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Before you file an appllcatlon ... 

Before you submit your application materials, and generally as early in the process as possible, you may want 

to schedule a Pre-Application Review Meeting (or Pre-App) with a member of the Planning Department Staff. 

Pre-Application Meetings 

Pre-application meetings are an opportunity to meet with staff from all Divisions and receive valuable 

feedback on your project. In particular, staff can identify the type of application and related permits that may 

be necessary, permit processing steps and timelines, and pertinent information and technical studies that will 

be required to submit a complete application. 

To schedule a pre-application meeting, please complete the pre-ap_plication meeting fonn and submit with payment to 
the Planning Division at 1195 Third Street, Suite 210, Napa, CA 94559. 
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Conients 

General Application Form 

Use Permit/Major Modification Checklist of Required Application Materials 

Signed Indemnification Form 

Signed Hourly Fee Agreement 

Supplemental Application for Winery Uses 

Voluntary Best Management Practices Checklist for Development Projects 

Form Adjoining Property Owner List Requirements 



A Trndltlon of Stowordshlp 
A Cornmltmant to Sl?r11ico 

Applicant Contact 
Name: Moyer Family Enterprises 

Mamng Address:"'ffl""\;ranYrno--,,;,1v»il. , ...... _ 

Planning, Building, & Environmental Services 
1195 Third Stree t, Suite 21 0 

Napa, CA 94559 
Main: (707) 253-1417 
Fax: (707) 253-4336 

PLANNING APPLICATION FORM 
Applicant Information 

F: {),/:JC,<.. 11 

Property Owner Contact 
riame: Meyer Family Enterprises 

Malling Address:~_7 ______ _ 

Gty: Napa State:._C_A ____ Zip: 94558 Gty: Napa State:_C_A ____ Zip: 94558 

Phone: (707) 603-6003 

E•Mull Address: esther@mfenterprises.com 

Agent Contact 
Numc: ___________________ _ 

Malling Address: ________________ _ 

Oty: ______ State: _____ Zip: _____ _ 

Phone: ___________________ _ 

E·Mall Address: ________________ _ 

Property Information 
Project Name: Bonny's Vineyard 

Project Address: 1555 Skellenger Lane 

Phone: (707) 603-6003 

E·Mall Address: csther@mlenterprises.com 

Other Representative Contact 

121 Engineer □ Architect □ Agent 

Name: CMP Civil Engineering & Land Surveying In::. 

M~iling Address: 1607 Capell Valley Road 

Gty: Napa Statc:_C_A ____ Zip: 94558 

Phone: (707) 266-2559 

E-Mail Address: cnmcron@cmpcngincering .com 

Assessor's Parcel Numoer(s): _0_32_._2_00_._oa_o_.o_o_o ________________________________ _ 

Size of site (acreage ar.d/or square footage) : _2_5_A_1_n_cr_c_s _____________________________ _ 

General Plan De:signation:_A...cg_ri_cu_lt_ur_a_l R_e_s_a_u_rc_o ____________ zoning: _A_P ________________ _ 

Application Type1 File No(s) _____________ _ 

Administrative Plannin11 Commission/ ALUC/ BOS ZoninCJ Administrator 
Erosion Control Plan: Major Modification: □ Certificate of Legal Non Conformity 
D Track I □Track II l2l Winery D Other 

D Other Minor Modification 
D Admln Viewshed Use Permit: 

□ Road Exception 
D Fence Entry Structure Permit l2l Winery D Other 

D Land Division/Mergers D Vlewshed 
□ Small Winery Exemption 

D Site Plan Approval/Modification D AG Preserve Contract 
D Winery Minor Modification 

D Variance 
D Winery Administrative Permit D Development Agreement 

D Viewshed 
D Other Very Minor Modification □ Airport Land Use Consistency Determination 

□ Other: 
D Addressing □ General, Specific or Airport Land Use Plan 

Amendment Misc. Services 
D Signs 

D Use Determination □ Variance 
Temporary Event: 

□ Zoning Map[Text Amendment □ Status Determination 
□ 51-400 0401+ 
□ Late Application Submittal □ Road Exception □ Other: 
D AppllCotion Entitled to Fee Waiver 

□ Con. Reg. Exception 
D other: 

□ Other: 
1: Includo corresponding submittal requirements far each application type. 



Detailed Project Description (required): A typed, detailed project description Is required that describes the proposed 
development or use(s); the existing site conditions/uses; the number, size, type and nature of any proposed residential dwelling 
units or total amount of new non-residential square-footage by type of use. Please refer to specific Supplemental Application 
submittal handouts for details to describe the project and required special studies. 

Conditions of Application 

1. All materials (plans, studies, documents, etc.) and representations submitted in conjunction with this form shall be 
considered a part of this application and publldy available for review and use, including reproduction. 

2. The owner shall Inform the Planning Division in writing of any changes. 
3. Agent authorization: The property owner authorizes the listed agent(s) and/or other representative(s) to appear before 

staff, the Director, the Zoning Administrator, and Planning Commission to represent the owner's interests and to file 
applications, plans and other Information on the owner's behalf. 

4. Certification and Indemnification Form: Refer to attached form for notifications and required signature. 
5. Fees: The applicant agrees to pay the County any and all processing fees imposed by the Board of Supervisor's current 

Fee Resolution including the establishment of an hourly fee application agreement and initial deposit. Applicant 
understands that fees Include, but not limited to: Planning, Engineering, Public Works, and County Counsel staff time billed 
at an hourly rate; required Consultant service billed rates; production or reproduction of materials and exhibits; public 
notice advertisements; and postage. In the event the property owner is different than the applicant, the property owner 
must sign to Indicate consent to the filing and agreement to pay fees in the event of the applicant's failure to pay said 
fees. Failure to pay all accumulated fees by the time of public hearing will result in a continuance. 

6. This form, together with the corresponding application forms for specific permits, will become the Permit Document. 

I have read and agree with all of the above. The above information and attached documents are true and correct to the best 
of my knowledge. All property owners holding a title Interest must sign the application form. If there are more than two 
property owners, list their names, malling addresses, phone numbers and signatures on a separate sheet of paper. 

If you wish notice of meetings/correspondence to be sent to parties other than those listed on Page 1, please list them on a 
separate piece of paper. 

Property Owner's Signature and Date 

Applicant/ Agent Statement 
I am authorized and empowered to act as an agent on behalf of the owner of record on all matters relating to this 
application. I declare that the foregoing is true and correct and accept that false or inaccurate owner authorization may 
invalidate or delay action on this application. 

Applicant's Signature and Date 

Aoollc:ition Fees 
Date Received: 

Deposit Amount $ 

Received by: Flat Fee Due $ 

Receipt No. Total $ 

FIie No, Check No 

G 



Checklist of Required Application Materials 

Please make sure that the following documents are complete and legible. Consistent with the State Permit Streamlining Act 

and Depnrtme11tal policy, the Pla1111ing, Building and Enviro111ne11tal SenJices (PRES) Department will make an application 

completeness determination within thirh; days of application s11b11Iittal and the payment of nil required initial fees. 

0 . General Application Form: The attad1ed General Application Form must be completed in full and signed by the ~rty owner 
or their authorized agent. Corporations, partnership, and the like have special signature requirements as noted on the Form. 

!LJ Application Fee: 

Use Permit/Major Modification (All Uses): Total Fees are based on actual time and materials and flat fees. A deposit in the 
amount of S10,000. 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 arc based upon flat rates witi1 exception to Engineering Services which arc 
based on actual time and materials over 3 hours for Roads & Slrcet St,mdards evaluation. All County Counsel fees arc 
based on actual time and materials. Check made payable lo County of Napa. 

Administrative Permit (Winery Uses): Total Fees arc based on actual time and materials and flat fees. A deposit in the 
amount of S1,500. Check made payable to County of Napa. 

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

.l.l Read and Sign the Hourly Fee Agreement 

!LI 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 ildditional licenses and/or approvals from outside agencies needed from a Special District, Regional, State, Federal? 

6. What is your water supply? I-low/where is liquid/solid waste disposed? 

!LI 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 plilns consistent with information contained in the B11i/di11g Division -
Desig11 Illfon11atio11 - Sample Site P/a11 Ha111lo11t: https:/fwww.co11ntyoh1apa.oq•/1890/Build ing-Documcnts , 

LI To-Sea.le Floor Plans (ALL plans must be lo an identified architect's or engineer's scale, shall show the existing and proposed 
condHions of the building and shall be legible): 

Submit three (3) 24" X 36" and one 11" x 17" copies of plnns with U1e following information and details: 

1. Dimensions and .:irea of .ill rooms, h.illways .ind covered or partially enclosed outdoor .ireas. 

2. Use of each area within ead1 structure/building. 

3. Location of emergency exists. 

0 To-Scale Building Elevations (ALL plans must be to an identified ,irchitcct'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 lJBC Handbook. 



00 Technical Information and Reports 
'!lie 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-qu.ilified consultants. 

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

2. Traffic Study consistent witll Trame Impact Study Preparation Requirements Please fill out the enclosed current Trip 
Generation Sheet for existing and proposed project to determine the need for the preparation of a Tr.,ific Impact Study. · 

3, Ard1eological/Cu!tural Resources Sh1dy (consistent with G11ide/i11es for Preparing C11/t11ml R.-so11rct S11roeys and St.ile of 
California requirements) 

4. Historic Resources Study (consistent wiU1 State Office of Historic Preservation requirements) 

5. Biological Study - Includes Special Status Survey (consistent with G11ide/i11es for Preparing Biological Reso11rces Recon11aissm1ce 
S11roeys and G11ideli11es for Preparing Specinl-Stn/11s P/n11I Studies) 

6. Water Availability/Groundwater Study (consistent with the W;\A G11ida11ce Doc11me11t adopted by Ule Board 5/12/2015). 
Please refer to U,e following link: https;l/www.countyofnapa.org/876fW;iter-Availabili ty-Ana1ysis. 

7. For projects located within Sensitive Domestic Water Supply Drainages and/or within the Agricultural Watershed (AW) 
zoning district, please provide vegetation coverage removill and retention information/analysis based on 1993 
Vegetation totals and parcel configuration, including n mnp or figure U,at includes the following information: 

Tree canopy coverage: 

Tree canopy cover (1993): 0 ___ acres 

Tree canopy cover to be removed: _O __ acres 

Tree canopy cover to be retained: _O __ acres 

Unden;lory (i.e. brush. shrubs. grasses); 

Understory cover (1993): _0 __ .icres 

Understory to be removed: _o __ acres 

Underslory to be retained: 0 ___ acres 

0 o, 
10 

_0 __ % 

_o __ % 

_0 __ % 

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 Cillculations can be found in the County's Water Qu.ility & Tree Protection 
Ordin.ince Implementation Guide, located on our website: 
https:(/www.countvofnapa.org/DocumcntCentcr/\licw/12882/WOTPO-implementation-g11idc7bidlcl 0 

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

O Noise Study (demonstrating consistent)' with Napa County Code Ch«pter 8.16). 

O Aviation Compatibility Study (consistent with Airport Lind Use Compatibility Plan requirements) 

O Visual Impacts Study (Photographic simulations) 

O Geological/Geoteclmical Haz..,rd Report - Alquist Priolo Act 

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

00 Stormwater Control Plan (consishmt with Nnpa County BASMAA Post Constrnction Manual) 
OO Other: Blolog·lcal Study 

O Other: _____________ _ 

0 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 e.xpansion of use relying on an existing septic 
system. 

3. Water System Fe.isibility Report if the water supply system will serve 25 or more people inclusive o( employees, visitors, 
nnd residents or if kitcl,en is proposed. Sec enclosed lrnndout 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, enclosed. 

6. Solid Waste & Recycling Storage area location and size included on overall site plan. Sec guidelines at 
www.countyofnapa.org[Qfily!/ .. 

7, Cave setback plan if a cave is proposl!d. Sel! handout provided by Environmental Services. 



Please click on OU,er Informa tion tab at hltps://www.cou nlvofna12a .org/J 904/Envjronnicnla)-Hea1th-Division fo r fo rms and 
handouts related to use pem1it applic,,tion submi tta l. 

[i) Additional Information Required by ll1c Engineering Services: 

2020 Napa.County Road & Slrcet Standa,ds 

htlps://www.countvofnapa.org/Docum,:nlCentrr/Vie1vQ787/N;111a-Cm1nlv-Ro,1d-and-Strcel-Standards- 2020-PDF 

Project Guidance fo r Stormwater Compliance 

httos://www.countvofi1;ipa.ortUDoci1m1·11 tCenlPr/\liew/3778/l'rojpc t-G11iJ.1nce-for-Stormw~ler-01.1alitv-C,,n1pliance-PDF 

BASMAA Post-Construction Stormwatcr Management Manual 

https:/lwww.countvofna pa.orr./Doo1mentCcntr r/Vjew/3780/B;iv-Are;i- Stnrmwater•M•ma1:wmen t-Agencics•Association
BASMAA-Post-Con~truction-Manual-PDI' 

Napa Countywide Stormwater Pollution Prevention Program (NCSPPP) Erosion and Sediment Control Plan Guidance 

hltps://www.co11ntvnfn;ip r1.org/Doc11mcntCe11 tcr/Vicw/3780/B,1r·Area-Stonn,-1a ter-Ma nagemcnt-Agenci es-A~sociat inn
nASMAA-Pci5t-Constmction-M,1nual-PDF 

[!l Ple"se Note 
While this checklist includes all information generally required to process a u se Permit/Major Modification or other Use 
Permit related application, it is primarily focused on winery uses. Additional information may be required ilt the discretion of 
the Deputy Planning Director, and in particulilr in those cases where non-winery commerci,1! uses (such as rcstaurnnts) or 
residential use related projects .ire proposed. The Planning Division will make every effort to identify any additional 
required infom1ation at or di rectly following the Pre-application Review Meeting. 

0 Plans and Studies provided electronically via Hlc share (coordinated at intake). 



Certification and Indemnification 

Applicant certifies that all the information contained in this application, including all information required in the 

Checklist of Required · Application Materials and any supplemental submitted information including, but not limited 

to, the information sheet, water supply/waste disposal information sheet, site plan, floor plan, building elevations, 

water supply/waste disposal system site plan and toxic materials list, is complete and ,1ccurate to the best of his/her 

knowledge. Applicant and property owner hereby authorize such investigations including access to County 

Assessor's Records as are deemed necessary by the County Planning Division for preparation of reports related lo 

this application, including the right of access to the proper~/ involved. 

Pursuant to Chapter 1.30 of the Napa County Code, as part of the application for a discretionary land use project 

approval for the project identified below, Applicant a!,'Tees lo defend, indemnify, release and hold harmless Napa 

County, its agents, officers, attorneys, employees, departments, boards and commissions (hereafter collectively 

"County") from any claim, action or proceeding (hereafter collectively "proceeding") brought against County, the 

purpose of which is to attack, set aside, void or annul the discretionary project approvnl of the County, or an action 

relating lo this project required by nny such proceeding to be taken to comply with the California Environmental 

Quality Act by County, or both. Tius indemnification shall include, but not be limited to damages awarded against the 

County, if any, and cost of suit, attorneys' fees, and olher liabilities and expenses incurred in connection with such 

proceeding that relate to U1is discretionary approval or an aclion related to this project tnken to comply with CEQA 

whether incurred by the Applicant, the County, and/or the parties initiating or bringing such proceeding. Applicant 

further agrees to indemnify the County for all of County's costs, attorneys' fees, and damages, which the County 

incurs in enforcing this indemnification agreement. 

Applicant furlher agrees, as a condition of project approval, to defend, indemnify and hold harmless lhe County for all 

costs incurred in additional investigation of or sh1dy of, or for supplementing, redrafting, revising, or amending any 

document (such as an EJR, negative declaration, specific plan, or general plan amendment) if made necessary by 

said proceeding nnd if the Applicant desires lo pursue securing approvals which are conditioned on the approval of 

such documents. 

In U1e evenl any such proceeding is brought, County shall promptly notify the Applicant of the proceeding, and County 

shall cooperate fully in the defense. If County fails to promptly notify the Applicant of the proceeding, or if 

County fails to cooperate fully in the defense, the Applicant shall not thereafter be responsible to defend, indemnify, 

or hold harmless the County. The County shall retain the right to participate in the defense of the proceeding if it bears 

its own attorneys· fees and costs, and defends the action in good faith. TI1e Applicant shall not be required to pay or 

perform any settlement unless the settlement is approved by the Applicant. 

Print N~me of Propcny Q\vner Print ~ :unc SignaH1reor App!icmt (if dHfcren1) 

Sign.ttu rc of Applir:.mt Date 



Hourly Fee Agreement 

PROJECT File: ______ P2_2.0_oo_o_2 ___ ....... • request for Wine'Y Use Permit 

---------------------------· J, Meyer Family Enterprises 
the undersigned, hereby authorize the County of Napa to process the above referenced permit request in accordance with 
the Napa County Code. I am providing$ $10.000 as a deposit to pay for County staff review, coordination 
and processing costs related to my permit request based on actual staff time expended and other direct costs. In making 
this deposit. I acknowledge and understand that the deposit may only cover a portion of the total processing costs. 
Actual costs for staff time are based on hourly rates adopted by the Board of Supervisors in the most current Napa 
County fee schedule. I also understand and agree that I am responsible for paying these costs even if the application Is 
withdrawn or not approved. 

I understand and agree to the following terms and conditions of this Hourly Fee Agreement: 

1. Time spent by Napa County staff in processing my application and any dired costs will be billed against the 
available deposit. "Staff time" includes, but is not limited to, time spent reviewing application materials, site 
visits, responding by phone or correspondence to inquiries from the applicant, the applicant's representatives, 
neighbors and/or interested parties, attendance and participation at meetings and public hearings, preparation of 
staff reports and other correspondence, or responding to any legal challenges related to the application during the 
processing of your application. "Staff' includes any employee of the Planning, Building and Environmental 
Services Department (PBES), the Office of the County Counsel, or other County staff necessary for complete 
processing of the application. "Direct costs" include any consultant costs for the peer review of materials 
submitted with the application, preparation of California Environmental Quality Act (CEQA) documents, 
expanded technical studies, project management, and/or other outside professional assistance required by the 
County and agreed to by the applicant. The cost to manage consultant contracts by staff will also be billed 
against the available deposit. 

2. Staff will review the application for completeness and provide me with a good faith estimate of the full cost of 
processing the permit. Any requested additional deposit shall be submitted to PBES to allow continued 
processing of the project. 

3. I understand that the County desires to avoid incurring permit processing costs without having sufficient funds 
on deposit. If staff determines that inadequate funds are on deposit for continued processing, staff shall notify me 
in writing and request an additional deposit amount estimated necessary to complete processing of my 
application. I agree to submit sufficient funds as requested by staff to process the project through the hearing 
process within 30 days of the request. 

4. I understand that if the amount on deposit falls below zero, staff will notify me and stop work on the application 
until sufficient additional funds are provided 

5. If the final cost is less than the amount remaining on deposit, the unused portion of the deposit will be refunded 
to me. If the final cost is more than the available deposit, I agree to pay the amount due within 30 days of billing. 

6. If I fail to pay any invoices or requests for additional deposits within 30 days, the County may either stop 
processing my permit application, or after conducting a hearing, may deny my permit application. If I fail to pay 
any amount due after my application is approved, I understand that my permit may not be exercised, or may be 
subject to revocation. I further agree that no building, grading, sewage, or other project related permits will be 
issued if my account is in arrears. 



7. I may file a written request for a further explanation or itemization of invoices, but such a request does not alter 
my obligation to pay any invoices in accordance wiU1 the terms of lhis agreement. 

Name of Applicant responsible for payment of all County processing fees (Please Print): 

Meyer Family Enterprises 

Mailing Address of the Applicant responsible for paying processing fees: 

794 Oakville Cross Road 

Napa, CA 94558 

Signaru«~:fr • 

Email Address: esther@mfent~~ 

< 
Date: __ \ 2..._J=z=oo.r/~'2..~I ________ _ 

Phone Number: 7D-Z- L:,<:>$ - <a.co~ 

• A TIENTION - T11e applicant will be held responsible for all charges. 

SIGNHIR ) 



Supplemental Application for Winery Uses 

Defo1it ions 

·n,e below are par,1phrased from County Code, please sec referenced code sections ior fuU !ext. 

a. Winery Development Area - All aggregate paved or impervious or semi-permeable ground surface areas of the production 
facility which includes all storage areas (except caves), offices, l.il,oratories, kitchens, tasting rooms and paved parking are.is for the, 

exclusive use of winery employees. See N1ipn Ca1111ty Cade §18.1 0-l.2 10 

b. Winery Coverage - ·na: totill squilrc fool ilrea of all winery building footprints, all aggregate paved or impervious ground surface 
areas of the production facility which includes .ill outside work, t.ink and storage .ireils (except caves); all paved areas including 
parking and loading areas, walkways, illld access urivewnys to public or privilte roads or righ ts -of-way; and all above-ground 
wastewater and run·off tre.itment systems. See Napa Co1111ty Code §18.llJ.1.220 

c. Production Facil.ity - (f-or the purpose to calculate the maximum allowable accessory use) 1l1e total square footage of all winery 
crushing, fenncnting, bottling, bulk and bollle storage, shipping, receiving, laboralory, equipment storage and maintenance 
facilities, and employec-desii;n.ited restrooms but does not include wastewater treatment or disposill areas which cannot be used 
for agricultural purposes. s~e Napa Crumly Code §18.HJ.J.200 

d. Accessory Use - The totill square footage of area within winery stnictures used for accessory uses related to a winery that arc not 
defined as "production facility" which would include offices, lobbies/waiting rooms, conference/meeting rooms, non-production 
access hallways, kitchms, tasting rooms (private and public areas). retail space areas, libr;1ries, non-employee designated 
restrooms, art display areas, or any area within winery structures not directly rclalcd to wine production. See Napa Co1111h; Code 
§18.104.200 

Plannln Bulldln &:Envlronmentai seMces. -~ 

Winery Production Process 
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WINERY OPERATDONS 

Please Indicate whether the activity or uses below are already legally EXl$JING. whether they exist and are proposed to be EXPANDED as part of this 
application, whether they are NEWLY PROPOSED as part of this appDcatlon, or whether they are neither existing nor proposed twllm, 

Retail Wine Sales D Existing· D Expanded ~ewly Proposed D None 

Tours and Tasting- Open to the Public D Exlstlnll 

Tours and Tasting- By Appoinbnent D Existing D Expanded ~Newly Proposed 

Food at Tours and Tastings D Existing D Expanded ~ewly Proposed 

Marketing Events• D Existing D Expanded ~ewly Proposed 

Food at Marketing Events □ Existing □ Expanded ~ewly Proposed 

Will food be prepared... D On-Site? ~Catered? 

Public dlsplay of art or wine-related Items D Existing D Expanded ~Newly Proposed 

Wine Sales/Consumption -AB 2004 D Existing ~ Proposed 

□None 

□ None 

□None 

□None 

□None 

□ None 

• For ~/erence please see deftn/Uon of "Marketing,• at Napa County Code §18.08.370 • http;ttllh@IY mynlcode,coml(nde11,aspx7dlentld=16513 

Production Capacify ~ 

Please Identify the Winery's-

Existing permitted N/A Vv Per permit: N/A Permit date: N/A 
production capadty: 

current maximum i!m!i!.1 productfon: N/A 
aVy For what year? N/A 

Average 3 year produc1ion: N/A iml~ 

Proposed production capacity: 30,000 gal/yr 

• For this section, please see Winery Production Procell". 

VJsltaiion and Operations 

Please Identify the Winery's... 

Maximum dally tours/tastings visitation: 0 
existing 45 roposed 

Maximum weekly tours/tastings visitation: 0 existing 315 proposed 

Visitation hours (e.a. M•Sa, 10am-4pm): 0 existing Su-Sa, 1 0am-5pm proposed 

Production days and hours': 0 existing Su-Sa, 9am-5pm roposed 

1 It Is assumed that wineries wlll cperate up to 24 hours per day during crush. 



Grape Orf gin 

All new wineries and any existing (pre-WOOi wlneiy expanding beyond Its winery development area must comply with the 759' rule and complete 
the attached "lnltlal Statement or Grape Source•. See Napa County Code §18.104.250 (Bl & (C). The project de5Crlption should lndude Information 
on location and Quantity of grapes. 

Grapes wm be grown onslte or sourced from other Napa Growers • 

Marketing Program 

Please describe the winery's proposed marketing program. Include event type, mil>Clmum attendance, hours, locatlon/facllltles to be used, food 
service details, etc. Provide a site plan showing where the market1n1 event activities will occur, lncludl ng overflow/off-site parking. 
Differentiate between existing and proposed activities. (Attach additional sheets as necessary.) 

Have 2 large events per year with a maximum of 150 attendees. Have 9 smaller events per year with a maximum 
of 80 attendees. All food at the events will be prepared offslte by a catering company. During events temporary 
portable restroom faclllUes will be utilized. Overflow event parking will be provided onslte as needed along the 
existing vineyard avenues. 

On-Slie Consumpiion 

If requesting On-Site Consumption, please provide a site plan showing where such activities wlll occur. 

Wine will be consumed In the tasting room or on the outdoor covered patio areas. See site plan for details. 

Food Ssrvice 

Please describe the nature of any proposed food service lndudlnB type or food, frequency or service, whether prepared on site or not, kitchen 
equipment, eating facilities, etc. Please differentiate between existing and proposed food service and existing type of commercial kitchen (low, 
medium or high risk) and/or food preparation areas authorized by the County Environmental Health Division. (Attach additional sheets as necessary.) 

Any food wlll be prepared off site by a catering service. 



Winery Coverage and Accessory/Production Ratio 

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

indicate 

N/A Existing ______________ sq. ft. acres --------------

Proposed ______________ sq. ft. _____ o_._6_0 _ _ ____ acres 

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

______________ sq. ft . ______ 1_.2_7 ______ acres ____ 5 ______ % of parcel 

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

Existing N/A ______________ sq. ft. Proposed 7763 _____________ sq. ft. 

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

Existing _____ N_/A _____ sq. ft. ______ N_/_A ______ % of production facility 

Proposed 
2492 ______________ sq. ft. 32.1% ____________ % of production facility 

Caves and Crush pads 

If new or expanded caves are proposed, please indicate which of the following best describes the public accessibility of the proposed and existing cave 
space: Please denote on cave floor plans the location of existing and proposed cave type/activities and identify location of on-site cave spoils on a site plan. 

Existing Cave: 

None - no visitors/tours/events (Class I) 

D Marketing Events and/or Temporary Events (Class Ill) 

Expanded or New Cave: 

None - no visitors/tours/events (Class I) 

D Marketing Events and/or Temporary Events (Class Ill) 

Please identify the winery's ... 

Cave area (total) Existing: 0 

Cave area (Production) Existing: 0 

Cave area (Accessory) Existing: 0 

Covered crush pad area Existing: 0 

Uncovered crush pad area Existing: 0 

Cave Spoils total : 

D Guided Tours Only (Class II) 

D Guided Tours Only (Class II) 

sq. ft . Proposed: 

sq. ft. Proposed: 

sq. ft. Proposed: 

sq. ft. Proposed: 

sq. ft. Proposed: 

Proposed: 

Cave Spoils Use: D Onsite D Offsite 

D Public Access (Class Ill) 

D Public Access (Class Ill) 

0 sq. ft. 

0 sq. ft . 

0 sq. ft. 

1426 sq. ft. 

0 sq. ft. 

N/A cy. 



Initial Statement of Grape Source 

Pursuant to Napa County Zoning Ordinance Sections 12419(b) and (c), I hereby certify that the 
current application for establishment or expansion of a winery pursuant to the Napa County 
Winery Definition Ordinance will employ sources of grapes in accordance with the requirements 
of Section 12419(b) and/or (c) of that Ordinance. 

Letters of commitment from grape suppliers and s11pporti11g docu111e11/s may be required prior to 

issuance of any building permits for the project. Recertification of compliance will be required on a 

periodic basis. Recertification after initiation, of the requested wine production may require the 

submittal of additional information regarding individual gmpe sources. Proprietary information will 

not be disclosed to the public. 

SIGNHB 



Planning, Building & Environmental Services • Hillary Gitelman, Director 

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

Project name & APN: BONNY'S VINEYARD· 032-200-080-000 

Project number if known: UNKNOWN 

Contact person:. MEYER FAMILY ENTERPRISES 

Contact email & phone number: ESTHER@MFENTERPRISES.COM 707-603-6003 

A Tradition of Stewardship 
Today's date: 12/20/2021 

A Commitment to Service 

Voluntary Best Management Practices Checklist for Development Projects 
Napa County General Plan Policy CON-65 (e) and Policy CON-67 (d) requires the consideration of Greenhouse Gas (GHG) 

emissions in the review of discretionary projects and to promote and encourage "green building" design. The below Best 

Management Practices (BMPs) reduce GHG emissions through energy and water conservation, waste reduction, efficient 

transportation, and land conservation. The voluntary checklist included here should be consulted early in the project and be 

considered for inclusion in new development. It is not intended, and likely not possible for all projects to adhere to all of the 

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

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

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

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

on the amount of emission reduction potential. 

Already Plan 
Doing To Do 

□ 
ID# BMP Name 

BMP-1 Generation of on-site renewable energy 
If a project team designs with alternative energy in mind at the conceptual stage it can be integrated 

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

photovoltaic (PV) panels. I/you intend to do this BMP, please indicate the location of the proposed PV 

panels on the building elevations or the location of the ground mounted PV array on the site plan. Please 

indicate the total annual energy demand and the total annual kilowatt hours produced or purchased 

and the potential percentage reduction of electrical consumption. Please contact staff or refer to the 
handout to calcuate how much electrical energy your project may need. 

D D BMP-2 Preservation of developable open space in a conservation easement 
Please indicate the amount and location of developable land (i.e.: under 30% slope and not in creek 

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

prohibit future development. 

As approved by the Planning Commission 
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Already Plan 
Doing ToOo 

D D BMP-3 Habitat restoration or new vegetation (e.g. pl anting of additional trees over 1/2 acre) 
Napa County Is famous for Its land stewardship and preservation. Restoring areas within the creek 
setback reduces erosion potential while planting areas that are 01rrentfy hardscape (such as doing a blo• 
retention swale ;ather than underground storm drains) reduces storm wate; and helps the groundwater • 
recharge. Planting trees can also Increase the annual uptake of COZe and add the County's carbon stock. 

Blologlcal Study 

D O BMP-4 Alternative fuel and electrfcal vehicles In fleet 
The magnitude of GHG reductions achieved through implementation of this measure varies depending 
on the analysis year, equipment, and fuel type replaced. 

Number of total vehicles 
Typical annual fuel consumption or VMT 
Number of alternative fuel vehicles 
Type of fuel/vehlcle(s) 
Potential annual fuel or VMT savings 

D D BMP-5 Exceed Title 24 energy efficiency standards: Bulld to CALGREEN Tier 2 
The Ca/ifomla Building Cade update effective January 1, 2011 has new mandatory green building 
measures for all new construct/on and has been labeled CALGREEN. CALGREEN provides two voluntary 
higher levels labeled CALGREEN Tier I and CALGREEN Tier II. Each tier adds a further set of green building 
measures that go above and beyond the mandatory measures of the Code. In both tiers, bulldlngs will 
use less energy than the cu"ent Title 24 Col/fornla Energy Code. Tier I buildings achieve at least a 15'6 
Improvement and Tier 2 buildings are to achieve a 309' improvement. Both tiers require additional non
energy prerequisites, as well as a certain number of elective measures In each green building category 
(energy effidency, water e/ffdency, resource conservation, Indoor air quality and community). 

D O BMP-6 Vehlcle MIies Traveled (VMT) reduction plan 
Selecting this BMP states that the business operations Intend to implement a VMT reduction plan 
reducing annual VMTs by at least 15'6. 

Tlck box(es) for what your Transportation Demand Management Plan will/does Include: 

□ 
□ 
□ 
□ 
□ 
□ 

employee Incentives 
employee carpool or vanpool 
priority parking for efficient transporatlon (hybrid vehicles, carpools, etc.) 
bike riding Incentives 
bus transportation for large marketing events 
Other: 

Estimated annual VMT 

Potential annual VMT saved 
'¼ Change 

As approved by the Planning commission 
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Alreactv Plan 
Doing TaDa 

D D BMP-7 Exceed Title 24 energy efficiency standards: Build to CALGREEN Tier 1 
See description below under BMP-5. 

D O BMP-8 Solar hot water heating 
Solar water heating systems Include storage tanks and solar collectors. There are two types of so/or 
water heating systems: active, which have circulating pumps and controls, and passive, which don't, 
Both of them would st/II require additional heating to bring them to the temperature necessary for 
domestic purposes. They are commonly used to heat swimming pools. 

D O BMP-9 Energy conserving lighting 
Lighting Is approxlmotely 25'6 of typical electrical consumption. This BMP recommends Installing or 
replacing existing 1/ght bulbs with energy-efflclent compact.fluorescent (CF) bulbs or Ught Emitting 
Diode (LED} for your most-used 1/ghts. Although they cost more lnltlally, they save money In the long run 
by using only 1/4 the energy of an ordinary Incandescent bulb and lasting 8-12 times longer. Typical 
payback from the Initial purchase Is about 18 months. 

0 D BMP-10 Energy Star Roof/Uvlng Roof /Cool Roof 
Most roofs are dark-colored. In the heat of the full sun, the surface of a black roof can reach 
temperatures of 158 to 194 °F. Cool roofs, on the other hond, offer both Immediate and long-term 
benefits Including reduced building heat-gain and savings of up to 1S9' the annual air-conditioning 
energy use of a single-story building, A cool roof and a green roof are different In that the green roof 
provides living material to act as a both heat sink and thermal mass on the roof which provides both 
winter warming and summer cooling. A green (living} roof also reduces storm water runoff. 

D D BMP-11 Blcycle Incentives 
Napo County Zoning Ordinance requires 1 bicycle rack per 20 parking spaces (§18.110.040}. Incentives 
that go beyond this requirement can Include on-site lockers for employees, showers, and for visitor's 
Items such as directional signs and Information on biking In Napa. Be creative/ 

D O BMP-12 Bicycle route Improvements 
Refer to the Napa County Bicycle Plan (NCPTA, December 2011} and note on the site plan the nearest 
blke routes. Please note proximity, access, and connection to existing and proposed bike lanes (Oass I: 
Completely separated right-of-way; Class II: Striped bike lane,· Class Ill: Signed Bike Routes). Indicate bike 
accessibility to project and any proposed Improvements as part of the project on the site plan or 
describe below. 

A5 approved by the Planning commission 
07/03/2013 



Already Plan 
Dolna ToDo 

D 0 BMP-13 Connection to recycled water 
Recycled water has been further treated and disinfected to provide o non-potable (nan-drinking water) 
water supply. Using recycled water for Irrigation In place of potable or groundwater helps conserve 
water resources. 

0 0 BMP-14 Install Water Efficient fixtures 
WaterSense, a partnership program by the U.S. Environmental Protection Agency administers the review 
of products and services that have earned the WaterSense label. Products have been certified to be at 
least 20 percent more e/fldent without sacriftclng performance. By checking this box you Intend to 
Install water elf/dent fixtures or fixtures that conserve water by 2096. 

D D BMP-15 Low-Impact development (LID) 
LID Is an approach to land development (or re-development) that works with nature ta manage .storm 
water as close to Its source as possible. LID employs principles such as preserving and recreating natural 
landscape features, minimizing effective Imperviousness to create functional and appealing site 
drainage that treat storm water as a resaurre rather than a waste product. There are many practices 
that have been used ta adhere to these principles such as bloretentlon facllftfes, rain gardens, vegetated 
rooftops, rain barrels, and permeable pavements. By Implementing LID principles and practices, water 
can be managed In a way that reduces the impact of bu/It areas and promotes the natural movement of 
water within an ecosystem or watershed. Please Indicate an the site or landscape plan how your project 
Is designed In this way. 

0 D BMP-16 Water efficient landscape 
ff your project Is a residential development proposing In excess of 5,000 sq. ft. or a commercial 
development proposing In excess of 2,500 sq. ft. The project wlll be required to comply with the Water 
E/fldent Landscape Ordinance (WELO). 

Please check the box If you will be complying with WELD or If your project Is smaller than the minimum 
requirement and you are stilt proposing draught tolerant, zerascape, native plantings, zoned Irrigation 
or other water ef/lclent landscape. 

D O BMP-17 Recycle 75% of all waste 
Did you know that the County of Napa w/11 provide recycling collectors/or the Interior of your business at 
no additional charge? With single stream recydlng ft Is really easy and convenient to meet this goal. To 
qualify for this BMP, your business w/11 have to be aggressive, proactive and purchase with this goat In 
mind. 

As approved by the Planning Commission 
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Already Plan 
Deina ToDo 

0 0 BMP-18 Compost 75~ food and garden material 
The Napa County food composting program Is far any business large or small that generates food scraps 
and campostable, Including restaurants, hotels, wineries, assisted living /aeilltles, grocery stores, 
schools, manufacturers, cafeterias, coffee shops, etc. All food scraps (Including meat & dairy} as well as 
soiled paper and other compostable • see http://www.naparecycllng.cam/foadcompostlng for more 
details. 

0 0 BMP-19 Implement a sustalnable purchasing and shipping programs 
Envlronmentally Preferable Purchasing (EPP} or Sustainable Purchasing refers to the procurement of 
products and services that have a reduced effect on human health and the environment when compared 
with competing products or services that serve the same purpose. By selecting this BMP, you agree to 
have an EPP on file for your employees to abide by. 

0 0 BMP-20 Planting of shade trees within 40 feet of the south side of the building elevation 
Well-placed trees can help keep your bulldlno cool In summer. If you choose a deciduous tree after the 
leaves drop In autumn, sunlight will warm your building through south and west-facing windows during 
the colder months. Well-designed landscaping can reduce coaling costs by 20'6. Trees deliver more than 
energy and cost savings; they are Important carbon sinks. Select varieties that require minimal care and 
water, and can withstand local weather extremes. Fruit or nut trees that produce In your area are great 
choices, providing you with local food as we_ll as shade. Please use the site or landscape plan to Indicate 
where trees are proposed and which species you are using. 

0 0 BMP-21 Electrical Vehicle Charging Statlon(s) 
As plug-In hybrid electric vehicles (EV} and battery electric vehicle ownership Is expanding, there Is a 
growing need for widely distributed acceS3lble charging stations. Please Indicate on the site plan where 
the station wlll be. 

0 0 BMP-22 Publlc Transit Accasslblllty 
Refer to http://www.rldethevlne.com/vlne and indicate on the site plan the closest bus stop/route. 
Please Indicate If the site Is accessed by transit or by a local shuttle. Provide on explanation of any 
Incentives for visitors and employees to use public transit. Incentives can Include bus passes, 
lnformatlanol hand outs, construction of a bus shelter, transportation from bus stop, etc. 

As approved by the Planning commission 
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Already Pllln 
Doing ToDo 

0 0 BMP-23 
Site Design that Is oriented and designed to optimize conditions for natural heating, cooling, 
and day lighting of Interior spaces, and to maximize winter sun exposure; such as a cave. 
The amount of energy a cave saves Is dependent on the type of soil, the m/crocllmate, and the user's 
request for temperature control. Inherently a cave ar a building burned Into the ground saves energy 
because the ground Is a consistent temperoture and It reduces the amount of heating and cooling 
required. On the same concept, a building that Is oriented to have southern exposure for winter warmth 
and shading for summer cooling with an east-west cross breeze w/11 naturally heat, cool, and ventilate 
the structure without using energy. Please check this box If your design indudes a cave or exceptional 
site design that takes Into consideration the natural topography and sitting. Be prepared to eKplaln your 
approach and estimated energy savings. 

0 0 BMP-24 Umlt the amount of grading and tree removal 
Limiting the amount of earth disturbance reduces the amount of CO2 released from the soil and 
mechanical equipment. This BMP Is for a project design that either proposes a project within an already 
disturbed area proposing development that follows the natural contoun of the land, and that doesn't 
require substantial grading or tree removal. 

D D BMP-25 WIii this project be designed and built so that It could qualify for LEED? 
BMP-25 (a) 0 LEED"' Sliver (check box BMP-25 and this one) 

BMP-25 (b) D LEED"' Gold (check box BMP-25, BMP-25 (a), and this box) 

BMP-25 (c) 0 LEED"' Platinum (check all 4 bo~esl 

Practices with Un-Measured GHG Reduction Potential 

D D BMP-26 Are you, or do you Intend to become a Certlfled Green Business or certified as a"Napa 
Green Winery"? 
As part of the Bay Area Green Business Program, the Napa County Green Business Program Is a free, 
voluntary program that allows businesses to demonstrate the care for the environment by going above 
and beyond business as usual and Implementing envlranmenta/ly friendly business practices. For more 
Information check out the Napa County Green Business and Winery Program at www.countyofnapa.org. 

D D BMP-27 Are you, or do you Intend to become a Certified "Napa Green Land"? 
Napa Green Land, fish friendly farming, Is a voluntary, comprehensive, "best practices" program for 
vineyards. Napa Valley vlntnen and growers develop farm-specific plans tallored to protect and enhance 
the ecolaglcal quality of the region, or create production fadllty programs that reduce energy and water 
use, waste and pollution. By selecting this measure either you are certified or you are In the process of 
certification. 

As approved by the Plannlng Commission 
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Already Plan 

Doln, ToDo 

0 0 BMP-28 Use of recycled materials 
There are a lot of materials In the market that are made from recycled content. By tlclclng this box, you 
are committing to use post-consumer products In your construction and your ongoing operations. • 

D @ BMP-29 Local food production 

There are many Intrinsic benefits of locally grown food, for Instance reducing the transportation 
emissions, employing full time farm workers, and Improving local access to fresh fruits and vegetables. 

D O BMP-30 Education to staff and visitors on sustainable practices 
This BMP can be performed In many ways. One way Is to simply put up signs reminding employees to do 
simple things such as keeping the thermostat ot a consistent temperature or turning the lights off after 
you leave a room. If the project proposes alternative energy or sustainable wlnegrawlng, this BMP could 
Include explaining those business practices to staff and visitors. 

0 D BMP-31 Use 70-S0M cover crop 
Cover crops reduce erosion and the amount of ti/ling which Is required, which releases carbon Into the 
environment. 

0 D BMP-32 Retain biomass removed via pruning and thinning by chipping the material and reusing It 
rather than burning on-site 
By selecting this BMP, you agree not to bum the material pruned on site. 

D O BMP-33 Are you participating In any of the above BMPS at a 'Parent' or outside location? 

D D BMP-34 Are you doing anything that deserves acknowledgement that Isn't listed above? 

Comments and Suggestions on this form? 

As approved bv the Planning Commission 
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Adjoining Property Owner List Requirements 

All applications shall include a list of the current owners of all the properties whose outer 
perimeters are within 1,000 feet of the property boundary of the project site. The list shall include 

the property owner's names, their addresses, and the assessor's parcel numbers of the property 

owned. The list may be expanded to include other affected property owners at the discretion of 

the Planning Director as well as individuals having a request for notice on file with the 
Commission Clerk. 

Preparation, verification and submission of this list of property owners is the responsibility of the 

applicant Lists of the property owners appearing on County tax rolls in the form required are 
available from all local title insurance companies. Each such list must be certified by a title 

insurance company as reflecting the most recent County tax roll information. While the mailing 
list is not necessarily required at initial project submittal, the project cannot be noticed for hearing 
without it. 

Instructions to the Title Company 

Please prepare the property owners' list as follows: 

1. 

2. 

Type the _rrope~ owners' names, parcel numbers and mailing addresses 
on an 8½ by 1r sheet of Avery #5160 Laser Labels so that this 
information can be readily used in mailing by the Planning, Building & 
Environmental Services Department. 

Submit a full page copy of the assessors' parcel book page(s) and a 
copy of the latest equalized assessment roll used to compile the 
property owners' list. Please indicate the location of all parcels listed, 
by check mark or colored parcel number circled on the pages. 

If you have any questions, please contact the Planning, Building & 

Environmental Services Department at (707) 253-4417. 
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A Tradition of Stewardship 
A Commitment to Service 

January 7, 2023 

Jose Simon III, Chairperson 
Middletown Rancheria 
P.O. Box 1035 
Middletown CA, 95461 

Planning, Building & Environmental Services 

1195 Third Street, Suite 21 O 
Napa, CA 94559 

www.countyofnapa.org 

Brian Bordona 
Interim Director 

Certified Mail 

Re: Notification of Proposed Project Pursuant to Public Resources Code 21080.3.1 
Meyers Family Enterprises (Bonny's Vineyard), New Winery Use Permit (P22-00002) 
1555 Skellenger Lane; APN: 030-200-080-000 

Dear Mr. Simon, 

The Napa County Planning Division is processing a request for a New Winery Use Permit requesting 
to approve a new 30,000 gallon per year production winery on the existing 25.54 acre parcel. The 
proposed winery will consist of 9,572 square foot winery building with a 2,861 square foot covered pad. 
The winery proposes to have six (6) full time employees, tours and tastings for a maximum of 45 visitors 
per day, two (2) large events with a maximum of 150 visitors and nine (9) small events with a maximum 
of 80 visitors. All food will be prepared offsite by a catering company. Overflow event parking will be 
provided onsite as needed along the existing vineyard avenues. The property for which the project is 
proposed is owned by Meyer Family Enterprises/BJ Meyer Properties, LLC. The project sponsor is 
Cameron Pridmore of CMP Civil Engineering and Land Surveying Inc., who can be reached at phone 
number (707) 266-2559 and email address cameron@cmpengineering.com. Additional information about 
the proposal can be viewed online at the Planning Division's current projects webpage 
https://www.countyofnapa.org/2876/Current-Projects-Explorer. 

This letter serves as notification to the Middletown Rancheria that is traditionally and culturally 
affiliated with the geographic area of the proposed project pursuant to Public Resources Code 21080.3.1 
(Assembly Bill 52 [Gatto]). If your tribe wishes to consult on this project, please contact me in writing, within 
30 days of receipt of this letter, to request consultation. 

If you should have any questions, please feel free to contact by telephone at 707-253-4437 or via email 
at dana.morrison@countyofnapa.org. 

Sincerely, 

Planning Division 
(707) 253-4417 

Building Division 
(707) 253-4417 

Engineering & Conservation 
(707) 253-4417 

Environmental Health 
(707) 253-4471 

Parks & Open Space 
(707) 259-5933 



Dana Morrison 
Planner III 

Enclosures:· Cultural Resources Survey 
Project plans 



A Tradition of Stewardship 
A Commitment to Service 

January 7, 2023 

Scott Gabaldon, Tribal Chair/Cultural Resources Manager 
Mishewal Wappo Tribe of Alexander Valley 
940 Larkfield Center 
Santa Rosa, CA 95403 

Planning, Building & Environmental Services 

1195 Third Street, Suite 210 
Napa, CA 94559 

www.countyofnapa.org 

Brian Bordona 
Interim Director 

. Certified Mail 

Re: Notification of Proposed Project Pursuant to Public Resources Code 21080.3.1 
Meyers Family Enterprises (Bonny's Vineyard), New Winery Use Permit (P22-00002) 
1555 Skellenger Lane; APN: 030-200-080-000 

Dear Mr. Gabaldon, 

The Napa County Planning Division is processing a request for a New Winery Use Permit requesting 
to approve a new 30,000 gallon per year production winery on the existing 25.54 acre parcel. The 
proposed winery will consist of 9,572 square foot winery building with a 2,861 square foot covered pad. 
The winery proposes to have six (6) full time employees, tours and tastings for a maximum of 45 visitors 
per day, two (2) large events with a maximum of 150 visitors and nine (9) small events with a maximum 
of 80 visitors. All food will be prepared offsite by a catering company. Overflow event parking will be 
provided onsite as needed along the existing vineyard avenues. The property for which the project is 
proposed is owned by Meyer Family Enterprises/BJ Meyer Properties, LLC. The project sponsor is 
Cameron Pridmore of CMP Civil Engineering and Land Surveying Inc., who can be reached at phone 
number (707) 266-2559 and email address cameron@cmpengineering.com. Additional information about 
the proposal can be viewed online at the Planning Division's current projects webpage 
https://www.countyofnapa.org/2876/Current-Projects-Explorer. 

This letter serves as notification to the Middletown Rancheria that is traditionally and culturally 
affiliated with the geographic area of the proposed project pursuant to Public Resources Code 21080.3.1 
(Assembly Bill 52 [Gatto]). If your tribe wishes to consult on this project, please contact me in writing, within 
30 days of receipt of this letter, to request consultation. 

If you should have any questions, please feel free to contact by telephone at 707-253-4437 or via email 
at dana.morrison@countyofnapa.org. 

Sincerely, 

Planning Division 
(707) 253-4417 

Building Division 
(707) 253-4417 

Engineering & Conservation 
(707) 253-4417 

Environmental Health 
(707) 253-4471 

Parks & Open Space 
(707) 259-5933 



Dana Morrison 
Planner III 

Enclosures: Cultural Resources Survey 
Project plans 



A Tradition of Stewardship 
A Commitment to Service 

February 7, 2023 

Laverne Bill, Interim Director of Cultural Resources 
Yocha Dehe Wintun Nation 
P.O. Box 18 
Brooks, CA 95606 

Planning, Building & Environmental Services 

1195 Third Street, Suite 21 O 
Napa, CA 94559 

www.countyofnapa.org 

David Morrison 
Director 

Certified Mail 

Re: Notification of Proposed Project Pursuant to Public Resources Code 21080.3.1 
Meyers Family Enterprises (Bonny's Vineyard), New Winery Use Permit (P22-00002) 
1555 Skellenger Lane; APN: 030-200-080-000 

Dear Mr. Bill, 

The Napa County Planning Division is processing a request for a New Winery Use Permit requesting 
to approve a new 30,000 gallon per year production winery on the existing 25.54 acre parcel. The proposed 
winery will consist of 9,572 square foot winery building with a 2,861 square foot covered pad. The winery 
proposes to have six (6) full time employees, tours and tastings for a maximum of 45 visitors per day, two 
(2) large events with a maximum of 150 visitors and nine (9) small events with a maximum of 80 visitors. 
All food will be prepared offsite by a catering company. Overflow event parking will be provided onsite 
as needed along the existing vineyard avenues. The property for which the project is proposed is owned 
by Meyer Family Enterprises/BJ Meyer Properties, LLC. The project sponsor is Cameron Pridmore of CMP 
Civil Engineering and Land Surveying Inc., who can be reached at phone number (707) 266-2559 and email 
address cameron@cmpengineering.com. Additional information about the proposal can be viewed online at 
the Planning Division's current projects webpage https://www.countyofnapa.org/2876/Current-Projects
Explorer. 

This letter serves as notification to the Middletown Rancheria that is traditionally and culturally 
affiliated with the geographic area of the proposed project pursuant to Public Resources Code 21080.3.1 
(Assembly Bill 52 [Gatto]). If your tribe wishes to consult on this project, please contact me in writing, within 
30 days of receipt of this letter, to request consultation. 

If you should have any questions, please feel free to contact by telephone at 707-253-4437 or via email 
at dana.morrison@countyofnapa.org. 

Sincerely, 

Planning Division 
(707) 253-4417 

Building Division 
(707) 253-4417 

Engineering & Conservation 
(707) 253-4417 

Environmental Health 
(707) 253-4471 

Parks & Open Space 
(707) 259-5933 



Dana Morrison 
Planner III 

Enclosures: Cultural Resources Survey 
Project plans 



DocuSign Envelope ID: F102C905-C826-4A18-A559-5D478FF9EACF 

March 10, 2023 

YOCHA DEHE 
CULTURAL RESOURCES 

Napa County - Planning, Building, & Environmental Services 
Attn: Dana Morrison, Planner III 
1195 Third Street., Suite 210 
Napa, CA 94559 

RE: Bonny's Vineyard 1555 Skellenger Ln Rutherford Project YD-04252022-04 

Dear Ms. Morrison: 

Thank you for your project notification letter dated, February 7, 2023, regarding cultural information 
on or near the proposed Bonny's Vineyard 1555 Skellenger Ln Rutherford Project, Napa County. We 
appreciate your effort to contact us. 

The Cultural Resources Department has reviewed the project and concluded that it is not within the 
aboriginal territories of the Yocha Dehe Wintun Nation. Therefore, we respectively decline any 
comment on this project. However, based on the information provided, please defer correspondence 
to the following: 

Middletown Rancheria 
Attn: Michael Riviera 
PO Box 1035 
Middletown, CA 95461 

Mishewal Wappo Tribe of Alexander Valley 
Attn: Scott Gadaldon 
2275 Silk Road 
Windsor, CA 95492 

Please refer to identification number YD- 04252022-04 in any future correspondence with Yocha 
Dehe Wintun Nation concerning this project. 

Thank you for providing us with this notice and the opportunity to comment. 

cc: Middletown Rancheria; Mishewal Wappo Tribe of Alexander Valley 

Yocha Dehe Wintun Nation 
PO Box I 8 Brooks, California 95606 p) 530. 796.3400 f) 530. 796.2 143 www.yochadehe.org 



Planning, Building & Environmental Services 

1195 Third Street, Suite 210 
Napa, CA 94559 

www.countyofnapa .org 

David Morrison 
Director 

A Tradition of Stewardship 
A Commitment to Service 

DATE: 
SUBJECT: 

NEW PROJECT SUBMITTAL COURTESY NOTICE 

April 22, 2022 
P22-00002; Bonny's Vineyard-New Winery Use Permit 
1555 Skellenger Lane; APN 030-200-080-000 

On January 7, 2022, the Napa County Planning Division received a request for a New Winery Use Permit. 
The property is located at 1555 Skellenger Lane and is zoned Agricultural Preserve (AP) . 

The request is for a new 30,000 gallon per year production winery on the existing 25.54 acre parcel. The 
proposed winery will consist of 9,572 square foot winery building with a 2,861 square foot covered pad. 
The winery proposes to have 6 full time employees, tours and tastings for a maximum of 45 visitors per 
day, 2 large events with a maximum of 150 visitors and 9 small events with a maximum of 80 visitors. 
All food will be prepared offsite by a catering company. Overflow event parking will be provided onsite 
as needed along the existing vineyard avenues. The property for which the project is proposed is owned 
by Meyer Family Enterprises/BJ Meyer Properties, LLC. The project sponsor is Cameron Pridmore of 
CMP Civil Engineering and Land Surveying Inc., who can be reached at phone number (707) 266-2559 
and email address cameron@cmpengineering.com. 

The Planning Division has commenced review and processing of the application referenced above. 
During that time, County Staff will work with the applicant on documenting and analyzing the project's 
potential to result in environmental impacts, as well as evaluating the project for consistency with the 
County General Plan, Zoning Code, and applicable ordinances. Once County Staff has completed review 
the proposal will be scheduled for a public hearing before the Planning Commission. If you have received 
this courtesy notice by direct mail from County Staff, you will be included in the mailing of the formal 
notice of public hearing to consider this application. 

Additional information about this proposed Winery Use Permit Major Modification is available for 
review at the Planning, Building and Environmental Services Department located on the second floor of 
the County Administration Building, 1195 Third Street, Napa. Information can also be viewed online at 
the Planning Division's current projects webpage: https://www.countyofnapa.org/2876/Current
Projects-Explorer. 

If you have any questions regarding the application or the process, please contact Dana Morrison, 
Planner ill, by telephone at (707) 253 4437 or by e-mail at dana.morrison@countyofnapa.org. 

Planning Division 
(707) 253-4417 

Building Division 
(707) 253-4417 

Engineering & Conservation 
(707) 253-4417 

Environmental Health 
(707) 253-4471 

Parks & Open Space 
(707) 259-5933 



A Tradition of Stewardship 
A Commitment to Service 

February 8, 2022 

Meyer Family Enterprises 
POBOX49 
Napa, Ca 94558 

Planning, Building & Environmental Services 

1195 Third Street, Suite 210 
Napa, CA 94559 

www.countyofnapa.org 

David Morrison 
Director 

Email: esther@mfenterprises.com 

Re: P22-00002; New Winery- Bonny's Vineyard (Meyer's Family Enterprises) 
1555 Skellenger Lane, Napa; APN 030-200-080-000 
Application Status Letter 

Dear Applicant: 

Thank you for your January 7, 2022 submittal of the referenced New Winery Use Permit 
application. An initial review of the subject application has been conducted. Upon review of your 
application staff has determined that your application is incomplete pursuant to Government Code 
Section 65943. The additional information listed below is needed to enable the County to continue with 
the review of your application. 

PROJECT REVIEW STATUS BY DIVISION. 

DIVISION REVIEW STATUS REVIEWERS NAME CONTACT INFO 
PLANNING SEE COMMENTS Dana Morrison (707) 253-4437 

BUILDING SEE COMMENTS Stacie Gutierrez (707) 299-1337 

ENGINEERING SEE COMMENTS Raulton Haye (707) 259-8179 

ENVHEALTH SEE COMMENTS Kim Withrow (707) 257-1075 

PUBLIC WORKS SEE COMMENTS Ahsan Kazmi, P.E. (707) 259-8370 

FIRE DEPARTMENT SEE COMMENTS Adam Mone (707) 299-1466 

CODE ENFORCEMENT NO COMMENTS Akenya Robinson-Webb (707) 253-4336 

Planning Division 
Please clarify or provide the following information: 

1. Needs a revised W AA which is more robust and which meets the County W AA criteria. 
a. For this project Tier II and Tier III applicability should be discussed as part of the overall 

Planning Division 
(707) 253-4417 

W AA. This is due to the draught and concerns regarding significant impacts to ground water 
resources. The W AA Tier II and Tier III Sections should discuss/provide evidence or 
rational as to why they are not required. The W AA did not clearly show the occurrence of 
wells within 500' of the existing site well; there does appear to be a well within 500 feet of 
the project's well (at the existing residence located to the east, across Conn Creek) . Similarly 
the W AA should discuss Tier III groundwater interference as the project well is within 
1500' of an identified blue line stream. The W AA can provide evidence and rational as to 

Building Division 
(707) 253-4417 

Engineering & Conservation 
(707) 253-4417 

Environmental Health 
(707) 253-4471 

Parks & Open Space 
(707) 259-5933 
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how the ground water depth of the existing well compared to the creek and demonstrate how 
there would not be interference; this should well documented and supported. If the well does 
have the potential to impact the creek then a Tier III W AA will need to be prepared. 

1. As noted earlier, the W AA and project Use Permit Report states that there are no 
off-site wells located within 500' . However, review of the permit history for the 
neighboring parcel (APN 030-200-019) shows that there is an existing well on this 
property, see image below. 

11. As such the project will require Tier II W AA analysis. 
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b . Project is also within 1500 feet of a surface water way Conn Creek, as such requires Tier III 
analysis, or discussion as to why the project well will not impact the waters. 

c. The W AA should also include a groundwater recharge analysis: recharge information of 
the project parcel showing water available annually for groundwater recharge, in both 
normal and dry precipitation years, taking into account such factors as annual 
precipitation, runoff, soil storage and evapotranspiration. 

1. Discussion of the anticipated recharge rates/characteristic of the larger drainage area 
( or watershed) that the project site lies within. 

11. Any available well performance data such as yield and recovery rates and 
characteristics, pump test date, or other well date that characterizes local 
groundwater characteristics. 

iii. A breakdown of existing and proposed groundwater uses and associated annual 
use amounts, including residential, winery, landscaping, and other agricultural 
uses. 

2. Please revise the site plan to clearly demarcate where marketing events will be held on site and 
where on-site consumption will occur. Please also specifically call out all outdoor areas intended 
for use under AB2004. 

P22-00002; Bonny's Vineyard - New Winery 
Application status letter, December 8, 2022 

Page 2 of 6 



3. Provide site photos, and site photo reference map. 

4. Provide a separate sheet of the 1st floor and 2nd floor plan demarcating which sections are dedicated 
for accessory use and which are dedicated to production (either by cross hatching, shading or color 
coding- please also provide a legend for clarity). 

a. Please be aware that all interior floor space (such as hallways or interior landings) will need 
to be either designated as production or accessory areas; they cannot be designated as 
'unused' . 

5. Please provide a Cultural Resource Study, there are two Archeological site noted as potentially 
occurring on site, there are also archaeological surveys on parcels across Conn Creek. As the 
project proposes ground disturbing activities within an area containing potential cultural 
resources, AB52 consultation will be initiated and a Cultural Resource Study will be required. 

6. As there is a residence located within 500' of the proposed winery and outdoor marketing/tasting 
is proposed, please provide a Noise Study. 

7. Please provide the Traffic Study noted as being required in the Memorandum of Assumptions 
provided. 

8. Revise Bio Study to clarify (based on the Tier III WAA analysis) that the proposed winery will not 
negatively impact water dependent sensitive species such as pond turtles, kites and hawks by 
reducing available habitat (as a result of water drawn down). Basically, provide justification on 
how the project will not impact water resources and thereby have no significant impact on the 
sensitive species identified in Bio Study as having the potential to occurring in the riparian 
corridor along Conn Creek. 

9. Please be aware that as staff prepares the environmental analysis, staff report, and associated 
work, you may be contacted for additional information for clarification purposes. 

Building Division 
1. The plans provided for Use Permit application do not provide enough information in sufficient 

detail to determine all code requirements. A complete and thorough plan review will be 
performed at the time an application is made for the required building, plumbing, mechanical, 
and electrical and any other construction permits required by other Napa County Agencies. The 
following comments are provided to make the applicant aware of what codes the applicant will 
be required to comply with, as well as issues that may need to be addressed prior/during the 
building permit application and review process. 

2. In accordance with the California Building Code, Chapter 1, Division 1, Section 1.1.9, which states, 
"only those standards approved by the California Building Standards Commission that are 
effective at the time of application for a building permit is submitted shall apply to the plans 
and specifications for, and to the construction under that permit". The codes adopted at this 
time are 2019 California Building Standards Codes, Title 24, part 2, Building volumes 1 & 2, part 3 
Electrical, part 4 Mechanical, part 5 Plumbing, part 6 Energy, part 9 Fire, and part 11 Green 
Buildings. 

P22-00002; Bonny's Vineyard- New Winery 
Application status letter, December 8, 2022 
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3. If there are any existing structures and/or buildings on the property that will need to be removed to 
accommodate construction activities a separate demolition permit will be required from the Napa 
County Building Division prior to the removal. Please note the applicant will be required to provide 
a "J" number from the Bay Area Quality Management District at the time the applicant applies for a 
demolition permit if applicable . 

4. The site and associated buildings are required to be accessible to persons with disabilities. This 
includes, but not limited to, a van accessible parking stall, accessible path of travel from the parking 
stall to all buildings and areas on the site that are available to employees and the public. 

5. There are administrative offices shown on the second floor. You will need to provide office space 
on the first floor to provide equal accommodations for accessibility since there is no elevator. 

6. Issues of compliance with the California Building Code, Title 24, will be addressed during the 
building permit application, review and approval process. If the applicant has any questions please 
have the applicant give me a call at (707) 299-1337. 

7. All plans and documents for commercial projects are required by California Law to be prepared 
and coordinated under the direction of a California Licensed Design Professional, such as an 
Architect and/or Engineer in accordance with California Business and Professions Code Chapter 
3, and the California Building Code, Chapter 1. 

Code Enforcement 
No Comments. 

Engineering Services 
l. The Napa County Road and Street Standards (NCRSS) requires a firetruck turnaround for 

driveways greater than 300 ft. in length. Please update planset to include an appropriately placed 
turnaround. 

2. A separate building permit will be required for the water tanks. Please annotate plans to state that 
the water tanks are under a separate permit. 

3. A Stormwater Control Report will be needed to accompany the Stormwater Control plan sheet 4. 

Environmental Health 
1. The small domestic water system must serve all domestic water uses on the parcel. We are trying 

to consolidate small domestic water systems not create new ones. Please update the water 
feasibility report to include all domestic uses on the parcel. 

2. Please update the wastewater feasibility report to include a narrative description of the proposed 
treatment and include enough detail to show it will comply with the Winery General Order -
General Waste Discharge Requirements for Winery Process Water. 

Fire Department 

P22-00002; Bonny's Vineyard - New Winery 
Application status letter, December 8, 2022 
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1. Please provide clarification as to the height of the stored barrels- top of stored items greater than 
12ft A.F.F. is considered "high-piled storage", which triggers additional requirements. 

2. The building as shown will require fire sprinklers, which will require a fire pump and hydrant. 
Please show the location of the fire hydrant, PIV and FDC in relation to the building and roadway. 

3. Please be advised that the water storage for the fire protection is subject to the requirements of 
2019 California Fire Code, appendix B section B105.3. Required water storage volumes may exceed 
the 30,000 gallons shown at the building permit stage. Please contact the Fire Marshal's Office if 
you would like additional information on calculating the required volumes. 

4. Comply with the Engineering Divisions Comments on the roadway. 

Public Works 
This memorandum is prepared at the request of Planning, Building, and Environmental Services 
(PBES) staff to assess if the Memorandum of Assumptions (MOA) for the Bonny's Vineyard Use 
Permit Major Modification Project, dated December 15, 2021 prepared by W-Trans is acceptable. The 
proposed traffic study will address the proposed major use permit modifications at the proposed new 
winery located at 1555 Skellinger Lane, (APN #030-200-080), in Napa County 

After careful evaluation the scope is acceptable. The following items should be noted for the report: 

1. Special Consideration for Data Collection: The County understands that data collection of 
roadway conditions may reflect low volumes dueto the Covid-19 Global Pandemic. The 
methodology proposed for factoring new counts to pre-pandemic conditions is acceptable. 

2. Traffic Impact Study Report elements should follow the Napa County TIS Guidelines, 
including, but not limited to, the following: 

a. Executive Summary 
b. Project Description-existing and proposed operations 
c. Site Plan 
d. Description of study roadways and bicycle, pedestrian and transit facilities. Any planned 

County or Caltrans improvements within the project vicinity. 
e. Traffic controls, turning movement counts, average daily traffic figures by scenarios. 
f. The following tables should be included, but not limited to, as part of the report: 

1. Trip Generation for existing and proposed annual and daily trips, showing the net 
added trips; 

ii. Trip Generation for existing and proposed peak hour trips, showing the net added 
trips; 

iii. Project scenarios Level of Service (LOS), and net change with plus Project scenarios. 
iv. Collision analysis table; 

g. Include traffic volume figures for all project scenarios 
h. Vehicle Miles Traveled (VMT) 
i. Transportation Demand Management (TDM) Plan 

P22-00002; Bonny's Vineyard - New Winery 
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Page 5 of 6 



j. Parking, including Bicycle Parking 
k. Site Access and On-site Circulation 
1. Sight Distance Analysis 
m. Collision Analysis 
n. Mitigations/Recommendations 
o. Conclusion 
p. Appendix with all raw data, County Trip Generation Worksheets, and detailed traffic 

analysis scenarios 

Please contact Ahsan Kazmi, P. E., Senior Traffic Engineer at Ahsan.Kazmi@coun tyofnapa .org 
or call (707) 259-8370 if you have any questions. 

Please be aware that this is an identification of information known to be necessary at this time to 
continue processing of your application. Further review of your project may necessitate the request for 
additional information, including supplemental reports in the event County staff determines that 
submitted reports have been prepared in a manner inconsistent with County protocol or otherwise 
inadequate for the purposes of application processing and evaluation under the California Environmental 
Quality Act (CEQA). 

Thank you in advance for providing the above material. Please insure that all revised plans, 
reports, or other resubmitted documents are clearly marked "revised" and dated. When you are ready to 
submit a full resubmittal responding to all comments and requests for additional information, please 
contact me for instructions on use of the Napa County File Sharing website. 

Please be advised that failure to provide the responsive information requested above, within 120 
days of the date of this letter, shall cause the application to be deemed "abandoned" in accordance with 
Section 401(b)(2) of Napa County's Local Procedures for Implementing the California Environmental 
Quality Act, unless the Planning Director grants a request for an extension to that deadline as also 
provided in the Procedures. Once an application is deemed abandoned, County staff will do no further 
work on the proposed project without submission of a new application and payment of new fees. 

You must be in compliance with the scope of your current entitlements at all times. While your 
application is in process you are not authorized to anything beyond your current entitlements. You should 
not begin the activities requested under this application until you receive approval. 

If you have any questions about this letter or other matters relating to your application, please feel 
free to contact me at (707) 253-4437 or by e-mail at dana.morrison@countyofnapa.org. 

Sincerely, 

o2Ycma- cJvGrriffJll 

Dana Morrison 
Planner ill 
CC: Project File 

Applicant 
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A Tradition of Stewardship 
. A Commitment to Service 

September 23, 2022 

Meyer's Family Enterprises 
POBox49 
Napa, CA 94558 

Planning, Building & Environmental Services 

1195 Third Street, Suite 210 
Napa, CA 94559 

www.countyofnapa.org 

David Morrison 
Director 

Re: P22-00002; Meyer's Family Enterprises - Bonny's Vineyard 
1555 Skellenger Lane, Napa; APN 030-200-080-000 

Application Status Letter 

Dear Applicant: 

Thank you for your August 15, 2022, resubmittal of application materials for the referenced New 
Winery Use Permit application. A review of the resubmittal material has been conducted. Upon review 
of your application staff has determined that your application is incomplete pursuant to Government 
Code Section 65943. The additional information listed below is needed to enable the County to continue 
with the review of your application. 

PROJECT REVIEW STATUS BY DIVISION. 

DIVISION REVIEW STATUS REVIEWERS NAME CONT ACT INFO 

PLANNING SEE COMMENTS DANA MORRISON (707) 253 4437 
BUILDING APPROVED - COAs STACIE GUTIERREZ (707) 299-1337 

PROVIDED 
CODE NO COMMENTS AKENY A ROBINSON-
ENFORCEMENT WEBB 
ENGINEERING APPROVED - COAs RAULTON HAYE (707) 253-4621 

PROVIDED 
ENVHEALTH AWAITING KIM WITHROW (707)251-1075 

COMMENTS 
FIRE DEPARTMENT APPROVED - COAs JASON DOWNS (707) 299- 1466 

PROVIDED 
PUBLIC WORKS APPROVED - COAs AHSAN SYED (707) 259-8370 

PROVIDED 

Planning Division 
Please clarify or provide the following information: 

1. Needs a revised VlAA 1whieh is more robust and which meets the County WAA criteria. 

Planning Division 
(707) 253-4417 

Building Division 
(707) 253-4417 

Engineering & Conservation 
(707) 253-4417 

Environmental Heal th 
(707) 253-4471 

Parks & Open Space 
(707) 259-5933 



a. For this project Tier II and Tier III applicability should be discussed as part of the overall 
WAA. This is due to the draught and concerns regardir.g significant impacts to ground 
,•,rater resources . The VI/AA Tier II and Tier III Sections should discuss/provide evidence or 
rational as to ,,,rhy they are not required. The JNl'n'\. did not dearly show the occurrence of 
wells within 500' of tke eJdsting site well; there does appear to be a ,vell v,rithin 500 feet of 
the project's 1,vell (at the eJdsting residence located to the east, across Conn Creek) . 
Similarly the WAA should discuss Tier III groundwater interference as the project well is 
v.rithir. 1500' of an identified blue line stream. The Wint\. can provide evidence and 
rational as to how the ground water depth of the eJEisting ·wdl compared to the creek and 
demonstrate how there would not be interference; this should well documeftted afl:d 
supported. If the well does have the potential to impact the creek fr.en a Tier III VI/AA will 
need to be prepared. 

i. /,._s noted earlier, the WAl',._ and project Use Permit Report states that there are no 
off site wells located within 500'. However, review of the permit history for the 
Heighboring parcel (APN: 030 200 019) shows that there is an eJ<isting well on this 
property, see image below. 

ii. ,A,._s sueh the project ·will require Tier II J/t/AA analysis. 

b. Project is also ·.vithiH 1500 feet of a surface water 1,vay, Conn Creek, as such requires Tier 
III aHalysis, or discussion as to why the project well ·.vill Hot impact the waters. 

[Addressed, project is not increasing water use with addition of new winery use, as such Tier 
II and Tier III WAA are not applicable. WAA updated to reflect new water use criteria and 
discusses inapplicability of Tier II and Tier III] 

2. Please revise the site plan to clearly demarcate where marketing events will be held on site and 
where on-site consumption will occur. Please also call out the outdoor areas intended for use 
under AB2004. 

Response: while I do see the AB2004 on-site consumption areas called out, I do not see 
anything on the plans indicating where marketing events will occur. 

3. Provide site photos, and site photo reference map. [Addressed, photos have been provided] 

4. Provide a separate sheet of the 1/;l floor and 2"'4 floor plan demarcati.---,g which sections are 
dedicated for accessory use ar.d which are dedicated to production (either by cross hatchiHg, 
shading or color coding please also provide a legend for clarity). 

a. Please be aware fr.at all interior floor space (such as halhvays or interior landings) will 
Heed to be either designated as productioft or accessory areas; they cannot be desigHated 
as 'uftused'. Walls can be eJccluded but rather thar. calculatiHg their square footage it 
might provide better clarity to have gross and Het square footage ealeulatioHs. [Addressed, 
plans revised accordingly] 

5. Please provide a Cultural Resource Study, there are h•rn Archeological site noted as poteHtially 
occurrir.g Oft site, there are also arch. Surveys on parcels across Conn Creek. As the project 
proposes grouftd disturbing activities vvithin an area containing potential cultural resources, 
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AB52 consultation will be initiated and a Cultural Resource Study will be required. [Addressed, 
cultural resource study provided] 

6. As there is a residence located within 500' of tke proposed :s;vinery and outdoor marketing/tasting 
is proposed, please provide a Noise Study. [Addressed, noise study provided] 

7. Please provide the Traffic Study noted as being required in the Memorandum of Assumptions 
provided. [Addressed, Traffic Study provided] 

8. Revise Bio Study to clarify (based on the Tier III 1,VAl'i analysis) that the proposed winery will not 
negatively impact water dependent sensitive species such as pond turtles, kites and hawks by 
reducing available habitat (as a result of 1,vater drawn dm•m). Basically, just provide justification 
on how the project ·will not impact water resources and thereby have no significant impact on the 
sensitive species identified as having the potential to occurring in the riparian corridor along 
Conn Creek [Not applicable, as noted by applicant project does not result in an increase in water, 
actually a slight reduction in water use and existing creek setbacks are adequate and Bio Report 
covers sensitive species analysis] 

9. As staff prepares the environmental analysis, staff report, and associated work, you may be 
contacted for additional information for clarification purposes. [Acknowledged by applicant] 

10. Please rovide how many acres of vines will be removed as a result of the project? 

11. Please provide a colors and materials board, a physical one, that will be taken to the Planning 
Commission and presented during the public hearing. 

12. General Note: 

a. WELO and a landscape plan will be required as a Condition of Approval for the project 
for the proposed planting area. 

Building Division 
APPROVED - RECOMMENDED CONDITIONS OF APPROVAL PROVIDED BELOW: 

1. The plans provided for Use Permit application do not provide enough information in 
sufficient detail to determine all code requirements. A complete and thorough plan review 
will be performed at the time an application is made for the required building, plumbing, 
mechanical, and electrical and any other construction permits required by other Napa County 
Agencies. The following comments are provided to make the applicant aware of what codes 
the applicant will be required to comply with, as well as issues that may need to be addressed 
prior/during the building permit application and review process. 

2. In accordance with the California Building Code, Chapter 1, Division 1, Section 1.1.9, which 
states, "only those standards approved by the California Building Standards Commission that 
are effective at the time of application for a building permit is submitted shall apply to the 
plans and specifications for, and to the construction under that permit". The codes adopted at 
this time are 2019 California Building Standards Codes, Title 24, part 2, Building volumes 1 & 2, 
part 3 Electrical, part 4 Mechanical, part 5 Plumbing, part 6 Energy, part 9 Fire, and part 11 Green 
Buildings. 
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3. If there are any existing structures and/or buildings on the property that will need to be removed 
to accommodate construction activities a separate demolition permit will be required from the 
Napa County Building Division prior to the removal. Please note the applicant will be required to 
provide ~ "J" number from the Bay Area Quality Management District at the time the applicant 
applies for a demolition permit if applicable. 

4. The site and associated buildings are required to be accessible to persons with disabilities. This 
includes, but not limited to, a van accessible parking stall, accessible path of travel from the parking 
stall to all buildings and areas on the site that are available to employees and the public. 

5. There are administrative offices shown on the second floor. You will need to provide office space 
on the first floor to provide equal accommodations for accessibility since there is no elevator. 

6. Issues of compliance with the California Building Code, Title 24, will be addressed during the 
building permit application, review and approval process. If the applicant has any questions please 
have the applicant give me a call at (707) 299-1337. 

7. All plans and documents for commercial projects are required by California Law to be prepared 
and coordinated under the direction of a California Licensed Design Professional, such as an 
Architect and/or Engineer in accordance with California Business and Professions Code Chapter 
3, and the California Building Code, Chapter 1. 

Code Enforcement 
NO COMMENTS. 

Engineering Services 
APPROVED - RECOMMENDED CONDITIONS OF APPROVAL PROVIDED BELOW: 

OPERATIONAL CHARACTERISTICS 
1. The facility is designated as a discharger that discharges stormwater associated with industrial 

activity to waters of the United States. Therefore, the facility shall maintain or apply for coverage 
under the State Water Resources Control Board's Industrial General Permit (IGP), including 
meeting all applicable provision and protocols of the IGP. If the facility fails to meet the discharge 
prohibitions of the IGP, Napa County may require the facility to make the necessary 
improvements to eliminate all exposures to stormwater of the pollutant(s) for which the water 
body is impaired. 

PREREQUISITES FOR ISSUANCE OF PERMITS 
2. Any roadway, access driveway, and parking areas, proposed new or reconstructed shall meet the 

requirements as outlined in the latest edition of the Napa County Road & Street Standards for 
Commercial development at the time of use permit approval. The property owner shall obtain a 
grading permit for all proposed roadway improvements. 
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3. All on site civil improvements including but not limited to the excavation, fill, general grading, 
drainage, curb, gutter, surface drainage, storm drainage, parking and drive isles, shall be 
constructed according to plans prepared by a registered civil engineer, which will be reviewed 
and approved by the Engineering Division of the Napa County Planning, Building, and 
Environmental Services Department (PBES) prior to the commencement of any on .site land 
preparation or construction. Plans shall be wet signed and submitted with the building and/or 
grading permit documents at the time of permit application. A plan check fee will apply. 

4. Grading and drainage improvements shall be constructed according to the current Napa County 
Road and Street Standards, Chapter 16.28 of the Napa County Code, and Appendix J of the 
California Building Code 

5. Prior to issuance of a building permit the owner shall submit the necessary documents for 
Erosion Control as determined by the area of disturbance of the proposed development in 
accordance with the Napa Countywide Stormwater Pollution Prevention program Erosion and 
Sediment Control Plan Guidance for Applicant and Review Staff dated December 2014. 

6. Prior to issuance of a building permit the owner shall prepare a Stormwater Control Plan (SCP) 
in accordance with the latest edition of the BASMAA Post-Construction Manual for review and 
approval by the Engineering Division in PBES. 

7. Prior to issuance of a building permit, an Operation and Maintenance Plan shall be submitted 
and tentatively approved by the Engineering Division in PBES. Before final occupancy the 
property owner must legally record the "Operation and Maintenance Agreement", approved by 
the Engineering Division in PBES. 

8. No person shall deposit or remove any material, excavate, construct, install, alter or remove any 
structure within, upon or across a Special Flood Hazard Area, nor otherwise alter the hydraulic 
characteristics of a Special Flood Hazard Area without first obtaining a floodplain permit 
pursuant to Chapter 16.04 of the Napa County Code and in conformance with county Code and 
44 CFR Section 60.3. 

PREREQUISITES FOR TEMPORARY CERTIFICATE OF OCCUPANCY 
9. All roadway improvements shall be completed prior to execution of any new entitlements 

approved under this Use Permit.** If no temporary occupancy is requested, then this becomes a 
requirement prior to final occupancy. 

PREREQUISITES FOR FINAL CERTIFICATION OF OCCUPANCY 
10. Site shall be completely stabilized to the satisfaction of the County Engineer prior to Final 

Occupancy. 

Any changes in use may necessitate additional conditions for approval. 
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If you have any questions regarding the above items, please contact Raulton Haye from Napa County 
Planning, Building, and Environmental Services Department, Engineering Division, at (707)253-4621 
or by email at Rauton .Haye@countyofn apa.org. 

Environmental Health 
1. The small domestic water system must serve all domestic water uses on the parcel. We are trying 

to consolidate small domestic water systems not create new ones. Please u date the water 
feasibility report to include all domestic uses on the parcel. 

2. Please update the wastewater feasibility report to include a narrative description of the proposed 
treatment and include enough detail to show it will comply with the Winery General Order -
General Waste Discharge Requirements for Winery Process Water. 

Fire Department 
APPROVED - RECOJ\.1MENDED CONDITIONS OF APPROVAL PROVIDED BELOW: 

The Napa County Fire Marshal's Office has reviewed the submittal package for the proposed project 
above. The Fire Marshal approves the project as submitted with the following CONDITIONS OF 
APPROVAL: 

1. All construction and use of the facility shall comply with all applicable standards, regulations, 
codes, and ordinances at the time of Building Permit issuance. 

2. Beneficial occupancy will not be granted until all fire department fire and life safety items have 
been installed, tested, and finalized . 

3. Where conditions listed in 2019 California Fire Code Section 105.7 are proposed, separate permits 
will be required prior to Building Permit issuance for: 

a. Automatic fire-extinguishing systems 
b. Fire alarm detection systems and related equipment 
c. Fire pumps and related equipment 
d. Private fire hydrants 

4. All buildings, facilities, and developments shall be accessible to fire department apparatus by 
way of approved access roadways and/or driveways. The fire access road shall comply with the 
requirements of the Napa County Road & Street Standards 

5. Access roads shall be designed and maintained to support the imposed loads of fire apparatus 
and shall be surfaced to provide all-weather driving capabilities. Provide an engineered analysis 
of the proposed roadway noting its ability to support apparatus weighing 75,000 lbs. 

6. Provide fire department access roads within 150 feet of any exterior portion of the buildings as 
measured by an approved route around the exterior of the building or facility . 

7. Roadways shall be a minimum of 20 feet in width with a 2-foot shoulder and 15-foot vertical 
clearance. 
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8. Turnouts shall be a minimum of 12 feet in width, 30 feet in length, and a 25-foot taper on each 
end. 

9. Ro~dway radius shall not.have an inside radius 9f fewer than 50 feet. A:n additional surface wi.dth 
of 4 feet shall be added to curves of 50-100 feet radius and 2 feet to curves of 100-200 feet radius. 

10. Gates for driveways and/or roadways shall comply with the California Fire Code, section 503.5, 
and the Napa County Road & Street Standards and CA Fire Safe Regulations for projects within 
SRA. 

11. Commercial- Water storage (for buildings not served by a public water system) and fire flow 
calculations shall be provided by a Certified State Licensed Civil Engineer, C-16 licensed 
contractor, or registered engineer indicating compliance with California Fire Code Appendix B 
and the Napa County Municipal Code. 

12. Commercial- Approved steamer hydrants shall be installed within 250 feet of any exterior 
portion of the building as measured along vehicular access roads. Private fire service mains shall 
be installed, tested, and maintained per NFP A 24. 

13. Commercial- Fire Department Connections (FDC) for automatic sprinkler systems shall be 
located fully visible and recognizable from the street or fire apparatus access roads. FDC shall be 
located within 50 feet of an approved fire hydrant. 

14. Commercial- The minimum main size of all fire hydrants shall be 6 inches in diameter. Piping 
shall be installed with C-900 class 200 piping or ductile iron or equivalent per NFP A 24 for the 
installation of Underground Fire Protection Mains 

15. An automatic fire sprinkler system shall be installed in accordance with provisions set forth in the 
California Fire Code as amended by the County of Napa and the applicable National Fire 
Protection Association Standard. Automatic fire sprinkler systems shall be designed by a fire 
protection engineer or C-16 licensed contractor. 

16. All buildings shall comply with California Fire Code, Chapter 10 Means of Egress Requirements. 
Including but not limited to; exit signs, exit doors, exit hardware, and exit illumination. 

17. Provide 100 feet of defensible space around all structures. 

18. Provide 10 feet of defensible space for fire hazard reduction on both sides of all roadways of the 
facility. 

Please note that the comments noted above are based on a Fire Marshal review only. There may be 
additional comments or information requested from other County Departments or Divisions reviewing this 
application submittal package. Napa County Fire Marshal's Office Development Guidelines can be found@ 
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www.countyofnapa.org/firemarshal. Should you have any questions for me, please contact me at (707) 299-

1467 or by email at iason .downs@countl{ofnapa.org. 

Public Works 
This memorandum is prepared at the request of Planning, Building, and Environmental Services (PBES) 
staff to assess if the Draft Transportation Impact Study (TIS) prepared by W-Trans, dated July 1, 2022, 
related to the use permit application #P22-00002, for the Bonny's Vineyard located at 1555 Skellenger 
Lane (APN 030-200-080), sufficiently addresses the proposed major use permit modifications and 
comments provided in the February 7, 2022 memo by the Department of Public Works on the 
Memorandum of Assumptions (MOA). 

After careful evaluation and review of the documents, we believe that the Draft TIS report dated July 1, 
2022 provides sufficient information to develop conditions of approval for the project. However, the 
following corrections shall be made to the Draft TIS Report before finalizing the report: 

• Page 15 - Small Project Screening- 3rd paragraph says". The project includes events that are not 
accounted in the trip generation form" . Explain why special events were not considered in the 
Trip Generation. 

• Figure 3, 4 and 5 - Redraw Intersection 1, 2 and 3 to show the correct directions of movements 
and volumes. Label the legs of the intersection with appropriate street names to remove any 
confusion. 

• Page 35 - Conclusions - 10th bullet mentions that " .... the project would cause delay to increase 
by less than five seconds ... ", however Table 12 shows the delay is increased at this intersection 
by almost 20 seconds by the project. Please revise the conclusion accordingly and suggest 
additional mitigations to decrease delay for EB Skellenger Lane approach. 

The Department of Public Works established the following CONDITIONS OF APPROVAL related 
to the Use Permit Application Number P22-00002: 

Improvements 
I. At the Silverado Trail/Skellenger Lane intersection, an acceleration lane shall be striped in the 

northbound direction leaving the intersection. 

Project Driveway 
2. Driveway access to the public right-of-way must conform to the latest edition of the Napa County 

Road and Street Standards. All driveways shall have STOP sign and STOP pavement message 
entering Skellenger Lane. The project driveway shall be a minimum of 20 feet wide with one-foot 
shoulder on each side. Furthermore, the proposed site circulation and access design shall meet the 
County design criteria, including the width of the drive aisles and turning radii. 

Landscaping Maintenance 
3. Landscaping adjacent to the project driveway shall be designed and maintained to not interfere 

with sight lines required for safe stopping distance on the public right-of-way. No items that are 
wider than 18 inches can be taller than 30 inches other than street trees and traffic control devices. 
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Street trees should be deciduous and have branches lower than 6 feet in height removed once the 
tree is established. 

Bicycle Racks 
4. The applicant .shall provide a minimllm of ten bicycle racks .at the project site for bi~ycle riders. 

Shower amenities shall be provided on-site. 

Transportation Demand Management 
5. The project/applicant shall implement the following TDM measures. Measures are subject to 

revision upon annual review with County Staff: 
a. The Vineyard will appoint a staff person designated as the TOM Progr_am coordinator. 

The role of the coordinator will be to facilitate employees reducing solo-vehicle 
commuting and to report to County staff on January 15th of each year (annual basis) on 
the status of the strategies implemented. It is important to continually monitor and adjust 
the TDM Program. 

b. Financial incentives should be provided for employees to participate in carpools and 
vanpools. 

c. Electric car charging stations should be provided to serve employees and guests. 
d. Bicycle racks and storage areas should be provided for the Winery employees and guests. 
e. Employee work hours should be staggered to the extent possible in order to avoid 

congestion during the peak traffic hours. 
f. Remote location and work-at-home opportunities should be offered to the extent possible. 
g. Deliveries should be scheduled, to the extent possible, during times that avoid peak hour 

traffic on State Lane. 
h. The Vineyard needs to enroll in "Napa Valley Forward," a program aimed at reducing 

traffic along major roads in the Napa Valley. This should be accomplished by the 
promotion of carpooling, vanpooling, bicycle commuting and the use of public transit 
systems as available. 

i. The Vineyard needs to enroll in the "Bay Area Commuter Benefits Program," where 
employees report their carpooling activities and receive company-paid subsidies. 

j. The Vineyard shall prepare an Annual Performance Review and provide to Napa County. 
k. Bicycle parking spaces shall be provided as per the Napa County Municipal Code 

18.110.040. 
1. There shall be no parking within the public right-of-way that is associated with any of the 

Vineyard special event activities. All parking shall be accommodated on-site or shuttles 
shall be provided from off-site legal parking areas. 

Directional Signage 
6. From the site exit, directional signs to Silverado Trail and Rutherford Rd. for outbound traffic 

shall be installed. 

Parking 
7. Applicant shall provide overflow parking areas for a minimum of 45 vehicles to accommodate the 

anticipated peak parking demand during 150-person events. 
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Encroachment Permit Requirement 
8. An encroachment permit along with the required fee and a proposed traffic control plan will be 

required for the construction of any improvements within public right of way. Please contact the 
Roads office at (707) 944-0196 to initiate the encroachment permit process. More information on 
these is available at our website: http://www.countyofnapa.org/publicworks/roads/ 

Please contact Ahsan Kazmi at Ahsan.Kazmi@countyofnapa .org or call (707) 259-8370 if you have 
questions or need additional information. 

Please be aware that this is an identification of information known to be necessary at this time to 
continue processing of your application. Further review of your project may necessitate the request for 
additional information, including supplemental reports in the event County staff determines that 
submitted reports have been prepared in a manner inconsistent with County protocol or otherwise 
inadequate for the purposes of application processing and evaluation under the California 
Environmental Quality Act (CEQA). 

Thank you in advance for providing the above material. Please insure that all revised plans, reports, or 
other resubmitted documents are clearly marked "revised" and dated. When you are ready to submit a 
full resubmittal responding to all comments and requests for additional information, please contact me 
for instructions on use of the Napa County File Sharing website. 

Please be advised that failure to provide the responsive information requested above, within 120 days of 
the date of this letter, shall cause the application to be deemed "abandoned" in accordance with Section 
401(b)(2) of Napa County's Local Procedures for Implementing the California Environmental Quality 
Act, unless the Planning Director grants a request for an extension to that deadline as also provided in 
the Procedures. Once an application is deemed abandoned, County staff will do no further work on the 
proposed project without submission of a new application and payment of new fees . 

You must be in compliance with the scope of your current entitlements at all times. While your 
application is in process you are not authorized to anything beyond your current entitlements. You 
should not begin the activities requested under this application until you receive approval. 

If you have any questions about this letter or other matters relating to your application, please feel free to 
contact me at (707) 253 4437 or by e-mail at dana.morrison@countyofnapa.org. 

Sincerely, 

~Ub ~r-iJ(l,J1, 

Dana Morrison 
Planner ill 
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Attachments 
CC: Project File 

Project Applicant 
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From: 
To: 
Cc: 
Subject: 
Date: 
Attachments: 

Matt Dexter 
Morrison. Dana 
Cameron Pridmore 
RE: Bonny"s water use 
Monday, October 28, 2024 3:53:24 PM 
imaqe00 l.ong 

[External Email - Use Caution] 

Hi Dana, 

I just confirmed with the owner that she'll be sourcing 100% of grapes from the estate. 

I've requested an updated mailing list and will let you know once I've received and 
uploaded it. 

Thanks, 

Matt Dexter, PE 
CMP Civil Engineering & Land Surveying Inc 
(707) 266-2559 

From: Morrison, Dana 

Sent: Monday, October 28, 2024 2:00 PM 

To: Matt Dexter <matt@cmpengineering.com> 

Cc: Cameron Pridmore <cameron@cmpengineering.com> 

Subject: RE : Bonny's water use 

Hey Matt, 

You provided one already, but it is from a 2022 and might have changed . Could you provide an 

updated one? The Cloud link from earlier should still be active (if not, please let me know). 

https ://pbes. clou d/index. php/s / i jO j EAl<3qs2Y9 mc 

Also, I know that the project will meet the 75% grape sourcing requirements as noted in the 

Use Permit application. However, as part of the Winery Comparison Table the County 

prepares with the staff report, could you let me know if 100% of the grapes processed will be 

from on-site estate grapes? If not 100% estate grates, could you provide details on where 

additional grapes will be sourced, and the commensurate gallonage? 

Much appreciated, 

Dana Morrison (she I her I hers) 
Supervising Planner - Conservation 
Planning. Building. & Environmental Services 
Napa County 

Phone: 707-253-4437 



A Tradi tion o! Sle\~.irdship 1195 Third Street, Suite 210 
A Cornmltmc111 to Si;r,,. lcc Napa, CA 94559 

From: Matt Dexter <matt@cmoenginee ri ng.com> 

Sent: Monday, October 28, 2024 1:29 PM 

To: Morrison, Dana <dana.morrison@coun tvofnapa.org> 

Cc: Cameron Pridmore <ca meron@cm oengineering.com> 

Subject: RE: Bonny's water use 

[External Email - Use Caution] 

Hi Dana, 

Do you need a mailing list for this project or did we provide one already? 

Thanks, 

Matt Dexter, PE 
CMP Civil Engineering & Land Surveying Inc 
(707) 266-2559 

From: Morrison, Dana 

Sent: Monday, October 28, 2024 9:30 AM 

To: Matt Dexter <matt@cmpenginee 1·ing.com> 

Cc: Cameron Pridmore <cameron@cmpengineeri ne: .com> 

Subject: RE: Bonny's water use 

Thank you! 

From: Matt Dexter <matt@cmpengin eering.com> 

Sent: Monday, October 28, 2024 9:29 AM 

To: Morrison, Dana <dana.morrison@countyofnapa .org> 

Cc: Cameron Pridmore <cameron@cmoe ngineering.com> 

Subject: RE: Bonny's water use 



[External Email - Use Caution] 

Hi Dana, 

Well #1 will continue to serve the existing vineyard irrigation in it's current capacity, as well 
as the new winery. 

Thanks, 

Matt Dexter, PE 
CMP Civil Engineering & Land Surveying Inc 
(707) 266-2559 

From: Morrison, Dana 

Sent: Monday, October 28, 2024 9:27 AM 
To: Matt Dexter <matt@cmoen gineering.com> 

Subject: Bonny's water use 

Hey Matt, 

Per the WAA well #1 currently serves as the existing vineyard irrigation, and is proposed to 

serve the winery. Will well 1 continue to be used for vineyard irrigation AND serve the winery? 

Or will well 1 be dedicated to the winery, and irrigation to vineyard will occur using well 2 and 3 

as well as winery process waste water? 

I just want to make sure I am describing the future scenario properly in the Staff Report and IS. 

Thanks! 

Dana Morrison (s lle I Iler f l1e1·s) 
SupeNising Planner - ConseNation 
Planning, Building, & Environmental SeNices 
Napa County 

Phone: 707-253-4437 

A Tradi tion ot Str.warct;;llip 1195 Third Street, Suite 210 
A Cornmilmerlt to Ser•,lc~ Napa, CA 94559 

.countyofnapa.org 



From: 
To: 
Cc: 
Subject: 

Date: 
Attachments: 

Matt Dexter 
Morrison. Dana: Haye. Raulton 
Cameron Pridmore 
RE: Napa County Well Permit Standards and Public Trust Doctrine (Bonny"s Vineyard New Winery Use Permit -
P22-00002) 
Thursday, September 19, 2024 9:10:58 AM 

imaaeoo1.ong 
imaaeoo2.png 

[External Email - Use Caution] 

Good morning Dana, 

Thanks for the quick response. We'll look forward to receiving the IS and Staff Report when 
they're available. and we'll advise the owner to reengage with her neighbors in anticipation 
of a hearing. 

Thanks. 

Matt Dexter, PE 
CMP Civil Engineering & Land Surveying Inc 
(707) 266-2559 

From: Morrison, Dana 

Sent: Thursday, September 19, 2024 7:54 AM 

To: Matt Dexter <matt@cmpengineering.com>; Haye, Raulton <raulton.haye@countyofnapa.org> 

Cc: Cameron Pridmore <cameron@cmpengineering.com> 

Subject: RE: Napa County Well Permit Standards and Public Trust Doctrine (Bonny's Vineyard New 

Winery Use Permit - P22-00002) 

Morning Matt, 

No, I believe the only remaining item that needed to be addressed. I am waiting on the Memo from 

Raulton and COAs from EH, however, I will be working to get the IS and Staff Report updated, and 

get the item scheduled for hearing. I would anticipate going to hearing somewhere around the turn 

of New Year. As we gear up for the hearing, I cannot encourage you and the property owner enough 

to do some outreach to the local neighborhood; getting neighborhood support or at least 

acceptance of the proposed project goes a long way. So, please keep that in mind. 

I will let you know if the Managers and Coco review of the documents triggers any additional 

clarification or informational needs. 

Please do not hesitate to reach out if you have any questions. 

Regards, 

Dana Morrison (she I her I hers) 
upervising Planner - Conservation 

Planning. Building. & Environmental Services 
Napa County 

Phone: 707-253-4437 



A Tr,,di tion of StP.\'1ar~ship 1195 Third Street, Suite 210 
A Commitm,;111 to Ser•,icc Napa, CA 94559 

From: Matt Dexter <matt@cmpengineering.com> 

Sent: Wednesday, September 18, 2024 3:02 PM 

To: Haye, Raulton <rau lton .haye@cou ntyofnapa .org>; Morrison, Dana 

<dan a. morrison@cou ntyofn apa .org> 

Cc: Cameron Pridmore <cameron@cmpengineering .com> 

Subject: RE: Napa County Well Permit Standards and Public Trust Doctrine (Bonny's Vineyard New 

Winery Use Permit - P22-00002) 
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Hi Dana, 

I spoke to Raulton on 9/4 regarding the WM and he indicated that we've satisfied his 
concerns. Are there any additional comments we need to address at this time? 

Thanks, 

Matt Dexter, PE 
CMP Civil Engineering & Land Surveying Inc 
(707) 266-2559 

From: Matt Dexter 

Sent: Wednesday, September 04, 2024 9:38 AM 

To: Haye, Raulton <rau lton.haye@cou ntyofnapa.org>; Morrison, Dana 

<dana . morri son@cou ntyofn apa .org> 

Cc: Cameron Pridmore <cameron@ cmpengineering.com> 

Subject: RE : Napa County Well Permit Standards and Public Trust Doctrine (Bonny's Vineyard New 

Winery Use Permit - P22-00002) 

Hi Raulton, 

Thanks for the quick response. I find the WM Guidance Document's approach of 
estimating Domestic & Landscape water use based solely on permitted wine production to 



be wildly inaccurate, as it doesn't account for any specific characteristics of the winery site, 
number of employees, visitors, planting areas, etc. One could imagine a 3,000,000 gallon 
per year production facility with no tasting room might have very little or no landscaping, yet 
a 20,000 gallon high-end winery focused on providing a comfortable tasting experience 
might have over an acre of decorative landscaping with irrigation. Obviously we take a 
much more scientific project-specific approach to estimating both domestic and landscape 
water use. 

We follow typical industry-accepted means of calculating irrigation needs based on project
specific conditions. The variable inputs and resulting calculation is described below: 

Reference Evapotranspiration (ETo) - This is the rate of evapotranspiration for grass at the 
location of the project. In other words, this is the amount of water grass would require in a 
typical year at the project site. In this case it's 49.2 inches/year, based on data from the 
Irrigation Training and Research Center (ITRC), Cal Poly. 

Plant Factor (PF) - This is a unitless factor that adjusts the amount of water required for 
plants other than grass. Per the Model Water Efficient Landscape Ordinance, California 
Dept of Water Resources, plant factors range from 1.0 for Lawn down to 0.05 for Very Low 
Water Use. For this project we assumed two landscape areas, one with Moderate Water 
Use (PF=0.5) and the other with Low Water Use (PF=0.2). 

Crop Evapotranspiration (ETc) - This is the rate of evapotranspiration for the proposed 
landscape area(s) . In other words, the amount of water required for the proposed plantings. 
ETc = ETo X PF 

Precipitation (P) - This is the amount of rainfall the project site receives. In this case we 
used the long-term stable PRISM data. 

Landscape Area (LA) - This is the area being irrigated. For this project, based on the 
proposed site plan, we assumed two landscape area of 2,500 square feet each . 

Distribution Unifomity (DU) - This is a unitless factor that accounts for the ability of the 
specific irrigation system to apply irrigation water uniformly. In this case we used 0.85, 
which is typical for the type of drip irrigation systems commonly used in modern water
efficient landscapes. 

Irrigation Needed (IN) - This is the volume of irrigation water needed for a particular area. 
IN = (ETc - P) x LA/ DU 

The above Irrigation Needed (IN) calculation is performed on a monthly basis to account for 
the typical distribution of rainfall versus plant water needs. In other words, this accounts for 
months of high rainfall and low plant growth (eg : January) and periods of low rainfall and 
high plant growth (eg: June). The monthly IN values are summed to provide an annual IN 
value for use in the WAA. 

Please let me know if you have futher questions or would like to discuss further. I'm happy 
to jump on a call if that would help clarify anything further. 



Thanks, 

Matt Dexter, PE 
CMP Civil Engineering & Land Surveying Inc 
(707) 266-2559 

From: Haye, Raulton 

Sent: Wednesday, September 04, 2024 8:03 AM 

To: Matt Dexter <matt@cm pengineering.com>; Morrison, Dana 

<dan a. morri son@cou ntyofn apa .org> 

Cc: Cameron Pridmore <cameron@cmpengineering.com> 

Subject: RE : Napa County Well Permit Standards and Public Trust Doctrine (Bonny's Vineyard New 

Winery Use Permit - P22-00002) 

Good morning Matt, 

I completed my review of the latest WAA dated August 8 2024. The derivation for the proposed 

water use for the process water and domestic, employee & visitation was clear and 

acceptable. I am just trying to decipher how the water use for the landscaping was 

determined . The proposed yearly use for landscaping, as presented in the water use 

calculations is 36564 gal, could you please clarify how this number was calculated. 

Thanks, 

Raulton 

From: Matt Dexter <matt@cm pengineering.com> 

Sent: Tuesday, September 3, 2024 2:01 PM 

To: Morrison, Dana <dan a.morrison@countyofna pa.org>; Haye, Raulton 

<rau I ton .haye@countyofn apa .org> 

Cc: Cameron Pridmore <cameron @cmpengineering.com> 

Subject: RE : Napa County Well Permit Standards and Public Trust Doctrine (Bonny's Vineyard New 

Winery Use Permit - P22-00002) 
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Hi Dana and Raulton, 

Cameron had a phone call with Patrick Ryan this afternoon to discuss a couple projects, 
one of which was Bonny's Vineyard and the WAA. Ultimately, it sounds like ther~ might 
have been some confusion at the County and the most-recent WAA might not have been 
reviewed. I'm attaching the latest WAA that was uploaded last month. The comments below 
are specifically addressed on pages 4 & 9. Please review and let me know if there are 
additional questions or comments. 



Thanks, 

Matt Dexter, PE 
CMP Civil Engineering & Land Surveying Inc 
(707) 266-2559 

From: Morrison, Dana 

Sent: Friday, August 30, 2024 5:01 PM 

To: Matt Dexter <matt @cmpengineering.com>; Cameron Pridmore 

<cameron@cmpengineering.com> 

Cc: Haye, Raulton <raulton .haye@countyofnapa .org> 

Subject: RE: Napa County Well Permit Standards and Public Trust Doctrine (Bonny's Vineyard New 

Winery Use Permit - P22-00002) 

Afternoon Matt, 

Conservation and Engineering Staff have reviewed the revised WAA. 

Staff had the following comments on the WAA: 

1. The water use, as presented in the WAA report, shows usages 0.46 AF/yr and 0.11 

AF/yr for process water and landscaping respectively. The 2015 Water Availabity 

Analysis (WAA) guidance document allocates usage of 2.15 acre-feet per 100,000 gal 

of wine for process water and 0.5 acre-feet per 100,000 gal of wine for landscaping. 

For the proposed 30,000 gal/yr winery the usage for process water would therefore be 
(30,000/100,00)*2.15= 0.65 AF/yr. Similarly, the usage for landscaping computes to 

0.15 AF/yr. These water usages, as determined from the 2015 W AA guidance 

document, demonstrate a 0.04 AF/yr. increase in water use for the proposed winery. 
Using the WAA guidance document, please revise the water use calculations to 

demonstrate no net increase. If there is an increase, Tiers 2 &3 analyses will be 

required. 

If you have any questions please do not hesitate to reach out if you have any questions or would like 

to discuss (however, please be aware that Monday, September 2 is a County Holiday and our offices 

will not be open). 

Regards, 

Dana Morrison (she I her I hers) 
Supervising Planner - Conservation 
Planning, Building, & Environmental Services 
Napa County 

Phone: 707-253-4437 

A Tredition 01 Stewardship 1195 Third Street, Suite 210 
A Commi tment to Servlc-0 Napa, CA 94559 



From: Matt Dexter <matt@cmpengineering.com> 

Sent: Thursday, August 8, 2024 1:04 PM 

To: Morrison, Dana <dana.morrison @countyo fnapa .org> 

Cc: Cameron Pridmore <cameron @cmpengineering.com> 

Subject: RE : Napa County Well Permit Standards and Public Trust Doctrine (Bonny's Vineyard New 

Winery Use Permit - P22-00002} 
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Great! Thanks 

Matt Dexter, PE 
CMP Civil Engineering & Land Surveying Inc 
(707) 266-2559 

From: Morrison, Dana 

Sent: Thursday, August 08, 2024 12:48 PM 

To: Matt Dexter <matt@cmpengineering.com> 

Cc: Cameron Pridmore <cameron@cmpeng ineering.com> 

Subject: RE : Napa County Well Permit Standards and Public Trust Doctrine (Bonny's Vineyard New 

Winery Use Permit - P22-00002) 

Thank you Matt, 

I can confirm that the two documents have been received, downloaded and saved to the 

project file . Engineering and I will review and get back to you. 

Regards, 

Dana Morrison (she I her I hers) 
Supervising Planner - Conservation 
Planning, Building, & Environmental Services 
Napa County 

Phone: 707-253-4437 

A Tr~dition al Str. •1.mlship 1195 Third Street, Suite 210 
A Co111mi t1nc111 to Sm ·lc~ Napa, CA 94559 

.count ofna a.or 

From: Matt Dexter <matt@cmpengineering.com> 

Sent: Thursday, August 8, 2024 12:24 PM 



To: Morrison, Dana <dana.morrison@cou ntyofnapa.org> 

Cc: Cameron Pridmore <cameron@cmpengineering.com> 

Subject: RE: Napa County Well Permit Standards and Public Trust Doctrine (Bonny's Vineyard New 

Winery Use Permit - P22-00002) 
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Hi Dana, 

I just uploaded two documents. Please confirm receipt at your convenience. 

Thanks! 

Matt Dexter, PE 
CMP Civil Engineering & Land Surveying Inc 
(707) 266-2559 

From: Morrison, Dana 

Sent: Thursday, August 08, 2024 11:42 AM 

To: Matt Dexter <matt@cmpengineering.com> 

Cc: Cameron Pridmore <cameron@cmpengineering.com> 

Subject: RE : Napa County Well Permit Standards and Public Trust Doctrine (Bonny's Vineyard New 

Winery Use Permit - P22-00002} 

Morning Matt, 

Please find the requested Cloud link below! 

ht tps:/ /pbes . cloud/index. ph p/s/t326CbdYBqykndd 

Cheers, 

Dana 

From: Matt Dexter <matt@cmpengineering.com> 

Sent: Thursday, August 8, 2024 11:23 AM 

To: Morrison, Dana <da na.morrison@countyofn apa .org> 

Cc: Cameron Pridmore <ca meron@cmpengineering.com> 

Subject: RE: Napa County Well Permit Standards and Public Trust Doctrine (Bonny's Vineyard New 

Winery Use Permit - P22-00002) 

[External Email - Use Caution] 

Hi Dana, 

I have a revised WM for Bonny's Vineyard ready to submit. Please send an upload link at 
your convenience. 



Thanks, 

Matt Dexter, PE 
CMP Civil Engineering & Land Surveying Inc 
(707) 266-2559 

From: Morrison, Dana 

Sent: Friday, May 03, 2024 2:03 PM 

To: Matt Dexter <ma tt @cmo engin eeri ng.com> 

Cc: Cameron Pridmore <cameron@cmpengineering.com >; Haye, Raulton 

<rau I ton . haye@cou ntyofna pa .org> 

Subject: RE: Napa County Well Permit Standards and Public Trust Doctrine (Bonny's Vineyard New 

Winery Use Permit - P22-00002) 

Hi Matt, 

Raulton and I have had a chance to review the revised WAA. The revised WAA states numbers 

without providing any empirical data to support the existing and proposed water use. At this time 

we would like to request for you to provide a more robust (more details on how your arrived at the 

water use numbers) Tierl & 2 analyses supported by actual use and pumping rates . 

Please let us know if you have any questions or would like to discuss. 

Regards, 

Dan a E. M orri son (shel her lhers) 

Supervising Planner, Conservation 

County of Napa Planning, Building & Environmental Services 

Engineering and Conservation Division 

1195 Third Street, 2nd Floor 

Napa, CA 94559 

707 .253-4417 main 

707.253.4437 direct 

707.299.4491 fax 

da na. morrison@cou ntyofnapa .org 

http :/ / www .cou ntyofn apa .org/ 

II Tr~dillon r; f Stel'l~rdshl~ 

A cmnmi1 mcn110 Sor\'lcc 



From: Matt Dexter <matt@cmpengineerin g.com> 

Sent: Wednesday, April 17, 2024 10:33 AM 

To: Morrison, Dana <dana .morrison@cou ntyofnapa.org> 

Cc: Cameron Pridmore <cameron@cmpengineer jng.com> 

Subject: RE: Napa County Well Permit Standards and Public Trust Doctrine (Bonny's Vineyard New 

Winery Use Permit - P22-00002) 
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Hi Dana, 

I just uploaded two documents. Please confirm receipt at your convenience. 

Feel free to reach out if you have any questions or need anything additional at this time. 

Thanks, 

Matt Dexter, PE 
CMP Civil Engineering & Land Surveying Inc 
0-(707) 266-2559 
M-(707) 681-1564 

From: Morrison, Dana 

Sent: Wednesday, April 17, 2024 8:09 AM 

To: Matt Dexter <matt@cmpenginee ri ng.com> 

Subject: RE : Napa County Well Permit Standards and Public Trust Doctrine (Bonny's Vineyard New 

Winery Use Permit - P22-00002) 

Morning Matt, 

Please find a Cloud Link below: 

https ://pbes.cloud/i ndex.ph p/s/T3 bKgN4Epi N kEx i 

Let me know if you have any issues. 

Cheers, 

Da na E. M orrison (shel her l hers) 

Supervising Planner, Conservation 

County of Napa Planning, Building & Environmental Services 

Engineering and Conservation Division 

1195 Third Street, 2nd Floor 

Napa, CA 94559 

707.253-4417 main 

707.253.4437 direct 

707.299.4491 fax 



dana. mo rrison@ countyofnapa .org 

http ://www.countyofn apa .org/ 

fl Tra~ 1t lon of S:e•11Jrn,hi~ 
A Con miHncnl 10 Scr·, lcc 

From: Matt Dexter <matt@cmpengineerin g.com> 

Sent: Tuesday, April 16, 2024 4:58 PM 

To: Morrison, Dana <dana .morr ison@coun tyofn apa.org> 

Subject: RE: Napa County Well Permit Standards and Public Trust Doctrine (Bonny's Vineyard New 

Winery Use Permit - P22-00002) 

[External Email - Use Caution] 

Hi Dana, 

We recently had a phone meeting with Patrick and Emily and I have subsequently revised 
the WAA for Bonny's Vineyard based on that conversation. Please send me an upload link 
at your convenience and I'll submit the revised document. 

Thanks, 

Matt Dexter, PE 
CMP Civil Engineering & Land Surveying Inc 
0-(707) 266-2559 
M-(707) 681-1564 

From: Morrison, Dana 

Sent: Thursday, March 07, 2024 9:33 AM 

To: Matt Dexter <matt@cmpengineering.com >; Cameron Pridmore 

<cameron@cmpengineer ing.com> 

Subject: RE: Napa County Well Permit Standards and Public Trust Doctrine (Bonny's Vineyard New 

Winery Use Permit - P22-00002) 

Morning Matt, 

Yes, I believe Patrick is looking to schedule a discussion with your team and ours regarding WAAs. 

Emily is working to coordinate the meeting for sometime next week. 

Please do not hesitate to reach out in the meantime with any questions or follow-up . 

Cheers, 



Dana E. M orr ison (sh e l her l hers) 

Supervising Planner, Conservation 

County of Napa Planning, Building & Environmental Services 

~ngineering and Conservation Division 

1195 Third Street, 2nd Floor 

Napa, CA 94559 

707.253-4417 main 

707.253.4437 direct 

707.299.4491 fax 

dana .morrison@ countyofnapa .org 

http ://www.countyofn apa .org/ 

A Tra~ltlon of S1ewa11Jshlp 
A C()n mill! cn110 Service 

From: Matt Dexter <matt@cmpengineering.com> 

Sent: Thursday, March 7, 2024 8:32 AM 

To: Morrison, Dana <dana.morrison@countyofnapa .org>; Cameron Pridmore 

<cameron@cmpengineering.com> 

Subject: RE: Napa County Well Permit Standards and Public Trust Doctrine (Bonny's Vineyard New 

Winery Use Permit - P22-00002) 

[External Email - Use Caution] 

Hi Dana, 

Just following up on the email below. Have you had an opportunity to discuss with Patrick? 

Thanks, 

Matt Dexter 
CMP Civil Engineering & Land Surveying Inc 
0-(707) 266-2559 
M-(707) 681-1564 

From: Morrison, Dana 



Sent: Thursday, February 01, 2024 12:59 PM 

To: Matt Dexter <matt@cmpengineering.com>; Cameron Pridmore 

<cameron@cmpengineering.com> 

Subject: RE: Napa County Well Permit Standards and Public Trust Doctrine (Bonny's Vineyard New 

Winery Use Permit - P22-00002) 

Hi Matt 

Thanks for following up. 

I do know there we have had some projects assume a connection and them implement various 

changes (pumping rate, volume etc.) to reduce impacts. 

So, I think we would need a revised WAA that assumes a connection and details those mitigations 

that will be utilized to reduce harm to the greatest extent feasible. 

However, let me touch base with Patrick and I will get back to you in the near future. 

Cheers, 

Dana E. Morrison (shelherl hers) 

Supervising Planner, Conservation 

County of Napa Planning, Building & Environmental Services 

Engineering and Conservation Division 

1195 Third Street, 2nd Floor 

Napa, CA 94559 

707.253-4417 main 

707.253.4437 direct 

707.299.4491 fax 

dana. morrison@ countyofnapa.org 

http://www.cou ntyofn apa .org/ 

A iradi l lon of Ste\~airtship 

{1 Comn@1wn1 to Service 

From: Matt Dexter <matt@cmpengineering .com> 

Sent: Thursday, February 1, 2024 10:09 AM 

To: Morrison, Dana <dana.morrison@countyofnapa.org>; Cameron Pridmore 

<cameron@cmpeng ineeri ng.com> 

Subject: RE : Napa County Well Permit Standards and Public Trust Doctrine (Bonny's Vineyard New 

Winery Use Permit - P22-00002) 



[External Email - Use Caution] 

Hi Dana, 

My understanding of the Public Trust Doctrine is that the minimum threshold is reduction in 
harm. If a project is proposing a reduction in pumping duration (as is the case of the 
Bonny's Vineyard project) and we assume there is some baseline level of stream 
interaction, then a reduction in pumping duration results in a reduction in harm and an 
analysis of actual stream interation is not required. I believe this is supported by footnote 6 
of the attached WAA Requirements. 

Prior to the publication of the latest WAA requirements I had some discussion with Brian 
and Patrick regarding an unrelated project and I believe we came to the same conclusion 
that reduction in pumping duration satisfies the County's obligations under Public Trust. 
Could you please confirm if my understanding is correct, and if so, we can revise our 
existing WAA to clarify this point related to Public Trust. 

Thanks, 

Matt Dexter 
CMP Civil Engineering & Land Surveying Inc 
0-(707) 266-2559 
M-(707) 681-1564 

From: Matt Dexter 

Sent: Wednesday, January 24, 2024 8:09 AM 

To: Morrison, Dana <dana.morri son@countyofnapa.org>; Cameron Pridmore 

<cameron@cmpengineering.com> 

Subject: RE: Napa County Well Permit Standards and Public Trust Doctrine (Bonny's Vineyard New 

Winery Use Permit - P22-00002) 

Hi Dana, 

Thanks for the sending over the new info regarding Public Trust. We'll review and be back 
in touch soon. 

Thanks, 

Matt Dexter 
CMP Civil Engineering & Land Surveying Inc 
0-(707) 266-2559 
M-(707) 681-1564 

From: Morrison, Dana 

Sent: Wednesday, January 17, 2024 8:40 AM 

To: Matt Dexter <matt@cmpengineeri ng.com>; Cameron Pridmore 

<cameron @cmpengineering.com> 



Subject: FW: Napa County Well Permit Standards and Public Trust Doctrine (Bonny's Vineyard New 

Winery Use Permit - P22-00002} 

Good morning Matt and Cameron, 

I wanted to make you aware of the Memo that went out yesterday regarding Public Trust and WAAs, 

and that it is relevant to the Bonny's Vineyard New Winery Use Permit application currently under 

process. At this time the County will require the preparation of a Tier Ill. Please review the email 

below, as well as the associated memo and table that can be found here: 

https ://www .cou ntyofn a pa .o rg/307 4/G rou ndwater-Su stai n a bi Ii ty 

Once you have had a chance to review, please do not hesitate to reach out. 

Regards, 

Dana E. Morri son (she l herlhers) 

Supervising Planner, Conservation 

County of Napa Planning, Building & Environmental Services 

Engineering and Conservation Division 

1195 Third Street, 2nd Floor 

Napa, CA 94559 

707.253-4417 main 

707.253.4437 direct 

707.299.4491 fax 

dana . morriso n@cou ntyof na pa .org 

http://www .countyofnapa .org/ 

A Tra~l l lon or S:e1•:;irr.shlp 
/1 Commiln"on110 Service 

From: Groundwater <groundwater@countyofnapa .org> 

Sent: Tuesday, January 16, 2024 5:04:18 PM 

To: Groundwater <groundwater@countyofnapa.org> 

Subject: Napa County Well Permit Standards and Public Trust Doctrine 

Dear Stakeholders and Interested Parties: 

Please note the County has recently updated its Interim Well Procedures to provide additional 

options for complying with the requirements of the Public Trust Doctrine (the Doctrine) . Additional 

background and justification are provided in a Memorandum drafted by Deputy County Counsel, 



dated January 10, 2024. 

Both documents can be found on our website here: 

https • //www.countyofnapa.org/307 4/G rou ndwater-Sustai nab ility 

The following FAQs have been developed to help inform one's understanding of the Doctrine and 

how it affects the County's Interim Well Procedures. 

1. What is the Public Trust Doctrine? 

The Doctrine dates back to ancient Roman and English common law and has been part of 

California law since the State's admission to the Union in 1850. The Doctrine is borne out of 

the concept "that the public rights of commerce, navigation, fishery and recreation are so 

intrinsically important and vital to free citizens that their unfettered availability to all is 

essential in a democratic society." The Doctrine is an affirmation of state power to use public 

property for public purposes, and the state's duty to protect the people's common heritage 

of streams, lakes, marshlands and tidelands. 

2. When does the Doctrine apply? 

The Doctrine applies if extraction of groundwater adversely impacts a navigable waterway to 

which the public trust doctrine applies. In Napa County, the Napa River is the navigable 

waterway protected by the Doctrine. An analysis of impacts to trust resources is triggered by 

whether the groundwater extraction (whether new or the continued extraction or a 

reduction over existing extraction levels) is hydrologically connected to a navigable 

waterway or non-navigable tributaries to those waters. The analysis begins and ends with 

whether the proposed project harms a navigable waterway and thereby violates the public 

trust. Napa County has determined that projects extracting water from wells within 1,500 

feet of defined Significant Streams may be hydrologically connected to the Napa River and 

therefore pose a potential harm. A map showing the location of Significant Streams can be 

accessed on our website at the above link. 

3. Why do I need to do to comply with the Doctrine? 

For projects and applications extracting water from wells within 1,500 feet of defined 

Significant Streams a Tier 3 or equivalent analysis must be submitted for the County to 

discharge its legal duties under the Doctrine, whether the proposed project is proposing to 

extract more or less groundwater or remain at status quo (e.g., no net increase). Although 

there is no single method to evaluate impacts to the Napa River, County's groundwater 

consultants, Luhdorff & Scalmanini Consulting Engineers (LSCE), have determined that 

complying with the Tier 3 analysis from the County's 2015 Water Availability Analysis 

Guidance Document (the 2015 WAA Guidance Document) satisfies its legal obligations. 

Therefore, PBES cannot find applications which use a project well within 1,500 feet of a 

Significant Stream complete unless accompanied by a Tier 3 analysis or an equivalent 



analysis prepared by a qualified professional. 

4. How is the revised table different than the previous January 6, 2023 version? 

The table now provides applicants an option to forego the preparation a Tier 3 analysis and 

• assume some level of connectivity between the project well(s) and significant stream(s) and 

instead make modifications to the location, construction, or operations of the project well(s) 

to reduce harm relative to current conditions based on the conclusions by a qualified 

professional. This is summarized in bullet #3 in the Memorandum. 



A Tradition of Stewardship 
A Commitment to Service 

MEMORANDUM 

To: Dana Morrison 
Conservation 

Date: September 19, 2024 

Planning, Building & Environmental Services 

1195 Third Street, Suite 21 O 
Napa, CA 94559 

www.countyofnapa.org 

From: Raulton Haye 
Engineering Division 

Re: Permit No. P22-00002 
Bonny's Vineyard 
WAA Technical Adequacy 

Brian D. Bordona 
Director 

The Engineering Division has reviewed the Water Availability Analysis (WAA) dated August 8 2024, by 
CMP Civil Engineering for Bonny's Vineyard- Use Permit, P22-00002, located on Assessor parcel 
number 030-200-080 at 1555 Skellenger Lane. The proposed plan requests the installation of a winery 
having an annual wine production of 30,000 gallons. 

The Engineering Division has evaluated the project based on information provided by the applicant, its 
location, and available geologic and hydrologic information and has determined the W AA to be 
complete and reasonable. Engineering concludes the WAA technically adequate as it relates to Napa 
County's water use criteria, well and spring interference, groundwater/surface water interatction 
pursuant to Napa County's WAA Guidelines, Governor's Executive Order N-7-22/N-3-23, Napa Valley 
Subbasin Groundwater Sustainability Plan, and the Public Trust Doctrine. 

Any changes in use or design may necessitate additional review and approval. If you have any questions 
regarding the above items please contact Raulton Haye from the Napa County PBES Department 
Engineering Division at (707) 253-4621 or via e-mail at raulton.haye@countyofnapa.org. 

Planning Division 
(707) 253-4417 

Building Division 
(707) 253-4417 

Engineering & Conservation 
(707) 253-4417 

Environmental Health 
(707) 253-4471 

Parks & Open Space 
(707) 259-5933 
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