on groundwater supply and sensitive watercourses. This 
report and its conclusions have been accepted and approved by staff. 

Wastewater Treatment and Disposal 

Summit Engineering also prepared the required wastewater feasibility study dated 
October 2022 and updated in April 2024. Existing septic tanks are sufficient for the 
anticipated sanitary sewage flows. No additional volume is anticipated or required. The 
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report also concludes that the existing PD leach field is anticipated to provide sufficient 
capacity for disposal of the anticipated sanitary sewage flows. 

A new process waste (PW) treatment system will be required to accommodate the 
annual production of 35,000 gallons. The wastewater feasibility report outlines the 
feasible options for the new PW treatment and disposal system. 
Traffic Impact Study (TIS) 

GHD prepared the required TIS pursuant to the approved scope of work as required 
by the county traffic engineer. The June 2024 TIS, updated July 2025 in response to 
comments from the public works department/traffic engineer has been accepted as 
meeting county standards. The TIS recommends the inclusion of a left turn lane for 
northbound visitors as well as specific mitigation measures. Following consultation 
with the county traffic engineer an exhibit has been prepared by Summit Engineering 
outlining the proposed left turn lane and related on- and off-site improvements that 
when implemented will ensure that potential traffic impacts associated with project 
and cumulative traffic are reduced to less than significant levels. Public works staff 
has accepted this study, and the schematic left turn lane/circulation plan. The 
applicant acknowledges that final off- site improvements will be approved by 
CALTRANS following use permit approval. 

 
Conclusions and Recommendations 
The subject property has a number of physical and regulatory constraints that were 
carefully evaluated before arriving at the appropriate design solution. Challenges to site 
development included: sub-standard parcel s ize, the location of existing historic buildings, 
potential visibility from State Route 29, abundant mature site vegetation, setbacks, 
existing well and septic systems. The solution was to locate wine production including 
barrel storage and crush pad within a cave system to minimize ground coverage, visibility 
from State Route 29 and private roads used by neighbors. The proposed caves reduce the 
need for a large, new production facility minimizing lot coverage without competing 
visually with the existing historic buildings 

Relocation of barrel storage from the existing building allowed that building to be 
converted to a tasting and hospitality center to educate the increasing number of visitors 
expected to visit the winery due to the increasing popularity of the AXR wine brand. 

The proposed project conforms to all winery development standards without any 
required variations. The proposed project will result in a reduction in 
groundwater use below the baseline water use. The proposed site can 
accommodate a code compliance wastewater treatment and disposal system. 

The project as designed conforms to general plan land use polices that support agricultural as the 
primary land use in Napa County (AG/LU 1) and agricultural processing facilities (AG/LU-2). 
The proposed cave system reduces potential impacts on agricultural land, minimizes storm water 
runoff and downstream water quality, all goals of the general plan conservation element (Policy 
CON-2; Goal CON-9); and minimizes impact on site groundwater resources (Goal CON-10). 

The applicants respectfully request approval of the proposed permit modification. 
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