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25-665 Version: 1

Public Hearing Status: Agenda Ready
4/8/2025 In control: Board of Supervisors
5/6/2025 Final action:

Conduct a public hearing to consider an appeal filed by Appellant Water Audit California (WAC or
Appellant) concerning the Napa County Planning Commission's decision on December 18, 2024,
to approve the Bonny's Vineyard New Winery Use Permit No. P22-00002-UP submitted by Barbara
Meyer/BJ Meyer Properties, LLC). (No fiscal impact.) (CONTINUED FROM APRIL 8, 2025)

Board of Supervisors
1. Attachment A Notice of Intent to Appeal and Appeal Packet, 2. Attachment B_Staff Reponses

to Grounds of Appeal, 3. Attachment C Appellant WAC Testimony and WAC's witnesses list
Testimony, 4. Attachment D_Applicant Testimony and Applicant witnesses list Testimony, 5.
Attachment E_Project Approval Letter and Final Conditions of Approval, 6. Attachment
F_Appellant Good Cause Request, 7. Attachment G_Chair Denial of Appellant Good Cause
Request, 8. Attachment H_Appellant WAC Supplemental Information, 9. Attachment I Applicant
Supplemental Information, 10. Attachment J Planning Commission Public Hearing_Notice, 11.
Attachment K Planning_Commission Staff Report, 12. Attachment L Environmental Well Permit
E11-00266, 13. Attachment M_Preliminary Water System Technical Report, 14. Attachment
N_Existing_and Historic Conditions Aerial Images, 15. Attachment O Mitigated Negative
Declaration and Mitigation, Monitoring_and Reporting_Plan, 16. Attachment P_Project Description,
17. Attachment Q Water Availability Analysis (WAA), 18. Attachment R_Interim Well Permit
Standards-WAA Requirements, 19. Attachment S_Plan Set and Exterior Color Elevations, 20.
Attachment T Waterwater System Feasibility Report, 21. Attachment U Building Plan set for B11-
01347, 22. Attachment V_Building Plan set for B16-01016, 23. Attachment W _Use Permit-Major

24-2000 Version: 1

Public Hearing Status: Agenda Ready
11/15/2024 In control: Planning_Commission
12/18/2024 Final action:

BONNY'S VINEYARD (MEYER'S FAMILY WINERY) NEW WINERY USE PERMIT NO. P22-00002-UP
CEQA STATUS: Consideration and possible adoption of a Mitigated Negative Declaration.
According to the Mitigated Negative Declaration, the proposed project would not have any
potentially significant environmental impacts with incorporated Mitigation Measures. Mitigation
Measures are proposed for the following areas: Biological Resources. In accordance with Section
15073 of the California Environmental Quality Act (CEQA) Guidelines, Napa County submitted the
proposed Initial Study/Negative Declaration to the State Clearinghouse for a 30-day review period
beginning on November 15, 2024 and running through December 17, 2024 (State Clearinghouse
No 2024110514). The project site is not included on a list of hazardous materials sites compiled
pursuant to Government Code Section 65962.5. REQUEST: Approval of a Use Permit to allow a
new winery with an annual production of 30,000 gallons with the following characte...

Board of Supervisors

1. Exhibit A Recommended Findings, 2. Exhibit B_ Recommended COA and Final Agency. Approval
Memos, 3. Exhibit C Initial Study - Mitigated Negative Declaration, 4. Exhibit D _Project
Description, 5. Exhibit E_Plan Set and Exterior Color Elevations, 6. Exhibit F_Use Permit
Application, Site Photos, Correspondence, 7. Exhibit G_Biological Study, 8. Exhibit H Final
Transportation Impact Study, 9. Exhibit I Noise Study, 10. Exhibit J Waterwater System Feasibility
Report, 11. Exhibit K Water Availability Analysis, 12. Exhibit L Stormwater Control Plan Report,
13. Exhibit M_Winery Comparison Tables, 14. Exhibit N Project Revision Statement, 15. Exhibit
O_Graphics, 16. Exhibit P_Public Comment, 17. Public Comment (added after initial agenda
posting).pdf




A FIROJECT SO E
This permit enocompasses and shall be limmvited to:

1.1 Acprproval of a Ulse Permmit, for a 300000 gallons per year swimery with  the

Ffolloswimg characteristics:

a. Construction of a 10,9090 squanrne foot (s6) winery buildimg swwith a 1,426
sf covered crush pad, a 392 sf unocowverned mechanical yvard and 1,255 sF
of covered logia (patio space);

b, Six (&) full-timne employees;

By appointrmment towurs amnd tastingezs for a masxinmuounm of 45 wisibor per

day with catering provided ; catering will be prepared off-site,

includimng outdoors tastings as set forth in Conditions of Approsal

A sy Plor. @41 e 4.2

Ao marketing, progran consisting of tvwo (2 large events per year wwith

a rmaascirmmurr of 150 wisibors amd svdinee (9) smaller ewvents e yoear wei bt o

marximmunmm of 80 visitors, including on-premises consumption of wwime

(as sot forths im OO Mo, 4.3 el 4.4

e, Howrs of operation: produaction days amnd buooues Seid) Sobed o So00 el
seven (F) dayvs per week, visitation days anmnd howrs 10000 AR to S:00
PhAa, sewvers (7F) days per wweeslk;

Recommeandasd Conditions of A paroswal FPage 2 of 18
P2Z22-00002 Bonmy™s WYWineyard MNew Winery

FParkimg for 20 cars with overflow event parking occurring on-site, and
as meaded alonge the existing vimeyard avenues for events {(buat oot
withim reguirned stream setbacks);

B Imnstallation of on-site landscapimg;

Om-site domestic swastewater treatment sysbermm and drip dispersal

sy sterm with a 3616 s dispersal area;

Widening, existing drivess-ay o MNMapa County Road and Sereet
Stamndard=s (MNORSS):

i- Three (Z3) 10,000-gallomn water storage tanks for Are suppressiomn armnd
wrater storage,. arnd;

Use of existing site swell #1 for wwinery uses (vwith monitorimg of all 3
Parcel wells).
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MEMORANDUM

T Al ipderested parties

Fram:  Division of Environmentsl Health

"Dube: January 5, 205 R
 Revised Devember b, 2018

Lse Pormdts anad Rigulated Watir
Syslers

Thae prarpose of this mearma is S0 provide informualion regarding requinemests for nigpulated waler
wyslem poreiiting. The Division of Epvisonsrental Health has o contrac with e Calilorrda Slate Waler
Eesouarces. Control Board (Water Board] to administer the small waber system program. Public water
wysbems aro redquined o be permitted by Water Board o the kocal debegaied agemcy.

In Kapa County, the mast commanly proposed small public water systems serve wineries,
Dhuring the e pere prooess, e division feviews Be number of anticpased visitors, esplovees and
onaite residents and makes a determination if the proposed facility is requined o/ be served by a
pegulited wter sysiem. A public water sysiesn is seguired i the project inchudes either (1) a combined
ruarmiber of users (visitors, employees, esidents) greater than 34 daily for at least 60 days of the year or
() the total mumier of employees andd residents is greater than 24 dadly for b months or maoee of the year,
H eiteer theeshedd i met, the waler system will be regulated. 1 you have questions on whether the
propased project will be regpalated s a public water system, contact this divisson bo discuss with, the
disirict inspecior. 1 ihe project does mot meet these thresholds but will have a regulaied kiichen osed
fewr fomed saervice fior sl amed wine pairings or marketing events, a different fype of regulabed water
sysbem is resquiree,

1 your progect will be regulated as 2 small poblic waber system, 4 water system frasibility sopor
will be pegained as a compleieness. fiem at the time 2 Use Permil application is submiited. This peport
ersures: thuat b propossd progect can satisfy the chnical, saragerial and Brureial eegeinements set
Fewrthy Bry bl W ater Board and pvast inclsde the information listed on the attached workshert. Thenisa
promsibillity that existing wells may not meet the construction requirements for a regulated waler syshem.
1 thee szt diss nast et the requisements, a new waser suppdy will have b be develoged, which miss
be redlecied in the easibility report. Prior o isssance of a building permit, te nes water supply ms|
be deveboped and hall plans for the water sysiem mast be submitied ans) approved by this division. In
addition 1o/the loval requisements, the Waber Boand rogquines & waled sysiem lo alio submdt a peeliminary
technical repost demonsirating the waber system is viable and ensuring the walter sysiem has evaluated
wlwlher conselidabing with anoibes water sysbeis is possible. The Conly must morive corcurmen
from the Water Hoard befoee any related buliding pormiis can be sseed.  Additional isformation
regarsling the preliminany (echnical report requised by the Water Board can be feand at:
skt swabetbands ca, g rinkivg._waber/oentlicdrinkingwater/Permils.himl
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Wter Audil - Bonny's - Ex §

New Community and Non-Community Water Systems

Technical, Managerial and Financial Capacity Worksheet
Ui Permmit Applications aned Waber System Fossibility Reports)

1. Waler syslens name
2 Name of person who prepared the nepart
1 Techmical Capacity:

| System diseription-from souroe b point of ase-what isespected (including treatment,
el

i Cine year projection for waser demand and an analysis of the water sysiem bo mest (he
projected demand [project expansion and (s provesnents for a ten year period)

I Source adequscy:

o Groundwater: Does the well have a S0-doot szal with a 3inch annular space? sa
well bog avaslable?

¢ Surlace walef ireatment: Casn the waler system comply with the Sunise Water
Treatment Rule®

I ‘Water supply capacity. Can the water system {including alll sources and storage facilities)
supply & mindmuam of three gallons per minale for at least 24 hours for cach service
connection served ¥

i Prowide a characterization of te waber quality (or expected waber quality if a rew souroe
s pequined], including & comparison with eatablished or proposed drinking waber
starelards are the frasibility of revting hese standards.

f An evahiation of the feasshility of consolidation with other (exsting) waber systems,

4 Managerial:

f Dhesacription of (ke organization's ability b manage & waber system [personmel o be hined
amilfor job descriptaons for water syshem mainbenanoe responsshilities). For systems that
use land that ks not owned by the waler systemn, the terms for a bong-ierm agreemen for
use of the land/Tacilites must be disclosed.

[ [horument the system’s water rights.

5, Fimancial:

I Budget projeciion and descriplion of systeen’s fnancisl capaity [yous ability o

linancially support ihe operation of a waler system).

Questions on this worksheet ar ihe infemation required should be addressed bo the waber specialisi
i ike Division of Environmental Health

Winter Aud - Bonny's - Ex §



Paragraph 3:

If your project will be regulated as a
small public water system, a water
system feasibility report will be
required as a completeness item at
the time a Use Permit application

1s submitted.



It your project will be regulated as a small public water system, a water system feasibility report
will be required as a completeness item at the time a Use Permit application is submitted. This report
ensures that the proposed project can safisfy the technical, managerial and financial requirements set

forth by the Water Board and mustinclude the information listed on the attached worksheet. Thereisa
possibility that existing wells may not meet the construction requirements for a regulated water system,

Ifthe source does not meet the requirements, a new water supply will have to be developed, which must
be reflected in the feasibility report, Prior to issuance of a building permit, the new water supply must

U ge Pe rm |t S an d be developed and full plans for the water system must be submitted and approved by this division. In
addition to the local requirements, the Water Board requires a water system to also submit a preliminary

Re gu | ate d Water technical report demonstrating the water system s viable and ensuring the water system has evaluated

SySt ems ( 2 OO 5 O whether consolidating with another water system s possible. The County must receive concurrence

from the Water Board before any related building permits can be issued. - Additional information
regardmg the pre]munaty technical repmt requlred by the Water Board can be found at;

Planning Division ~~ Building Division ~~~ Engineering & Conservaion ~ Environmenfal Health  Parks & Open Space
(107) 2534417 (707) 2534417 (707) 2534417 (107) 2534471 (107) 25-5033

Water Audt- Borny's-Ex.5 74



0 GeogalGeoiol Hzard Repot- i Prido A
0 ol Ay o i il Fodpaiando oy

@ Stormovater Control Plan (consistent with Napa County BASMAA Post Construcion Manual
i Other Bologlal Sty

0 Other

O Addidonal Information Required by the Environmenal Healh Department

1 Sol Evaluaton Repartifan orvsiesepic systm s proposed.
U Se Perm|t L. Sepic Fasihilty Report for any new or upgraded septic systems o any expansion of uséreying on an eisting septic
sysem,

C h eC k | | St 3 Water ystem Feasibilty Report if the water supply system will serve 25 or more peopleinclusive of employees, viitors,
and residents or i Kitchen is roposed. e enclosed handout provided by Environmental Servics

4, WaterandjorSewvage Disposal Easement an off e pring, well, reservoi storagetnk, o individual sewage disposal
syt s propsed.
. CompleledBusess Acvides fom, enclosed

B, Sold Waste& Recycing Storageare location nd szeincded on overall e plan. See uidelings at
v couyofup oy DEY)
T, Cave setback plnifa cav is proposed. Seehandout provided by Environmental Sevices

129



From

Environmental
Health Dept.

P22.00002
Page 2 of }

The water supply and related components must comply with the Califomia Safe Drinking
Water Act and Related Laws. This will require plan review and approval priof to
approval of bullding permits. The technical report must be completed by a licensed
engineer with experience in designing water systems. The preliminary technical report
must be submitted to the Regional Water Quality Control Board staff a minimum of six (6)
months prior to beginning any water-related improvement in accordance with the
California Health and Safety Code, Section 116327, Prior to occupancy, the owner must
apply for and obtain an annual operating permit for the water system from this Division.
The applicant must comply with all required monitoring and reporting.
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Source:
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