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1.0 Project Summary 
 
Vinum Cellars (“Applicant”) seeks approval of Conditional Use Permit ("CUP"), a 
development permit as contemplated in the Permit Streamlining Act.  The CUP would 
allow for the following uses: café, wine tasting, office and wine production in the 
County of Napa.  The site is to be located on one improved parcel that totals 1.17 
acres and has an existing two-story 3,090 SF farmhouse located near the center of the 
parcel. 
 
The Greenwood Mansion ("Project") would establish a cafe, wine tasting room, and a 
small scale on-site wine production facility.  Along with the proposed uses the 
applicant will continue to use the property as an office building.  The café would 
service the local business community by providing casual dining and take-out food.  
 
1.1 Project Location 
 
The Project is located in an unincorporated area of Napa County, approximately 1/4 
mile west of the intersection of Highway 12 and Highway 29.  The Project is situated 
on the northwest corner of the intersection of Devlin Road and Airport Blvd., with 
frontage to both streets.  The address is 499 Devlin Road, Napa, CA 94558 and is 
identified by the Napa County Assessor as APN  057-200-058. (See Figure 1)  
 
1.2 Site History 
 
The existing building is an 1880's farmhouse that was initially constructed and used 
as a residence for approximately 100 years at the site that is now used by the Doctors 
Company for their central offices.  The farmhouse was relocated approximately ½ mile 
west onto the Project site in the early 90's.  The farmhouse was used by the developers 
of the Napa Valley Business Park as their real estate office.  Use Permit #U89-55 was 
approved by Napa County to allow the relocation of the farmhouse and use as an office 
at the new location.   
 
1.3 Existing Land Uses 
 
The existing site 1.17-acre Project site consists of a two-story 3,090 SF 1880's 
farmhouse with decking, 16 paved parking spaces, driveway, landscaping and 
walkways.  The 3,090 SF farmhouse is configured to be utilized as an office building, 
however it is currently vacant. 
 
Land uses immediately surrounding the Project a mix of office buildings, warehouses, 
wine bottling facilities, vacant land and a hotel.  Devlin Road fronts the Project site on 
the east side and Airport Road runs along the south side of the Project boundary. To 
the west is a wine bottling facility and a mix of light industrial uses.  North of the site 
is used as offices and contractor warehouses.  The land use in the immediate Project 
vicinity is shown on Figure 2. 
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1.4 Project Site General Plan Designation 
 
The Project site is located on lands designated in the County of Napa General Plan as 
Industrial and within the limits of the Napa Valley Business Park Specific Plan.  The 
Specific Plan was adopted in 1986 to set forth detailed land use and circulation 
standards, capital improvement requirements, associated financing, and improvement 
sequencing measures, as well as necessary supporting policies and regulatory 
procedures for the industrial area near Napa County Airport.  The Specific Plan, as 
amended, implements the General Plan in the at the Project site and in the 
surrounding area. 
 
1.5 Project Site Zoning  
 

The Project site is located entirely on lands zoned by the County of Napa as 
Industrial Park (IP).  The purpose of the IP zoning district is to provide areas 
exclusively for modern, non-nuisance light industrial and office uses which are 
compatible both with each other and with the adjoining nonindustrial areas 
including, but not limited to, the Napa County Airport, the Highway 29 corridor, and 
surrounding agricultural and open space areas, and which have no significant 
potential for major pollution, adverse visual impacts, or nuisance or hazard factors.  
The designation is intended to accommodate light industrial uses such as office 
research and development, light manufacturing, light assembly, warehousing and 
distribution, large administrative headquarters and other professional and 
administrative uses.   

Development of a café, wine tasting facility and wine production is permitted in this 
zone with the approval of a Conditional Use Permit (CUP).  Utilizing the property as an 
office is a use that is allowed by-right.  No change to the existing zoning is proposed. 
 
1.6 Project Site Specific Plan Area 
 
The Project site is located entirely on lands identified in the Napa Valley Business Park 
Specific Plan as IP (Industrial Park).  This designation is intended to provide 
exclusively for modern, well-planned, non-nuisance light industrial and business park 
uses which are compatible with each other, the airport, the S.R. 29 corridor, and 
surrounding open space areas.  Land uses in these areas are subject to special 
development standards established in the plan to ensure a harmonious, optimal 
environment for industrial occupants.  Allowable uses include research and 
development, light manufacturing, light assembly, warehousing and distribution, 
development, administrative headquarters, and other professional and administrative 
facilities.  The Specific Plan was approved in 1986 and since then has been amended 
10 times for a variety of Projects.   
 
Development of a café, wine tasting facility is not permitted in areas of the Specific 
Plan that are designated IP.  An amendment to the Specific Plan is proposed as part of 
this Project, although the Project is consistent with the Commercial Node area that is 
located on parcels to the east just across Devlin Road.  To allow the proposed activities 
an amendment to the Napa Valley Business Park Specific Plan is required.   
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The applicant proposes that the plan be amended to include the 1.17-acre Project site 
into the Gateway Commercial Node.  The site is currently identified in the Specific Plan 
as Business/Industrial Park, which allows use of the site as an office and wine 
production facility.  Specifically, revisions to Figure S1 located on Page 16 and Figure 
5 on page 46 would be required to along with revisions to Section V.  Land Use; 
beginning on Page 49.  Clean-up revisions would also be required to incorporate 
changes to any acreages or discuss on the commercial node that would be impacted 
by the proposed map and text changes.  The following Specific Plan changes shown in 
strikethrough and underline are suggested: 
 
A. Within the Gateway Commercial Node, consisting of 12 acres located at the northwest 
corner of State Routes 12 and 29, and Airport Boulevard. As well as a 1.2 acre parcel 
located on the northwest corner of Devlin Road and Airport Blvd. and a As shown on the 
Figure 5, provided that such commercial development and uses complies with the 
following standards: 
 
3. Restaurant uses shall not exceed 25 seats and 3,000 sq. ft. in area, except that 
 one restaurant is allowed with a maximum of 150 seats and 6,500 sq. ft. in area, 
 and one two restaurants is are allowed with a maximum of 60 seats and 3,000 
 sq. ft. in area; 
 
7.  One wine tasting establishment shall be allowed; retail sales of wined produced 
 off-site shall be allowed.   
 
The location of the Project in relation to the Napa Valley Specific Plan limits and 
overlay areas is shown on Figure 4.  As shown on the figure the Project is located 
across Devlin Road from the existing Gateway Commercial Node ("Node) area shown 
on Figure 4.  In addition to Node area shown on the figure there have also been recent 
expansions to include two other areas for gas stations; which are not shown on the 
figure.   
 
1.7 Project Objectives 
 
Project objectives include the following: 

 
1. Develop the site to service the surrounding business community by establishing 

a café that will serve individuals within the Napa Valley Business Park and 
surrounding areas. 
 

2. Establish a central office for Vinum Cellars in the Napa Valley Business Park. 
 

3. Provide a direct to consumer sales opportunity for a established Napa Valley 
winemaker. 
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2.0 PROJECT OPERATIONS  
 
2.1 Project Scope 
 
The Project would modify a developed parcel into a multi-use parcel that will serve the 
surrounding business community.  The Project will modify the site to create a café, 
wine tasting area and a wine production area.  The cafe will have a combination of 
indoor and outdoor seating; offering casual dining to service the business community.  
Wine tasting will be offered as a component of the Project, which will provide a central 
meeting place for the business community as well as service patrons from outside the 
area.  In addition to the proposed uses, the site will continue to be used as an office. 
 
2.2 Project Property  
 
The Project covers an area of 1.17 acres and is comprised of one Assessors Parcels 
(APN) that is owned by the applicant; Vinum Cellars. (See Figure 5) The applicant is in 
escrow on the property and intends on owning the site in-fee once escrow is closed. 
 
2.3 Site Development 
 
The site is fully developed and is currently operating as an office building under a 
Napa County use permit (U-89-55).  The Project will enhance the developed parcel, 
however no new disturbance is anticipated as part of the Project. As explained under 
each of the categories herein, there is no possibility that the Project will have a 
significant effect on the environment. 
 
2.4 Site Access 
 
Primary access to the Project Site is from Devlin Road, a public roadway which 
intersects Airport Boulevard, approximately 200 feet south of the Project site entrance.  
The existing 25' wide entrance along Devlin Road along the eastern limits of the 
Project site provides ingress and egress to the site, as well as other office buildings in 
the Napa Valley Gateway development area.  A secondary driveway on Gateway Road, 
approximately 500' north of the Project limits provides emergency vehicles with 
multiple access points to the Project. 
 
2.5 Project Components 
 
Cafe: 
 
The proposed cafe will be located on the northern half of the downstairs and will 
occupy roughly 1,410 SF of the farmhouse, along with approximately 1,000 SF of 
seasonal seating on a newly constructed deck The cafe will provide food options to 
serve the local business community.  The cafe proposes to serve hot food prepared on-
site, wine, beer, espresso and other items.  The applicant currently has a Type 2 wine 
growers license from the ABC and would apply that license to this location as 
necessary.  The cafe will be built out to accommodate 32 seats inside the farmhouse 
and 32 uncovered seasonal seats on the deck.  ADA compliant restrooms would be 
constructed inside the existing building, adjacent to the cafe.  ADA ramps on the 
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exterior of the building and an elevator to access the second floor are proposed to be 
installed as well. 
 
Wine Tasting Room: 
 
The proposed wine tasting room would be located on the southern half of the 
downstairs and will occupy roughly 350 SF of the farmhouse.  The tasting room would 
serve wine produced by Vinum Cellars, who has been making wine in the Napa Valley 
for over 20 years.   
 
Carriage House (Wine Production Area): 
 
In order to comply with ABC license requirements, the applicant must have on-site 
wine production in order to conduct all proposed activities.  To comply with this 
requirement, a small detached Carriage House will be constructed on the northern 
side of the existing farmhouse to make small batches of wine.  The Carriage House will 
be built to replicate the architecture of the existing farmhouse and will be 
approximately 680 SF.  The location of the Carriage House is shown on Figure 5. 
 
Wine production will be conducted entirely within the proposed 680 SF Carriage 
House.  Annually the Project will produce approximately 1,200 gallons of wine.  Wine 
production will vary year to year based off variations in the market and agricultural 
production.  Wine crushing and bottling is proposed to occur off-site at the Napa Wine 
Company (BW-CA-6334) in Oakville, CA.  
 
Office: 
 
The upstairs of the farmhouse occupies approximately 1,330 SF and is used as office 
space and a conference room.  The office will accommodate between 3 to 5 full-time 
employees and the conference room will be used as needed or rented hourly to 
businesses in the surrounding area for meetings or events.  The Project site currently 
has an existing use permit (U89-55) for use of the property as an office with two full-
time employees and five part-time employees.  Use of the Project site for office 
purposes has been previously analyzed and should be included as part of the baseline 
for the CEQA document.  The configuration of the floor plan can be seen on Figure 6. 
 
Events: 
 
Approximately two events per month (28 events annually) are anticipated.  Events will 
typically accommodate 30 to 40 people with occasional events up to 80 people. Events 
will primarily take place in the evenings and on weekends from the hours of 12 PM to 
10 PM.  The exact location on the property of the events will vary, however it is 
anticipated that most events will take place in the café and tasting room. 
 
Occasionally, events will take place in the Carriage House. However, the primary use 
of the Carriage House is to make wine seasonally on the ground floor and provide 
storage for the Café and Tasting Room and possibly an employee break and changing 
room. It is possible that this room could be used for a special event use, such as 
winemaker dinners or private tastings. These would be small events that would 
accommodate 10 to 20 patrons seated at a long table in the breezeway. 
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Vineyard: 
 
Approximately 15,000 SF of lawn would be converted to vineyards.  The vineyards 
would have similar appearance to the vineyards located in some of the common areas 
of the business park.  Grapes from the vineyards would be harvested and used by the 
applicant for estate wine making.  The location of the proposed vineyard can be seen 
on Figure 5. 
 
2.6 Site Improvements 
 
Operations at the site will require the following new construction/improvements: 
 

1. 680 SF Carriage House  
 

2. Remodel and Upgrade 3,090 SF Farmhouse for Proposed Uses 
 

3. 1,200 SF of Deck and Ramps 
 

4. 90 SF Elevator Shaft 
 

5. 2 Parking Spaces, 350 SF 
 

6. Plant approximately 15,000 SF of vineyards 
 
2.7 Operating Hours 

 
The site is proposed to be open approximately 350 days per year with the operational 
hours for each proposed use varying. Occasional private events may be held on 
weekends and holidays until 10:00 PM. In general, the operating hours are shown 
below in Table 1. 

Table 1 Proposed Hours of Operation 
Wine Tasting, Weekdays M, Th & F    11am - 6pm 
Wine Tasting, Weekends Sat & Sun    10am - 6pm 
Café Hours, Weekdays M-F               8am - 6pm 
Café Hours, Weekends Sat & Sun    10am - 6pm 
Office Hours of Operation M-F              10am - 6pm 

 
2.8 Employment 
 
The Project would allow for the full-time employment of seven (7) employees.  The table 
below provides a breakdown of the type of employees required for the proposed uses: 
 

Table 2 Employees 
Proposed Use Number of Full-Time Employees 
Cafe 3 
Tasting Room 1 
Office Staff 3 

 
Office staff is included in the table above, however the current Use Permit (U-55-89) 
provides for two (2) full-time employees and five (5) part-time employees.   
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2.9 Traffic 
 
Traffic from proposed operations will primarily be generated from passenger cars, with 
an occasional delivery by truck.  Of the traffic generated by the Project the majority 
will be from patrons visiting the cafe.  It is anticipated that the majority of visitors to 
the cafe will be from the business community in the Napa Valley Business park and 
will stop by on their way to work or visit the cafe for lunch.  Serving the local 
community is anticipated to have a net reduction in traffic miles traveled when 
analyzed on a cumulatively. 
 
A traffic letter has been drafted by Omni-Means to provide estimates of the Project trip 
generation and Peak AM and PM trips. At full capacity, traffic is anticipated to create 
251 new daily trips on the weekdays and 365 daily trips on the weekends. Additional 
details on the traffic calculations and assumptions used to develop traffic numbers 
can be found the Omni-Means letter located in Attachment 1.  
 
2.10 Parking 
 
On the Project parcel there are 16 existing parking spaces and two (2) parking spaces 
are proposed to meet the Napa County minimum parking requirements.  To calculate 
the square footage of each area the interior area was used.  Downstairs the common 
areas were distributed evenly between the restaurant and wine tasting bar.  Square 
footage associated with the proposed elevator was assigned to the office since the 
elevator is used to access the office space on the second floor of the building. County 
parking requirements by use for the Project are summarized below: 

 
Table 3 parking Tabulation 

Area SF 
Spots/SF County 

Requirement 
Parking Spots 

Required 
Restaurant 975 1 Per 120 SF 8.13 
Wine Tasting (Retail) 730 1 Per 250 SF 2.92 
Office 1,385 1 Per 250 SF 5.54 
Wine Production (Manufacturing) 680 1 Per 500 SF 1.36 
        
Total 3,770   17.95 

 
In addition to the existing 16 parking spaces on the Project parcel there are 213 
parking spaces in the parking lot for the Napa Valley Gateway Condominiums, which 
is contiguous to the parking area at the Project Parcel.  The Project parcel has rights to 
utilize the parking spaces in the Napa Valley Gateway Condominiums per the 
Reciprocal Easement Agreement that was recorded with the Napa County Assessor's 
office on August 13, 2010.  Below is the language from the easement that discusses 
use of the parking areas: 
 
2.2 Parking Area Easements: Declarant grants to each Owner nonexclusive easements 
in favor of the Owner's Condominium and the Ranch House Parcel as the dominant 
tenements over the Parking Area as the servient tenement for each of the purposes set 
forth in this Section 2.2. The easements and rights described in this Section 2.2 are 
subject to the restrictions, conditions and Rules described in this REA. The 
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easements are effective automatically on the date Declarant first transfers title to a 
Condominium or to the Ranch House Parcel to a third party purchaser. 
 
2.2.1 Access Easement: Vehicular and pedestrian ingress and egress over the entry 
way, drive aisles and walkways. 
 
2.2.2 Parking Easement: The right to park vehicles within the parking spaces. 
 
The Project will be designed to have adequate parking spaces on the Project Parcel to 
satisfy the Napa County minimum parking standards.  However, as shown in the 
above easement language the Project Parcel, referred to as the "Ranch Parcel" has the 
ability to utilize approximately an additional 213 adjacent spaces. 
 
In addition to the proposed parking spaces a loading zone along the north west side of 
the farmhouse will be constructed.  The area is currently occupied by landscaping and 
encompasses approximately 700 SF.  Landscaping will be removed and replaced with 
concrete, asphalt or other hardscape surfacing that can support vehicle traffic.  
 
2.11 Noise  
 
Napa County noise limits at the property lines for industrially zoned properties are 
stated to be identified in below in table 5. 
 

Table 5 Napa County Noise Standards 

Receiving Land Use Category  Time Period  Rural  Suburban  Urban  

Residential  
10 p.m. — 7 a.m.  45 45 50 

7 a.m. — 10 p.m.  50 55 60 

Commercial  10 p.m. — 7 a.m.    60 55 

7 a.m. — 10 p.m.    65 60 

Industrial, including wineries  Anytime  75     

 
Noise limits from the proposed Project are anticipated to be below the levels stated 
above. 
 
2.12 Site Security and Safety 
 
Public health and safety will be protected in accordance with local, state and federal 
standards.  During the Project lifetime, public access will be controlled by locked 
doors. 
 
2.13 Fire Protection 
 
The existing farmhouse will be retrofitted with fire sprinklers as required by the 
current State and local regulations.  The proposed carriage house will be equipped a 
fire sprinkler system that meets County and State requirements as well.  An existing 
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fire hydrant is located on the north side of the Project site, approximately 70' from the 
existing farmhouse.  All fire systems will be designed and installed to the satisfaction 
of the County Fire Marshall.  Fire access to the Project site is provided by two existing 
25-foot wide driveways.  

 
2.14 Utilities 
 
U-89-55 included anticipated levels of service for each utility; below is a summary of 
the levels outlined in the existing permit. 

 
Table 6 Baseline Utilities 

Utility Service Service Entity U-55-89 Level 
Water Usage City of American Canyon 4,000 Gallons Per Day 
Sewer Napa County Sanitation District 250 Gallons Per Day 
Solid Waste Disposal Napa County Sanitation District Garbage Company 

 
Water Consumption 
 
Water is required for the all proposed uses as well as the existing uses on the Project 
parcel.  Water for the Project will be provided by the City of American Canyon through 
an existing waterline connection.  The City of American Canyon issued a will serve 
letter for the project on 12/12/17.  The Water Supply Report prepared by the City of 
American Canyon assumes an average daily consumption of 542 gallons per day (GPD) 
and a maximum daily consumption of 1,570 GPD. Water for the proposed vineyard 
and all landscaping will be provided by recycled water provided by the Napa Snatiation 
District. 
 
 
Sewage Disposal 
 
The Project will utilize the existing connection to the Napa Sanitation District. The 
property has been utilized as an office building previously and any intensification of 
use will provide credit for the existing office use.  The proposed wine making facility 
will not create any wastewater.  Through communication with Napa Sanitation District 
there was not a need to include a sewer connection for the winemaking activities.  A 
hold and haul system, will however be installed on the west side of the carriage house 
to accommodate future wine making activities if needed. The table below provides a 
summary of the types of uses proposed for the building and the SF per each use for 
the equivalent dwelling unit (EDU) calculation. 

 
 

Table 8 EDU Calculation Inputs 
Use SF Area 

Office 1,330 Entire Upstairs 
Food Service Establishment 2,840 Downstairs & Deck (Tasting Room & Café) 
*Industrial 680 Carriage House  

*No waster water is created from the industrial activities  
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It is anticipated that the Project will have an increase in sewer disposal and will work 
with the Napa Sanitation District to purchase additional EDUs.  No upgrades to the 
existing sewer infrastructure are anticipated. 
 
Electricity & Natural Gas 

 
The Project requires electrical power and natural gas provided by PG&E through an 
existing underground distribution line.  No upgrades to the power line would be 
required to satisfy the needs of the Project. 
 
Solid Waste & Recycling 
 
The project will contract with Napa Recycling and Waste Service to collect waste as 
needed, weekly collection of refuse is anticipated.  Waste will be separated into 
recyclable and non-recyclable dumpsters and stored until collected by Napa Recycling 
and Waste Service.  A 12' by 16' trash enclosure will be constructed on the west side 
of the existing farmhouse in an area that is currently occupied by landscaping.  In 
addition to the enclosure approximately 120 SF of concrete paving will be required to 
provide the garbage truck access to the enclosure.  The landscaping will be removed to 
accommodate the trash enclosure and driveway. 
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Table 9 Project Summary 
 

General Site Information 
Applicant Vinum Cellars 
Property Owner Vinum Cellars 
Site Address 499 Devlin Road, Napa, CA 94558 
APN 057-200-058 
Property Area 1.17 Acres 
Building Square Footage Existing: Approximately 3,090 SF                                                        

Proposed: Approximately 680 SF 
Parking Spaces Existing: 16 (1 Handicapped)  

Proposed: 2 
Elevation 45' to 50' AMSL 
General Plan Designation IP - Industrial Park 
Zoning IP - Industrial Park 
Specific Plan Napa Valley Business Park (Business/Industrial Park) 
Napa County Airport Land Use Compatibility Plan  Zone D 
Current Land Use Office Building, Use Permits #U89-55  
Water Service City of American Canyon 
Sewer Napa Sanitation District 

Project Details 
Proposed Use Tasting Room, Café, On-site Wine Production 
Desired Entitlements Amend Specific Plan to Gateway 

Business/Commercial and Use Permit 
Hours of Operation Weekdays (Tasting Room) M, Th, F, 11am - 6pm 
Hours of Operation Weekends (Tasting Room) Sat, Sun, 10am - 6pm 
Hours of Operation Weekdays (Cafe) M-F, 8am - 6pm 
Hours of Operation Weekends (Cafe) Sat, Sun, 10am - 6pm 
Hours of Operation (Office) M-F 10am - 6pm 
Employees (Total & # On Shift at One Time) Office: 3 Café: 3 Tasting Room: 1 
Building Renovation Duration 4-6 Months  
Anticipated Daily Trips During Construction Avg. 12 per week, Peak 20 per week 
Landscaping Convert 15,000 SF of Lawn to Vineyard 
New Building Construction Approx. 680 SF Detached Carriage House 
New Paved Areas Approx 1,000 SF 
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