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The Grove Conditional Use Permit Minor Modification Application 
 

Sub-1 Document List 
 

• Minor Modification Application 
 

• Project Document List 
 

• Project Statement 
 

• Plan Set, which includes Stormwater Control Plan 
 

• Water Availability Analysis 
 

• Wastewater Feasibility Study 
 

• Soil Evaluation Report (to be delivered shortly) 
 

• Land Use Notification Package by First American Title Company (two sets, hand delivery) 

 



Scott Greenwood-Meinert 
D (415) 772-5741 
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sgreenwood-meinert@coblentzlaw.com 

 
July 21, 2025 

 
Brian Bordona 
Director 
Planning, Building & Environmental Services 
Andrew Amelung 
Planner II 

1195 Third Street, 2nd Floor 
Napa, CA 94559 

Re: Silverado Resort & Spa Minor Use Permit Modification Revised Project Statement 
PBES File No. P24000141; minor square footage corrections and Burger Shack 

Dear Brian and Andrew: 

On behalf of Silverado Resort & Spa you will find submitted with this revised project statement 
(original submitted in May 2024, augmented in January 2025) and on March 4th, which responds 
to comments provided in July from PBES, a response to comments memorandum prepared by 
Sherwood Design Engineers, the revised plans and two reports listed on pages 3-4. As already 
mentioned, Silverado Resort & Spa looks forward to working with PBES toward an efficient project 
approval and our entire support team, including Sherwood Design Engineers, are ready to 
respond to your questions or comments. 

The Proposed Project 
 

This application seeks approval for the modification of the outdoor hospitality facility commonly 
referred to as the “Grove”. The Grove presently consists of a significant landscaped courtyard 
area, with a storage shed, a staging structure, and a burger shack and a pavilion. The Grove has 
generally been in its improved/disturbed state, hosting events since the opening in 1967 of the 
South golf course, to which the Grove is adjacent. This application seeks approval for the 
replacement of the existing structures with and “atrium building of about 9,308 sf., with about 
6,000 sf. of event space and a 1,000 square-foot catering kitchen, as well as a separate bridal 
lounge of approximately 1,750 sf. An improved event lawn would be a part of the Grove. The 
burger shack, which is about 50 years old, would be replaced with an upgraded and relocated 
facility that is an exterior facing portion of the northeast corner of the atrium building. 

As with the existing Grove facilities, the proposed Grove would continue to be used by resort 
guests and Country Club members and continue to be served by existing resort employees. 
Accessibility, egress and building construction would all be pursuant to applicable, grading, 
building, and other codes. The proposed Grove is internal to the operations of the resort and will 
not introduce new uses. The proposal will allow the Resort to accommodate events at the Grove 
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on a year-round basis, in an indoor and air-conditioned building. Currently, the Grove is only 
available for guest use from mid-May to late-October, due to weather constraints. 

The Grove usually hosts approximately 60-65 events each year, many of them with amplified 
sound. With the advent of a year- round facility, it is proposed that the Grove will be able to host 
an additional 45 – 50 events per year, primarily in the time period of late October to early May. It 
is anticipated that about 60% of these events will be new events, many of which will require 
overnight guest rooms as part of new bookings. Other events that are anticipated will be from 
existing groups that are staying in the resort, but will now be utilizing the new Grove instead of 
being transported to an off-site facility, either a restaurant or winery. So the new Grove, as 
proposed, will help the resort function better on a year-round basis, adding to the overnight 
guest room rentals in the resort’s existing room rental pool. 

 
It is important to note that Silverado Resort and Spa has been approved as a full service resort 
since its inception, which means it can operate every day as though it were booked full with 
guests and events for those guests. This means that the Grove as currently configured, or the 
new Grove if approved, could host an event 365 days a year. 

 
The new lounge building, intended for use for bridal parties will provide a new facility for bridal 
parties adjacent to the Grove. Currently, bridal parties utilize a guest room and/or suite for the 
purpose of pre-wedding activities and are driven to the facility in a passenger golf cart. 

 
The proposed Grove will not create any increase in the daily maximum number of employees, 
guests, or visitors already approved for Silverado. Thus the proposed Grove will not go beyond its 
existing approved pattern of use, with water as provided by the City of Napa or sewer as provided 
for by Napa Sanitation District. No increase in allowed uses are proposed and no new uses are 
proposed. The proposal does not result in any increase in density or intensity of use. Furthermore, 
no increase in traffic will result from this proposal, nor will additional parking be required. Please 
see the 1999 traffic study and parking study prepared by Silverado in conjunction with the 
County’s approval of the Spa, which studied the resort at full capacity (with and without the Spa) 
at that time, which necessarily included events at the Grove. Those two 1999 studies found 
parking to be more than adequate at the resort and the County’s approval of the Spa. Silverado 
has a traffic light installed at its entrance on Atlas Peak Road. 

 
In terms of the square footage proposed for the new Grove, when set against the already 
approved and developed square footage of the buildings at Silverado (see below), the application 
qualifies as a minor modification under current County code section 18.124.130. 

 
The proposed Grove will continue to operate as the existing Grove does, with events ending at 10 
p.m. The proposed building’s design speaks for itself, it will comply with the County’s ordinances 
regarding lighting  and as to noise when the doors and windows are closed. Silverado believes 
there will be minimal, if any, visual effects on neighboring residents. 
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The proposed Grove, as can be seen from the submitted landscaping plans, provides for the 
preservation of a number of oak trees and the mitigation at a 3 to 1 ratio for valley oak trees to be 
removed. 

 
Silverado Background 

 
Briefly, Silverado’s original use permit for “commercial, apartments, townhouses, country club, 
resort, golf course, single family dwellings and related uses” was approved 1964 (File No. 37-64). 
But, the Vichy Springs Resort was developed on the property in 1953 as was an 18 hole golf 
course. Since 1964 a series of master plans and development agreements, with environmental 
impact reports, were approved by the County of Napa, with the last development agreement 
expiring in 1991. In 1999 the Spa was approved (with thorough analyses of Silverado’s theoretical 
maximum traffic and parking based on existing approved capacities, plus the Spa) and in 2002 an 
expansion of the clubhouse, its restaurant and office buildings was approved. 

 
Silverado includes 550 resort hotel rooms and condominiums (of which 340 are managed by the 
resort), the Miller Mansion (21,080 sf.), the Conference Center attached to the Miller Mansion 
(26,100 sf.), the Spa (17,485 sf.), and a number of other minor structures (about 4,000 sf.). The 
managed hotel rooms and condominiums total to about 221,000 sf., with the other structures 
adding to about 68,600 sf. 

Silverado is one of Napa County’s largest private employers with about 462 employees, with 
about 80 of those employees supporting the Grove, depending upon the size of the event being 
hosted there. Historically, a core component of Silverado’s business is its hosting a large number 
of events each year, including weddings, conventions, a professional golf tournament and other 
events. The event business is a vital engine to Silverado and to Napa Valley as a whole. The 
Grove hosts a significant number of weddings and events every year, with 63 weddings planned 
for this year and 65 held last year. Other events at the Grove include conference lunches and 
dinners and other business or civic group lunches and dinners, including some events exceeding 
600 guests. 

 
An excellent indicator of Silverado’s robust hospitality business and its benefits to the entire 
community is Silverado’s 2023 transient occupancy tax contribution to the County of Napa was 
over $4,000,000. 
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CEQA 

 
This application should meet the criteria for a CEQA Categorical exemption commonly referred to 
as the “common sense exemption” as set for in a CEQA Guidelines section 15061, which states: 
If it can be seen with certainty that there is no possibility that the activity in question may have a 
significant effect on the environment, the activity is not subject to CEQA. 

 
The Common Sense Exemption was adopted to the CEQA Guidelines to guard against the 
possibility that an obviously exempt type of project, but one not listed in the more specific 
guidelines for categorical exemptions “might be required needlessly to comply with the 
requirements of CEQA.” Myers v. Board of Supervisors (1976) 58CA3d 413, 425. It is intended to 
be a “catch all”. Muzzy Ranch Co. v. Solano County Airport Land Use Comm’n (2007) 41 C4th 
372 (“Muzzy Ranch”). As established in this application missive, and support materials, there is a 
meaningful amount of evidence to support the County’s decision that this project is subject to this 
Common Sense Exemption. 

Revised Plans Included With Resubmittal 

The revised plans show: 
 

• A new sewer connection to Napa San facilities, no onsite septic system 

• A new water connection per City of Napa comments 

• A new EVA access plan to come across the south golf course to Hillcrest Ave., per 

comments from Napa Fire 

• A Revised Water Availability Analysis responding to staff comments 

New Submittals 

Being submitted for the first time, in response to comments and concerns from staff, are a 
Response to Comments Memorandum by Sherwood Design Engineers, a Stormwater Control 
Plan Report, a Habitat Assessment prepared by Zentner Planning and Ecology, and a Noise 
Study prepared by Salter Acoustics. The Habitat Assessment focuses on the Grove area oak 
trees and riparian banks. The Noise Study focuses on existing event noise at the Grove 
juxtaposed with event noise for the Grove once the proposal’s new event building is built, 
indicating a significant improvement in noise for nearby residents when that new event building 
is used. 

 
To support the reduction in noise for the new Grove, the new event building design will incorporate 
a variety of physical features and characteristics to reduce noise to acceptable levels. Those 
features and characteristics are elaborated upon in the Noise Study. All of those features and 
closure of exterior doors and windows during events will ensure the noise reduction of at least 35 
dBA at the property line when the doors and windows are closed during events. When doors and 
windows are shut during events with amplified noise that could exceed Napa County noise 
standards that the amplified noise will be reduced below that standard.  
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If you have questions or comments on the application materials provided, our team is ready to 
address those things promptly and professionally. 

Cordially, 
 

 
Scott Greenwood-Meinert 

attachments 
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January 23, 2025 

 

 

Brian Bordona 

Director 

Napa County Planning, Building & Environmental Services (PBES) Department 

1195 Third Street, Second Floor 

Napa, CA 94559 

 

Re:  P24-00141 Silverado Resort & Spa Project 

       1600 Atlas Peak Road, Napa, CA 94558, APN 060-010-001 

        Road and Street Standards Exception Request 

 

Dear Mr. Bordona, 

 

The Silverado Resort & Spa is proposing to construct two new structures and associated 

approvements under Use Permit P24-00141.  The two new structures (the Atrium Pavilion and 

the Lounge Pavilion) are constructed within the “Grove” area on the subject parcel.  The project 

located at the above referenced parcel is requesting a road exception request to the Napa 

County Road and Street Standards (R&SS) for access to the Lounge Pavilion.  

 

Emergency Vehicle Access (EVA) to the “Grove” area is provided off Hillcrest Drive and travels 

around the golf course area to the southeasterly side of the Atrium Pavilion (refer to sheet C2.1 

from the Silverado Resort & Spa “The Grove” Use Permit Set).  The EVA access road travels 

around the Atrium Pavilion with a firetruck turnaround located near the structure and within the 

50 foot required distance.   

 

An unnamed blue line stream, tributary to Milliken Creek, flows through the Grove area.  The

Atrium Pavilion is located east of the stream and the Lounge Pavilion is located to the west.  A 

pedestrian path and a separate cart path currently exist between the proposed locations of the 

Atrium and Lounge Pavilions.  Primary access to the Lounge Pavilion will continue to be 

provided through golf cart paths from the Resort & Spa main entrance. 

 

An exception to the R&SS is requested to permit a firetruck turnaround and EVA access road to 

be located greater than 50 feet from the structure.  The firetruck turnaround is located 

approximately 350 feet from the structure.  The EVA access road is located approximately 260 

feet from the Lounge Pavilion.  Access between the two structures is provided through a foot 

path and golf cart path.   
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Exception Request and Justification  

The R&SS allow for such exceptions when the following summarized criteria are met: 

 

i. The exception will preserve unique features of the natural environment which includes, 

but is not limited to, natural water courses, steep slopes, geological features, heritage 

oak trees, or other trees of least six inches in diameter at breast height and found by the 

decision-maker to be of significant importance, but does not include human altered 

environmental features such as vineyards and ornamental or decorative landscaping, or 

artificial features such as, rock walls, fences or the like;  

 

The exception to the R&SS is requested to preserve the existing unnamed blue line stream and 

surrounding oak trees.  Installing an EVA access road and turnaround within 50 feet of the 

Lounge Pavilion will require a new road and a fire truck-rated creek crossing that requires 

grading and infrastructure improvements within the creek setback, stream riparian zone, and 

oak woodland.  The proposed plan has been reviewed with the Napa County Fire Department 

and the proposed EVA access route shown on Sheet C2.1 of the Use Permit plan is sufficient 

for providing services to both Pavilion buildings.   

 

Thank you for your consideration of our request for this exception. You may contact us directly 

at 707.773.7829 with any questions or to schedule a site visit if necessary.  

 

 

Sincerely,  

 

 

 

Christina Nicholson, P.E. 

Project Manager 

Christina Nicholson




