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Public Comments 



November 20, 2019


Charlene Gallina, Supervising Planner

Napa County Planning, Building & Environmental Services Department

1195 Third Street, Suite 210

Napa, California 94559


Sub: Public hearing Scheduled for Dec 4, 2019 re: Mathew Bruno Wines Tasting Room - Use Permit 
Application No. P17-00387-UP


As the homeowner at 1163 Grape Lane, I am concerned with the proposed tasting room plans significantly 
increasing traffic on Grape Lane which could cause unsafe conditions.  I believe the proposal understates the 
parking requirements and increases ingress/egress issues along the lane. 


My comments refer to the October 31, 2019 Initial Study Checklist.


1. Page 2 Item 9 (Description of Project): the request for 10:00am to  6:00pm operating hours is outside of 
the hours operated by other tasting rooms in the immediate area and should be reduced.

A. Elizabeth Spencer Winery:   5:30pm closing

B. Beaulieu Vineyards:              5:00 closing

C. Round Pond:                        4:30pm closing

D. Inglenook:                            5:00pm closing


2. Page 24 Section XIII, section a/b: This section addresses noise from large events.  As the homeowner of 
the property identified as “the nearest residence”, I would like to understand how the outside guests will 
be restricted to the “eastern garden area” in order to “inhibit line of sight between the outdoor areas of the 
proposed project site and the nearest residence”.  I see no plans to keep guests from the rear (south) of 
the property which is direct line of sight to my residence. 
	 


3. Page 30 Section XVII, section d/e/f: This section addresses parking and uses Napa County Code 
18.110.030 stating 1 parking stall per 120 sq feet.   This calculation of 7 required spaces is based on the 
defined interior space of 684 square feet.  However the total square feet of available space of indoor and 
outdoor wine tasting is 2500 sq ft as stated in Section VIII, section a (Page 18).  What will restrict the use 
of outdoor space for this parking calculation?  Any bi-monthly event of 30 people will in all likelihood use 
some of that outside space and require more parking spaces. 

Additionally, the head-in parking as planned requires the destruction of trees and shrubs along the 
Grape Lane right of way and creates additional safety issues on the lane with backing out of those 
spaces. 

4. Large event parking controls and other parking controls: I would like to understand how the outside guest 
parking will be restricted on the Grape Lane right of way.   With the agreement of the Oliver family who 
owns vineyard land to the south of the subject property, large event parking will be on the vineyard land.  
There must be a condition in the permit that restricts the vehicle activity to that vineyard land and not use 
the right-of-way which would look convenient.  In addition, the Bruno ownership must be responsible for 
wear and tear on the 350 ft right-of-way currently maintained by the residents which would be used by 
large event guests to access the vineyard land. 


I am requesting your consideration for the following:


1. Reduce requested hours to be inline with other commercial tasting rooms in the immediate area.

2. Reduce the number of allowed visitors per day and restrict tasting areas to what can be accommodated 

by available parking.

3. Require parking on the property as previously implemented by the prior tenants so that egress can be 

head-on into Grape Lane. Do not allow the destruction of trees and vegetation on property not owned by 
Bruno.


4. Require documented use of Oliver property with approved plans for any large events to include 
management of traffic.  Parking must not be allowed within the Grape Lane easement.


Lois Dimpfel
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ATTORNEYS AT LAW

June 18, 2019

Via Email [Dana.Ayers@countyofnapa.orgJ

Dana Ayers, Planner III
County of Napa
Planning, Building &Environmental Services
1195 Third Street, Suite 210
Napa, CA 94559

Marissa E. Buck

mbuck@dpf-law.com

Re: Mathew Bruno Wines Rutherford Project —Easement Over Grape Lane

Dear Ms. Ayers,

We represented M&B Bruno Family, L.P. in the action to quiet title to an easement for
ingress, egress, and utilities over Grape Lane (Napa County Assessor's Parcel No. 030-160-019),
which was filed in the Napa County Superior Court last year as case number 18CV000920. On
November 30, 2018, we obtained a judgment quieting title to an easement over Grape Lane and
that judgment was recorded with the Napa County Recorder's Office on December 5, 2018 as
document number 2018-0023178. A true and correct copy of the recorded judgment is enclosed
herewith. Pursuant to California law, the judgment relates back to the date we recorded our lis
pendens on Grape Lane, which was recorded with the Napa County Recorder's Office on July
12, 2018 as document number 2018-0013725. (See Cal. Code Civ. Proc. § 405.24; see also Mira
Overseas Consulting Ltd. v. Muse Family Enterprises, Ltd. (2015) 237 Cal. App. 4th 378.)

The purpose of this letter is to address the claims made in the May 22, 2019 letter from
Randal Bryant to you —namely his claim that the "Grape Lane Association" owns Grape Lane.
Mr. Bryant attached two quit claim deeds to his letter that he claims prove such ownership.
However, you should not accept the quit claim deeds from the Brovelli heirs provided by Mr.
Bryant as establishing ownership of Grape Lane, just as you did not accept our client's quit claim
deed from the Olivers as establishing our client's ownership of Grape Lane.

As you are already aware, our client spent significant time and money to file a quiet the
action and obtain a judgment for an easement over all of Grape Lane for all lawful uses pursuant
to the County's request that our client prove its easement right over Grape Lane by means other
than a quitclaim deed. Obtaining and recording that judgment was more than sufficient to
establish our client's easement rights, and in fact it was all that was required by the PBES
department as part of the permit process.

Additionally, Mr. Bryant's quit claim deeds were recorded on March 19, 2019, which is
eight months after our client's judgment for an easement over Grape Lane was recorded. Thus,
even if Mr. Bryant were able to prove that such deeds did in fact convey ownership of Grape

1455 FIRST STREET I SUITE 301 I NAPA, CA 94559 I T: 707.261.7000 DPF-LAW.COM



Dana Ayers
June 18, 2019
Page 2

Lane to the Grape Lane Association, the Association's title would still be subject to our client's
easement as our client's judgment was recorded well before Mr. Bryant recorded his quit claim
deeds. Any objection the Association might assert against our client's exercise of its easement
rights is a private civil matter between neighbors and it should not affect the permit process.

Based on the above, we respectfully request that the County continue processing the use
permit and related permits for Mathew Bruno Winery located on Rutherford Road.

If you have any further questions or comments regarding this matter, you can reach me at
mbuck cr,dpf-law.com or by phone at (707) 752-7122. Thank you for your time.

Sincerely,

DICKENSON, PEATMAN & FOGARTY

Marissa Buck

Enclosure

Cc (by email): Client
Paul Carey
Jeff Redding
Patrick Ryan

DPF-LAW.COM
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AND WHEN RECORDED MAIL TO:

Paul G. Carey
Dickenson, Peatman &Fogarty, P.C.
1455 First Street, Suite 301
Napa, CA 94559

Superior Court of the State of California
County of Papa

CASE NO. 18CV000920
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PAUL G. CAREY, State Bar No. 105357
MARISSA E. BUCK, State Bar No. 293373
DICKENSON, PEATMAN & FOGARTY
A Professional Corporation
1455 First Street, Suite 301
Napa, California 94559
Telephone: (707) 252-7122
fiacsimile: (707) 255-6876

Attorneys for Plaintiff
M&$ Bruno Family, I..P.

No~~ s o za~a
~ti~r~ of tl~e Napa 8
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SUPERIOR COURT OF THE STATE OF CALIFORNIA

COUNTY OF NAPA

M&B BRUNO FAMILY, L.P.,

Plaintiff,

CASE NO. 18CV000920

~~~} JUDCME?dT QUt~'d'YI~1G
'~I i T.E

vs.

The Testate and Intestate Successors of
AI7FLTNE L, VAN VI.,EET, also known as
ADALLNE C,. VAN VLEET, deceased, and
all persons claiming by, through, ax under
such decedent; The Testate and Intestate
Successors of CARA B. VAN VLEET,
deceased, and all persons claiming by,
through, or under such decedent; The
Testate and Intestate Successors of EVAH
PO5TON VAN VLEET, deceased, and a[!
persons claiming by, through, or under such
decedent; ROBERT MERCER; TERRI
MEttCER; and all persons unknown,
claiming any legal or equitable right, title
estate, lien, or interest in the real property
described in the Complaint adverse to
Plaintiff's claim or title, or any cloud on
PlaintifT's title thereto; and hoes 3 through
1 00, inclusive,

Defendants.
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1 In the within cause, ADELINE L. VAN VLk~ET, also known as ADALINE L, VAN

2 VLEET, CARA B. VAN VLEET, and EVAN POSTON VAN VLEET', all of whom are believed

3 to be deceased and who are hereinafter collectively referred to as the "NAMED DECEASED

4 DEPENDANTS;" THE TESTATE AIVD INTESTATE SUCC$SSORS OF THE NAMED

5 DECEASED DEFENDANTS AND ALL PERSONS CLAIMING BY, THROUGH, OR UNDER

6 SUCI-~ PERSONS; ROBERT MERCER; TERRI MERCER; AND ANY AND ALL OTHER

7 PERSONS' UNKNOWN, CLAIIvTINQ ANY LEGAL OR EQUITABLE RIGHT, TITLE,

8 ESTATE, LIEN, OR INTEREST IN THE PROPERTY DESCRIBED IN THE COMPLAINT

9 ADVERSE TO PLAINTIFFS TITLE OR ANY CLOUD UPON PLAINTIFF'S TITLE'

10 THER~TQ; and DOES 3 to 100, INCLUSIVE, have been properly served with summons and

a 11 have either failed to appear and answer Plaintiff's Complaint within the time allowed by law or
d
~ 12 who, in the case of ROBERT AND TERRI MERCER have disclaimed any interest in the

~j 13 property at issue herein and have stipulated to entry of judgment against them without costs, and

14 ~ the default of said defendants who have failed to appear having been entered, and proof of

~ 15 publication and service, including posting of the summons and compliant and recording of a

0 16 Notice of Pending Action as required by law, and proof of the allegations of the complaint,

17 having all been made to the satisfaction of the court,
U
~ 18 IT iS HERESY ORDERED, ADJUDGED and DECREED that:

19 1) As of January 19, 2018, Plaintiff M&B BRLTNO FAMILY, L.P. was and is the owner

20 of an easement for ingress, egress, and utilities over all of that certain real property situated in the

21 County of Napa, State of California, commonly known as "Grape Lane," Napa County Assessor's

22 Parcel No. 030-160-019 and more specifically described in the attached Exhibit A (the "Subject

23 Property") for the benef►t of and appurtenant to that certain real property situated in the County of

24 Napa, State of California, commonly known as l 151 Rutherford Road, Napa County Assessor's

25 Parcel No. 030-160-007 and more specifically described in the attached Exhibit D (hereinafter

26 "Plaintiff s Property,"), for all lawful uses of Plaintiff s Property now and in the future.

27 2) The NAMED DECEASED DEFENDANTS; THE TESTATE AND INTESTATE

28 SUCCESSORS OF THE NAMED DECEASED DEFENDANTS AND ALL PERSONS

(PROPOSED JUDGMENT 2
QUIETING TITLE
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1 CLAIMING BY, THROUGH, OR UNDER SUCH PERSONS; ROBERT MERCER; TERR]

2 MERCER; AND ANY AND ALL OTHER PERSONS' UNKNOWN, CLAIMING ANY

3 LEGAL OR EQUITABLE RIQHT, TITLE, ESTATE, LIEN, OR INTEREST IN THE

4 PROPERTY DESCRCBED IN THE COMPLAINT ADVERSE TO PLAINTIFFS TITLE OR

5 ANY CLOUD UPON PLAINTIF'F'S TITLE THERETO; and DOES 3 to 100, INCLUSIVE, have

6 no right, title, or interest in the Subject Property adverse to Plaintiff s easement and are forevc~

7 enjoined from asserting any claim adverse to Plaintiff's easement or from interfering wits

8 Plaintiff's easement now or in the future.

9 3) Plaintiff shall bear its costs in this mater.

10

1 1 ~ IT I5 SO ORDERED.

22 ~~

13 DATED: ~,~~~~ ~ , 2018

14
J of the Superior Coutt

15 i hereby cert~fy'h~+aacurr~e~~; reran;

to be a t~~e anc~ correct copy o' the

~ 6 org`: jai on file with ;his court. .,- ~_:~,~.~: .

17 
l7a!ad~{~~ 3 ~ Z~~

18 
Clerk of the Napa Superior Court ~ " . Y~,F-' ,

19 
eY: ~ ~ .. _ - -___
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t~~~t~ o~scalpT,v~

For APM/~t~~el tD(s~: 030-160~a7.~-0.00

'ftfE t.~11!t0~ R,EFERREO TO t{EF~ElN S£LQW IS SITUATEp IN THE UNINCOfi3~ORATED.AREA, COUNTY OF N~4PA, STATE
OF CALI~ORNIA.AND iS DESCREBEtrA$.F¢LLQWS:

A STRIP QF i.AAtD 54 FEET WI~~ FiCQIVI l'HE MOS7 ~AS7ERLY CORNER (}~'~W~'LOT SOLD 6Y EJ.
VAN 1{l:~ET'{U H.A. FORR€~TER, B~ DEED DATED ~Akt~UARY 3, 1901 A~1D RECORpED JANUf1~i'~
24, 3.9Q~'fN UBEF~ 67 aF p~EDS AT PAGE, ~3~~ f11APA COUM7Y RECLfRD~; TO THE:CA~dNTY'Rt014D
LEADING TC!`CHfLES VfiLLEY Af~O Ll'ING.BETINEEM LOYS~ pF R. BARUT ANiJ N;A, Ff~ftRESTER ON
ONE SlD~ QF pELIA A., RICHIE, aNp PORTIQN C0~ TM~ LANDS CONU'~YE~ FROM LQT'T1~ T;
CUI:CELlO, ET Al Tt~ 1~ME~ 8. CHaOt~kS7ET~~ ET tJX, RECORDED ltJLY ~, 1920 IN BOaK .129 OF
[?~~DS,.PAGE 22$, NAR/~GQU°N1'Y RECORDS, t3itti`li£ OTHER.
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Legal Description

For AP(V/Parcel ID(sj: 030-16o-007-000

7HE LANb REFERRED TO HEREIN BELOW lS SITUATED IN THE UNINCORPORATED AREA,
COUNTY OF NAPA, STATE OF CALIFORNIA AND I5 DESCRIBED AS FOLLOWS:

PARCEL ONE:

COMMENCING ON THE SOUTHEASTERN LINE OF RUTHERFORD AVENUE, IN SAID TOWN OF
RU7HERFORD, AT A POINT DiSTAN7 NORTHEASTERLY 410 FEET FROM THE NORTHEASTERN
UNE OF MAIN STREE7 OR STATE HIGHWAY LEADING FROM NAPA TO ST. HELENA; THENCE
NORTHEASTERLY ALONG SAID LINE OF RUTHERFORD AVENUE, 50 FEET TO A STAKE; THENCE
SOUTHEASTERLY PARALLEL WITH SAID STATE HIGHWAY, 150 FEET TO A STAKE; YHENCE
SOUTHWESTERLY PARALLEL WITH RUTHERFORD AVENUE, 50 FEET TO A STAKE; THENCE
NOR7HWE5TERLY PARALLEL WITH SAID STATE HIGHWAY, 150 FEET TO THE PLACE OF
BEGINNING.

BEING THE SAME PREMISES CONVEYED TO WM. GLOVER BY DEED RECORQED MARCH 1, 1887
IN BOOK d1 OF DEEDS AT PAGE 97, SAlD NAPA COUNTY RECORDS.

PARCEL TWO:

COMMENCING ON THE SOUTHERN LINE OF RUTHERFORD AVENUE IN SAIQ TOWN OF
RUTHERFORD, AT A POINT 350 FEET EASTERLY FROM THE INTERSECTION OF SAID AVENUE
WITH THE EASTERN LINE OF THE MAIN STREET OR STATE HIGHWAY LEADING FROM NAPA TO
ST. HELENA; RUNNING THENCE IN A SOUTHERLY DIRECTION AND PARALLEL WITH SAID STATE
HIGHWAY, 150 FEET 70 A STAKE, THENCE AT RIGHT ANGLES IN AN EASTERLY DIRECTION AND
PARALLEL VViTH RUTHERFORD AVEfVUE, 60 FEET TO A STAKE; THENCE AT R{GHT ANGLES IN A
NORTHERLY QIRECTION AND PARALLEL WITH SAID STATE HIGHWAY, 150 FEET TO THE
SOUTHERN LINE OF RUTHERFORD AVENUE; THENCE ALONG SAID LINE QF RUTHERFORD
AVENUE IN A WESTERLY DIRECTION, 60 FEET TO THE PLACE OF COMMENCEMENT.





























From: Lois Dimpfel
To: Ayers, Dana
Subject: Permit Activity for Parcel 030-160-007-000
Date: Monday, October 15, 2018 9:00:32 PM

I have property adjacent to the subject property.  My parcel number is 030-180-001-000.

As I understand it, the subject property has requested approval for a tasting room with use of Grape Lane for
ingress/egress and parking for a significant number of vehicles and parking along Grape Lane.  The Grape Lane
parcel (030-160-019-000) is currently used by the homeowners on Grape Lane with rights for ingress/egress to
Rutherford Rd (Rt. 128).  This lane is self maintained by the property owners and is currently a ‘single lane’ with
little ability to pass another car.

I am hoping that the county takes this small lane into consideration during their approval process.  It would be very
dangerous for a larger number of cars to go in and out of the subject property during the day, with no planning for
two way traffic. 

I appreciate your considerating in this matter.

Lois Dimpfel
1163 Grape Lane
Rutherford, Ca 94573

(mailing address: PO Box 46, Rutherford, 94573

mailto:ldimpfel@cox.net
mailto:Dana.Ayers@countyofnapa.org
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