
Promise Winery Variance P25-00283-VAR, Use Permit P22-00384-UP  
Planning Commission Hearing – February 4, 2026 

 

 
“D” 

 
Use Permit and Variance Application 

Forms and Project Narrative 





62.56 acres

x

Hannah Spencer
Line

Hannah Spencer
Line



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.

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔



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): _______acres 

Tree canopy cover to be removed: _______acres _______% 

Tree canopy cover to be retained: _______acres _______% 

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

Understory cover (1993):  _______acres 

Understory to be removed:  _______acres _______% 

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: ______________________________________ 

no change

no change



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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REASONS FOR GRANTING A VARIANCE 
 

 
1. Please describe what exceptional or extraordinary circumstances or conditions apply to your 

property (including the size, shape, topography, location or surroundings), which do not apply 
generally to other land, buildings, or use and because of which, the strict application of the zoning 
district regulations deprives your property of the privileges enjoyed by other property in the vicinity 
and under identical zoning classification. 

 
_______________________________________________________________________________________

_______________________________________________________________________________________

_______________________________________________________________________________________

_______________________________________________________________________________________

_______________________________________________________________________________________

_______________________________________________________________________________________

_________________________________________________________________________  

 

2. Please state why the granting of your variance request is necessary for the preservation 
 and enjoyment of your substantial property rights. 
_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

___________________________________________________________________________ 

 

 

3. Please state why the granting of your variance request will not adversely affect the health or safety of 
persons residing or working in the neighborhood of your property, and will not be materially 
detrimental to the public welfare or injurious to property or improvements in your neighborhood. 
________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

__________________________________________________________________________ 

See accompanying project narrative

See accompanying project narrative

See accompanying project narrative
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VARIANCES: 
 
A variance is a constitutional safety valve to prevent a property from becoming unusable if the zoning code 
were strictly applied. It protects against an unconstitutional taking by allowing the owner to seek a deviation 
from the applicable zoning so as to enjoy the benefits (i.e., property rights) afforded to other properties in the 
vicinity and under the same  zoning designation.   
 
The findings for a variance must satisfy each prong of a four-prong test.  Specifically, an applicant must 
demonstrate that: 1) they will suffer practical difficulties and unnecessary hardships in the absence of the 
variance; 2) these hardships result from special circumstances relating to the property that are not shared by 
other properties in the area; 3) the variance is necessary to bring the applicant into parity with other property 
owners in the same zone and vicinity; and 4) the proposed variance will not be contrary to public interest, 
safety, health, and welfare. 
 
GENERAL: 
 
1. Courts view variances as an exception rather than the rule.  The requirements for variances under 

California law are very strict. 
 
2. Variance findings should be as detailed as possible, and provide specific facts and rationale to support 

each of the factors. 
 
3. The justification for a variance shall be based solely on comparative information describing the 

disparities between the subject property and surrounding properties.   
 
4. The burden of demonstrating that the variance findings are met shall be the responsibility of the 

applicant.  Depending on the request, the applicant may need the assistance of professional engineers 
and attorneys to develop the necessary data and facts supporting their request.     

 
5. Profit motive, benefit to community, practical difficulty, superior building standards, lack of opposition, 

operational efficiencies and attractive architectural features all may have value and be desirable from a 
planning perspective, but these factors are legally irrelevant when considering a variance application.   

 
6. A variance cannot be granted to allow a use or activity which is not otherwise expressly authorized by 

the zone regulation governing the parcel or property. 
 
7. An applicant must provide sufficient information to ensure that granting the variance does not result in 

a special privilege to the applicant and a method of doing that is through comparison to other 
properties within the vicinity under the same zoning designation.  It is not a valid legal argument that a 
neighboring property received a variance in the past.  

 
DEFINITIONS: 
 
Unnecessary Hardship.  Hardship is generally evaluated based on economics and effective use.  If the 
property can be put to effective use, consistent with its existing zoning, without the deviation sought, it is not 
significant that the variance sought would make the applicant's property more valuable, or that it would enable 
the applicant to recover a greater income, nor that it would relieve the applicant from undesired costs in 
compliance with the existing restrictions.  An unnecessary hardship occurs where the natural condition or 
topography of the land, such as peculiarities of the size, shape or grade of the parcel, places the landowner at 
a disadvantage vis-à-vis other landowners in the area.  The hardship must relate to a unique condition of the 
property and not be self-induced or pertain to the plight or desires of the owner.  The hardship must be 
specific to the property; not personal to the owner or applicant. 
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Special Circumstances. An applicant must show special circumstances applicable to their property as 
compared to other properties in the vicinity and with the same zoning designation.   Special circumstances can 
be documented through the use of GIS mapping to show the conditions of properties in the vicinity compared 
to the conditions of an applicant’s property.  Without such a comparison or other evidence in the record 
showing the conditions of surrounding properties, this finding cannot be made. 
 
Parity.  Variances are intended to bring the property up to parity with such other properties and must not 
amount to a grant of special privileges over and above those privileges enjoyed by such other properties in the 
vicinity and zone.  Parity is based on equality of the property rather than equality of the owners. There must be 
an affirmative showing that the subject property differs substantially and in relevant aspects from other parcels 
in the zone, otherwise the granting of a variance would amount to a “special privilege.”   
 
Effect of Variance on Public Welfare.  Any decision to grant or deny a variance must be consistent with 
public interest, safety, health, and welfare, and must not be contrary to the intent or spirit of the general plan or 
the zoning ordinance. This factor requires staff to consider whether the applicant’s project serves other policy 
goals, including non-zoning regulations or policies. These non-zoning regulations may also contribute to the 
applicant’s hardship by placing other restrictions that do not relate to zoning, but which might render a 
particular use impossible under current zoning regulations.  
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Promise Winery Use Permit and Variance Project Narrative 

P22-00384 
 

APN 032-520-009 

Steve McPherson 
Promise Wine, LLC 

2004 Sage Canyon Rd. 
St. Helena CA 94574 

steve@promisewine.com 
 

Joshua Devore 
Thomas Adams 

DP&F 
1500 First St., STE 200 

Napa, CA  94559 
707-261-7000 

jdevore@dpf-law.com 
tadams@dpf-law.com 

 

George O’Meara 
Save The Family Farms 
4048 Sonoma Highway 

Napa, CA  94558 
george@ 

savethefamilyfarms.com 

Josh Stehling 
Redgate Development 
917 Charter Oak Ave. 
St. Helena, CA  94574 

josh@ 
redgatedevelopment.com 

 
Mike Muelrath 

Applied Civil Engineering 
2160 Jefferson Street, Suite 230 

Napa, California 94559 
707-320-4968 

mike@appliedcivil.com 

Michael Gould 
Gould Architecture 

794 Braydon Place, Suite 101 
michael@gouldarchitecture.com 

 

This is an application for a development permit. The owners of an existing family vineyard at 2000 
& 2004 Sage Canyon Rd., Steve and Jennifer McPherson, proprietors of Promise Wine, LLC, seek 
to establish a small estate winery. This application was previously submitted under the Micro 
Winery Ordinance. However, the application is now revised to seek approval of a Winery as a 
two-phase project. Promise Wine proposes to first construct a very limited winery operation 
under Phase 1, with the approved right to continue to Phase 2 when conditions allow, as 
summarized below: 

Phase 1 - Development of limited winery operation using existing structures: 

 Establish a winery within existing structures using a co-production model which will 

gradually increase production from estate vineyards to eventually ferment up to 5,000 

gallons of wine on the property;   
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 Remodel and slightly expand an existing barn to provide 2,794 sq. ft. of wine production 

space; 

 Convert an existing second dwelling to provide 845 sq. ft. of accessory space and 432 sq. 

ft. of production space; 

 Add a small accessory structure adjacent to the existing second dwelling for an 

accessible restroom and covered parking; 

 Provide for daily visitation of 8 people per day, or 56 per week; 

 Have two marketing events per year of up to 25 people; 

 Visitation hours of 9 a.m. to 6 p.m.; 

 Have (1) employee in addition to the two (2) owners that live on site;   

 Provide four (4) parking spaces, including two (2) accessible spaces;  

 Provide retail wine sales; 

 Provide on-site consumption; and 

 Provide limited catered or pre-prepared food pairings.   

Phase 2 – Continued development of winery facility 

 Expanded winery production to 30,000 gallons; 

 Construct a 5,000 sq ft. cave for winery operations and barrel storage; 

 Construct a 1,235 sq. ft. covered crush pad at one cave portal; 

 Remodel the Phase 1 winery building to relocate some winery operations to the new 
winery structures; 

 Install a water recycling, biological processed waste system package unit; 

 Increase visitation to 15 people per day max/105 per week; 

 Increase marketing events to seven per year, comprised of six (6) events at 25 people 
max, and one (1) event at 100 people max; 

 Provide five (5) total employees (3 part-time and 2 full-time); and 

 Provide eight (8) parking spaces (2 ADA, 6 regular).  

This document sets forth the Detailed Project Description called for in the Checklist of Required 
Materials, as well as the narrative sections of the Use Permit Application form for Wine 
Production Process, Grape Origin, Marketing Program and Food Service. Pursuant to the pre-
application meeting, no special studies are required for the project.  

This document also sets forth the justification of a variance from the 600-foot setback for state 
highways. The project proposes to use existing structures – a barn and second dwelling – on the 
property, which is heavily wooded and steep. The existing structures, while approximately 345 
and 488 feet, respectively, from the road and not visible, are less than 600 feet from Sage Canyon 
Road (SR-128). The flatter portions of the property that are beyond 600 feet are already 
developed or designated for vineyard, and the remainder is densely vegetated and steep. As 
such, conversion of the existing structures preserves the ability of applicant to use the property 
for a winery, while avoiding unnecessary hardships and preserving the environment. 
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We appreciate your consideration of these requests. Please advise us as to any additional 
information you require to process this application. 

I. DETAILED PROJECT DESCRIPTION: 

1. EXISTING SITE CONDITIONS AND USES 

Promise Wine was established in 2004 by the McPhersons and produces approximately 1,000 
cases of wine annually via custom crush. The McPhersons currently have approximately one acre 
under vine on their property, with approval for approximately four acres total under an existing 
ECP (P17-00348-ECPA.) The property consists of two adjacent parcels totaling 101.45 acres, 
which are protected by “Type ‘H’” Williamson Act contracts. The property is accessed by a short 
private driveway on the south side of Sage Canyon Road just east of Lake Hennessy. The parcels 
each have permitted wells and waste disposal systems. The property is located at the base of 
Pritchard Hill. The rear of the property is heavily wooded and slopes steeply towards neighboring 
developed vineyards and wineries. A 2018 declaration of restrictive covenants protects 3.12 
acres of Oak Woodlands on the property. 
 
The winery will be located on the eastern parcel (-009) in an existing permitted agricultural barn 
(Permit #46991) built in 1990. The barn will be converted to winery production commercial 
occupancy and expanded. An existing permitted second dwelling built in 2016 will be converted 
to commercial use for winery accessory uses, case storage and employee restroom. The winery 
parcel also has a primary residence which is the McPherson’s home and will remain a residence. 
An existing home occupation permit (P16-00032-HO) for the McPherson’s residence will be 
abandoned upon activation of the winery permit. 
 
There are also primary and secondary residences on the western parcel (-008.) The existing 
primary and secondary dwellings on the two parcels are accessed via a shared private driveway. 
As standard analysis provides for 10 ADT per residence, the four dwellings thus currently are 
allocated a total of 40 ADT on the driveway (although actual usage is much lower). One of the 
dwelling units will be converted to winery use, with no more than 10 trips per day. As such, there 
will be no change in driveway trips as a result of Phase 1 of the project. 
 

2. PROPOSED USES 

In November 2022, Promise applied under the then-new Micro Winery Ordinance for 
establishment of a micro winery on the property. Despite the intent of the Micro Winery 
Ordinance to streamline winery approvals, the application was subject to plenary review by the 
County equivalent to a standard winery. During that processing, the County revised its Road and 
Street Standards, eliminating the exemption that would have applied to the Micro Winery which 
was below the 40 ADT trigger. Promise notes it is concerned about the process that led to that 
revision and whether such revision was made legally or with due consideration of the applicable 
standards. 
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Following extensive discussions with Staff, Promise determined that a Micro Winery project 
simply was not a rational investment. Promise thus hereby is reapplying for a full winery use 
permit.  
 
Because of the intense effort of permitting and developing a winery, and the Micro Winery 
Ordinance’s prohibition of modifications to those permits for a period of time, Promise is now 
instead applying for a phased development of a standard Winery. The first phase is similar to its 
original Micro Winery proposal. Promise estimates it will cost at least $2 million just to get 
through Phase 1, and is thus a significant investment in the property and is intended to vest the 
phased permit fully. Phase 2 would be a substantial ($10M+) additional investment that would 
proceed only once conditions permit that expansion to be feasible. 
 

A. Winery 

Phase 1: 

The winery will initially be housed in existing structures. As the first phase of development, the 
existing approximately 1,700 sq. ft. agricultural barn (including its covered outdoor area) will be 
converted to winery production use. An addition of approximately 1,000 sq. ft will allow for 
installation of an employee restroom and improving the utility of the existing structure. The 
existing second residence will be converted to 845 sq. ft of accessory use, including tasting room 
and guest restroom, and production storage for case goods and an employee restroom. A small 
accessory structure adjacent to the new tasting room will provide for an ADA accessible restroom 
and covered parking. As such, only minimal exterior change to the property will be required, none 
of which is visible from off-site.  

Outdoor tasting space is available on the existing covered patio. In addition, visitors will be able 
to walk around the property to view the vineyard and views. An on-site consumption (AB 2004) 
area is designated on the existing covered patio adjacent to the proposed tasting room. (See 
sheet A1.2.)  

The winery access road would be improved to meet the current Road and Street Standards to the 
maximum extent feasible given the constraints on the property. Minor exceptions to the RSS are 
set out in the accompanying road exception request prepared by Applied Engineering. The 
exceptions provide the same overall practical effect as the RSS while avoiding grading on steep 
slopes and other environmental obstacles.  

Phase 2: 

The second phase of development would construct a 5,000 sq. ft. cave located behind the Phase 
1 winery building. An additional small 1,235 sq. ft. covered crush pad would be adjacent to one 
of the cave portals. The developed Phase 1 winery would also undergo modest remodeling. A 
water recycling, biological processed waste package system would be added to recycle winery 
process water for vineyard irrigation. 
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B. Wine Production Process 

The property currently has an Erosion Control Plan (ECP) for approximately 4.5 acres (3.56 net 
acres) of vineyards approved in 2018. Approximately one acre is already planted. Near and 
longer-term plans provide for planting the remainder of the approved ECP acreage, as well as 
permitting additional acres on the western parcel. All grapes will continue to be harvested and 
hauled to a custom crush facility. Production on site is projected to ramp up over time to the 
requested initial Phase 1 winery size of 5,000 gallons per year.  

Applicant does not anticipate reaching the 5,000 gallon production for some time. Initially, 
pursuant to a co-production model, at least 201 gallons of juice produced from the estate grapes 
at an off-site facility will be returned to the property for fermentation annually. Only barrel 
fermentation and aging will take place on site during Phase 1. All other production steps will 
occur at the co-production facility. As such, no process wastewater will be generated on site in 
Phase 1. (The property will have a functioning wastewater system for domestic waste, and any 
incidental wastewater would be handled by the existing system.) 

Phase 2 would allow for continuation of the winery growth up to 30,000 gallons, by installing a 
cave for wine production and barrel aging. As part of Phase 2, a water-recycling process waste 
system will be installed to eliminate the co-production steps and bring all production on site. A 
covered crush pad will be located adjacent to one of the cave portals. Other than minor interior 
remodeling of the Phase 1 winery building, there will be no other structural changes at Phase 2. 

C. Road Improvements and Exception 

As set forth in detail in the accompanying Road and Street Standards exception request, as part 
of Phase 1 the existing access driveway will be improved to meet the Road and Street Standards 
for commercial roads to the extent possible. In light of the constraints that exist due to the 
setbacks from Sage Creek and steep slopes, the driveway will be improved with limited 
exceptions for width in certain areas.  

In addition, based on the findings in the Vehicle Sight Distance and Mitigation Report, 
improvements and mitigation measures are planned to be implemented to improve sight 
distance and driver awareness at the driveway intersection with Sage Canyon Road, which is 
located at the end of an existing bridge within an easement: 

 Existing vegetation on the south side of Sage Canyon Road, both east and west of the 
driveway, will be trimmed. 

 The driveway apron will be re-striped to provide clear inbound/outbound paths to include 
a driveway center-line and stop-bar. In addition, a stop-sign will be installed for outbound 
vehicles. 

 Warning and Cross-Traffic Ahead signs will be installed on Sage Canyon Road both east 
and west of the driveway. 
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 A winery directional sign will be installed for motorists approaching the driveway from 
the west on Sage Canyon Road. 

 The existing mailboxes will be relocated further back in the shoulder to provide additional 
vehicle sight distance sighting to the west. 

 LED blinking warning signs will be installed on Sage Canyon Road. 

These improvements and mitigation measures are intended to improve overall driver awareness 
at the intersection of the existing driveway and Sage Canyon Road. 

3. DAYS OF THE WEEK AND HOURS OF OPERATION 

The winery proposes visitation seven (7) days per week, between 9 a.m. and 6 p.m. daily. 

Office and production hours will be 8 a.m. to 5 p.m. daily, except during harvest. 

4. EMPLOYEE HEAD COUNT 

Phase 1: 
 
The winery will have up to three (3) employees including the proprietors. The two (2) proprietors 
live on site, and one (1) employee will commute. 
 
Phase 2: 
 
The winery will add two (2) part time employees, to total three (3) full time and two (2) part time. 
The two (2) proprietors will continue to live on site, and one (1) FT and two (2) PT employees will 
commute. 
 

5. ADDITIONAL LICENSES OR APPROVALS 

Promise Wines currently holds a Type 02 winery license for its production at its custom crush 
facility. Standard additional alcohol beverage licenses (ABC and TTB) including an additional 
Type 02 for the new winery facility will be required.  

6. WATER SUPPLY AND WASTE HANDLING. 

A. Water Availability 

As set forth in the accompanying water availability analysis prepared by CMP Engineering, the 
Phase 1 winery will use a negligible amount of water, and the Phase 2 winery, which will use a 
wastewater recycling system, will also use an immaterial amount of water.  
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The current vineyard was established by an ECP in 2017 that showed a conservative allocation of 
24.5 ac-ft/yr of water available. The vineyard uses on-site water from wells as its primary water 
source. Total existing use is calculated 2.68 ac-ft/yr.  

No process water will be used by the facility in Phase 1. Any production steps requiring cleaning 
of equipment will occur offsite. The only additional structure in Phase 1 is to construct the ADA 
restroom accessory structure, while the existing guest house will be converted to winery use. As 
such the actual expected winery use is insignificant in Phase 1, and the project will result in a net 
decrease in water use by abandoning the guest house. 

In Phase 2, while production volume and accessory use would increase, a water recycling process 
waste system will be installed to recycle the process wastewater to vineyard irrigation. As such, 
even with an increase in visitation, the project will have a net reduction in water use as shown in 
the accompanying Water Availability Analysis prepared by CMP. 

Water will be supplied by the existing well on site. Because the project calls for a net decrease in 
water use, no additional well analysis is required. Water usage will be well below the threshold 
for a public water system.  

An additional water storage tank has been approved for the property under separate permit 
(BR25-00800) to store water for the vineyards as well as the future winery fire suppression. A fire 
pump house near existing tanks will serve the fire suppression system. The new tank will be 
served from the existing project well and will provide storage but not itself result in any change 
in water use. Winery domestic water will be stored in the existing tank near the barn. 

B. Wastewater 

Under the co-production model, applicant does not propose to undertake any processing beyond 
fermentation and barrel aging on site. Thus, no process water will be generated on site during 
Phase 1.  

Under Phase 2, a process waste package system using a biological treatment system will be 
installed. Wastewater will be recycled to vineyard irrigation use. 

In both phases, Domestic waste will be handled on site by the existing septic field which is more 
than adequate as shown in the accompanying wastewater feasibility study prepared by CMP.  

C. Solid Waste 

Solid waste will be minimal and stored on site in standard closed-lid receptacles. No uncovered 
waste will be stored on site. In Phase 2, covered solid waste containers would be stored in the 
covered crush area. 
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II. ADDITIONAL APPLICATION SECTION DISCUSSIONS 

1. Grape Sourcing 

Phase 1: 

Grapes will be sourced almost exclusively from the existing vineyard on the property. A minimal 
amount of other non-estate fruit may be acquired for blending purposes as needed. Crush will 
occur at a custom crush facility to avoid significant processing facilities or use of process water. 
At least 201 gallons, and eventually up to 5,000 gallons will then be fermented on site. 

Phase 2: 

Grapes will continue to be sourced from vineyards developed on the property. Additional grapes 
may also be acquired consistent with any applicable grape source rules. 

2. Marketing Program 

Phase 1: 
 
Marketing on site will consist primarily of tours and tastings for up to eight (8) visitors per day 
as defined by code. Two marketing events per year will be held at the property of no more than 
25 guests each.  
 
Phase 2:  
 
Tours and tastings visitation will expand to 15 visitors per day/105 per week. Marketing events 
will expand to seven (7) per year, comprised of six (6) events at 25 people, and one (1) event at 
100 people. 
 

3. Food Service 

Food service will be limited to food and wine pairings consistent with N.C.C. 18.08.620. Food 
service will consist of crackers, pretzels, or pre-packaged non-potentially hazardous foods; or 
will be catered. No on-site food preparation will be conducted. 
 
III. VARIANCE 

As noted above, the property borders Sage Canyon Rd (SR-128), which is designated a state 
highway and thus is subject to a 600-foot setback. As the project calls for conversion of existing 
structures less than 600 feet from the road, a variance is required.1 Applicant requests reduction 

 
1 The building permit for the barn converted by the Project was finalized on May 23, 1990, thus 
missing the setback exemption in 18.104.230 C for existing structures by just a few months. 



Revised October 30, 2025 

9 

of the setback to 344 feet to accommodate the expansion of the existing barn for installation of 
an employee restroom and production area. All other winery structures will be more than this 
distance from the road. The cave portals will not be visible from the road.  

The narrative responses for the variance application are set forth below. 

1. Please describe what exceptional or extraordinary circumstances or conditions apply to 
your property (including the size, shape, topography, location or surroundings), which do 
not apply generally to other land, buildings, or use and because of which, the strict 
application of the zoning district regulations deprives your property of the privileges 
enjoyed by other property in the vicinity and under identical zoning classification. 

The property is zoned AW and located at the base of Pritchard Hill. It is generally steeply sloped 
and has limited flatter areas for development. Those flatter areas are largely within the 600-foot 
setback. As shown on accompanying plan sheet C1, the property has existing structures – the 
barn and second dwelling – in the flatter portions of the property within 600 feet of the road. 
The barn is currently approximately 345 feet from the centerline, and the second dwelling is 
approximately 488 feet from the centerline. Such setbacks would be sufficient were the property 
located on almost any other road in the County. However, the property is located on a curve in a 
rural portion of Sage Canyon Road, which places much of the developable portions of the 
property within 600 feet of the road. 

The limited flatter portions of the property beyond 600-feet from the road are already developed 
with an existing residence or approved agriculture. Thus, development of a winery in new 
structures elsewhere on the property beyond the 600-foot setback is essentially impossible. Even 
if a location could be identified that was within an allowable slope, it would require extensive 
removal of trees and vegetation and extensive grading. 

Other properties located on State Highways such as Highway 29 or the up-valley portion of 
Highway 128, which are flatter, can accommodate 600-foot setbacks. However, Promise’s 
property cannot accommodate the imposed 600-foot setback due to its shape, topography and 
vegetation. Thus, the strict application of the setback would deprive Promise’s property of 
privileges enjoyed by other similar properties in the vicinity and under identical zoning 
classification. 

2. Please state why the granting of your variance request is necessary for the preservation 
and enjoyment of your substantial property rights. 

The property is zoned AW and a winery is allowed with a use permit. Promise has a substantial 
interest in development of a winery on its property, has established vineyards and plans for 
additional vineyard development, and a long-running wine brand that requires approval of a 
winery for it to enjoy its property for winemaking, hosting onsite tastings, and direct to consumer 
sales. 
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Conversion of existing structures on the property for winery purposes is necessary given the lack 
of other developable portions of the property, and environmentally preferrable. If Promise is not 
able to use the existing structures, there is no other feasible developable portion of the property 
for winery purposes, and Promise would be deprived of substantial property rights as a result. 

3. Please state why the granting of your variance request will not adversely affect the health
or safety of persons residing or working in the neighborhood of your property, and will not
be materially detrimental to the public welfare or injurious to property or improvements in
your neighborhood.

The intent of the 600-foot winery setback is to avoid impacts to views and noise of a winery on 
major thoroughfares and neighbors. Promise proposes to initially use existing structures on its 
property. Those structures already are not visible from any neighboring properties nor the road. 
The slight expansion of the barn to accommodate an employee restroom will also not be visible 
or noticeable. Further development of a covered crush pad and cave will be located behind the 
existing structures and pushed up against and into the steep slope to further minimize impact to 
the property. As such, only denial of the variance could potentially adversely affect its neighbors 
by requiring substantial construction elsewhere on the property.  

No external noise will be produced as there is no proposed external production in Phase 1, and 
most activities in Phase 2 will be within the cave. Rather, denial of the variance would require 
new structures to be built that would require grading and removal of trees and vegetation. Only 
were the variance denied would such activities need to be undertaken that would be potentially 
noticeable to the neighbors. As such, approval of the variance benefits the health or safety of 
persons residing or working in the neighborhood. The variance provides a benefit to the public 
welfare by avoiding construction impacts or vegetation removal. 

Thus, for the above reasons, approval of a variance to allow conversion of the existing structures 
and expansion of the barn within the 600-foot setback is appropriate.  

IV. CONCLUSION

The McPhersons appreciate your attention to their vision of enhancing their family farm and 
establishing a winery on the property with the least impact possible. 
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