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Napa, CA 94559 
 
Buller Family Trust Use Permit #P12-00194  
1019 Atlas Peak Rd, APN:  039-320-008 
 

Introduction 
 
The Buller Family Trust has applied to Napa County for a Use Permit to improve an existing 
commercial/retail parcel located at 1019 Atlas Peak Road (APN 039-320-008, the “Property”). 
 
The proposed Use Permit is for the benefit of tenants Jessel Art Gallery and Prime Solum Tasting 
and Barrel Room (collectively, the “Applicants”).1  Jessel currently occupies a gallery, studio, and 
classroom in the main gallery building (approximately 6,000 square feet) located on the 
southeastern area of the parcel (the “Jessel Building”).  Prime Solum proposes to use an existing 
metal building (approximately 4,000 square feet) located on the southwestern area of the parcel 
for wine tasting and related hospitality, including a catering kitchen, and for barrel storage (the 
“Prime Solum Building”). Wine production is not proposed. The Prime Solum Building previously was 
used by Jessel for storage, art classes and work areas and by the Buller family business, Napa 
Drayage and Storage, to store vehicles, equipment and goods, and as a business office. 
 
Prime Solum also wishes to construct two outdoor covered seating/display areas attached to the 
existing metal building, but no expansion in this structure is proposed with this project. 
 
The County has asked for the City’s confirmation in writing that this project is consistent with the 
terms and conditions of water service stated in the approved Water Agreement.  This letter requests 
such confirmation. 
   
The Applicants have provided the following summary of the terms and conditions of the Water 
Agreement, the existing water connections and the proposed water use as related to both the 
existing 2-inch (domestic) and existing 6-inch (fire suppression) City water service lines that currently 
serve the Property. 
 

Existing Water Agreement and Service Connections 
 
In April 2014, the Napa City Council voted to authorize the Buller Family Trust to install a new 
water service line, two (2) inches in size for domestic purposes and six (6) inches in size for fire 
suppression purposes to serve the commercial purposes on the Property. 

                                                       
1 Other tenants on the Property are Whetstone Wine Cellars and Del Dotto Winery. 
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The terms and conditions of the City water service are stated in the Declaration of Covenants and 
Agreement Regarding Water Service recorded as Document 2015-0000560 in the Official 
Records of the County of Napa (the “Water Agreement,” attached as Attachment A).  Paragraph 
6(g) of the Water Agreement limits the use of the 6-inch line as follows: 
 

g. The 6-inch line that is for fire suppression purposes will be used only for the existing 
permitted structures, and not for any other current/future development on the property, 
expansion of the described structures, commercial uses, residential uses, or irrigation uses.  The 
existing permitted buildings and uses include one tasting room at 2,925 square feet (sf), one 
winery building (bottling, no production) at 9,500 sf, and one gallery with retail uses at 
10,000 sf. 

 
The existing 2-inch line currently is providing water to the Jessel Building, along with other existing 
buildings on the Property, consistent with the approved Water Agreement.  After the main (City) 
meter and backflow device, three submeters have been installed to aid the property owner in 
dividing water costs among the various tenants on the parcel.  One submeter provides a connection 
to the existing +/-6,000 square foot Jessel Building and a proposed branch off of this submetered 
connection will provide domestic service to the existing +/-4,000 square foot Prime Solum Building, 
consistent with the approved Water Agreement.   
 
The existing 6-inch line is connected to a fire hydrant that currently serves both the Jessel Building 
and the Prime Solum Building.  As described in the approved Water Agreement, fire suppression 
needs (fire sprinklers) for both existing buildings will be provided from the existing 6-inch line.  If fire 
sprinklers are required for the two outdoor covered seating/display areas proposed to be attached to 
the Prime Solum Building, these sprinklers will be supplied by a separate, proposed 10,000-gallon 
water tank and separate pump system, in order to remain consistent with Paragraph 6(g) of the 
Water Agreement. 
 

Proposed Water Use Summary 
 
The proposed marketing/visitation plan for both Jessel Art Gallery and Prime Solum is as follows: 
 
Jessel Art Gallery 

 Visitation (normal days): 8 guests per day 

 Visitation (first Monday of each month): 60 guests 
 Employees: 2 full-time, 1 part-time 

 Residential Studio (above Jessel Building) 

 One-bedroom residence 
 
Prime Solum 

 Visitation (normal days): up to 125 guests per day 

 Visitation (first Monday of each month): 10 guests 

 Employees: up to 10 employees 
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 Catered Meals: up to or equal to visitation (no water use) 

 Kitchen Meals: up to 12 meals per day 
 
As described above, there are two water use circumstances: 1) the first Monday of each month, and 
2) all other days.  Table 1, below, shows the estimated water use during Circumstance One, and 
Table 2 shows estimated water use during Circumstance Two.  Estimates for water use are based on 
Table III-4 (Commercial Design Flow Rates) of the Napa County Onsite Wastewater Treatment 
Systems (OWTS) Technical Standards.  Please note that all existing and proposed landscaping will 
be irrigated with water from an existing well on the parcel, so estimates for irrigation water use are 
not included here. 
 

Maximum Quantity 

(persons)

Water Use

(GPP)

Gallons 

Per Day

Residential Studio 120 120

Jessel Art Gallery

Employees 3 15 45

First Monday Event 60 3 180

Prime Solum

Employees 10 15 150

Visitation 10 3 30

Total: 525

Circumstance One: First Monday Event

 
Table 1: Daily Water Use during Circumstance One 
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Maximum Quantity 

(persons)

Water Use 

(GPP)

Gallons 

Per Day

Residential Studio 120 120

Jessel Art Gallery

Employees 3 15 45

Visitation 8 3 24

Prime Solum

Employees 10 15 150

Visitation 125 3 375

Kitchen: Meals 12 15 180

Total: 894

Circumstance Two: All Other Days

 
Table 2: Daily Water Use during Circumstance Two 

 
In keeping with current water regulations, including the mandatory 20% reduction of City water use, 
the Applicants are proposing to retrofit the existing water fixtures inside the Jessel Building, and are 
proposing only low-flow fixtures to be installed in the Prime Solum Building. 
 

Analysis of 2-inch Water Line Capacity 
 
As part of obtaining the requested Use Permit, the Applicants are required to show that the parcel 
has adequate replacement area for all wastewater flows (septic systems) on the parcel.  The results 
of this analysis estimate a maximum daily water use of ~2,121 gallons per day (including the uses 
noted above for Jessel and Prime Solum).  See Attachment B for a copy of the Wastewater 
Feasibility Report.   
 
Assuming that a peak hour of water use may be as much 15% of the daily flow, and assuming that a 
peak minute of water use may be as much as 10% of the peak hourly flow, the peak expected 
demand on the 2-inch water line may be as much as 32 gallons per minute (gpm). 
 
Allowing for 500 feet as the furthest distance from the water meter to the storage building, and 
allowing for a pressure drop no greater than 20 psi, the capacity of the 2-inch water service would 
be approximately 64 gpm, which is twice the expected peak demand.  
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Conclusion 
 
The above analysis demonstrates that the existing 2-inch water service line for domestic purposes will 
adequately serve the proposed uses of the Jessel and Prime Solum Buildings.  Our analysis also 
shows that the existing 6-inch water service line for fire suppression uses is adequate to supply the 
existing fire hydrant serving the approximately 10,000 square feet of existing retail/commercial uses 
in these buildings.  If fire sprinklers are required to be installed due to the construction of the two 
covered outdoor seating/display areas attached to the Prime Solum Building, an appropriately sized 
water storage tank and separate pumping system will be installed in light of the limitations on the 
use of 6-inch line in Paragraph 6(g) of the Water Agreement. 
 
If you would like to discuss this matter further, please do not hesitate to contact me. 
 
Sincerely, 
  
 
 
 
Joel Dickerson, P.E. 
President, Madrone Engineering 
 
cc:  The Buller Family Trust 

Dana Ayers, Napa County PBES 
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Attachments 
Attachment A: Declaration of Covenants and Agreement Regarding Water Service 
Attachment B: Wastewater Feasibility Report
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I. INTRODUCTION 

Jessel Art Gallery and Prime Solum Tasting Room are applying to Napa County for individual 
Use Permits to operate independent businesses on a single parcel located at 1019 Atlas Peak 
Road in Napa County also known as Napa County Assessor’s parcel number (APN) 039-320-
008.  In addition, the Jessel Art Gallery has been operating on the parcel for over thirty years and 
seeks to obtain an ex post facto use permit for the gallery.  Conversely, Prime Solum is proposing 
a new tasting room to be operated on the subject parcel. 
 
The parcel has four additional residential and business operations which include: 

 
· A single family residence, 
· A residential studio apartment, 
· Del Dotto Winery, 
· Whetstone Wine Cellars Tasting Room 

 
Jessel Art Gallery includes a gallery, studio, and classroom in a building located on the 
southeastern area of the parcel.  Prime Solum proposes to convert a storage building adjacent 
to the Jessel Art Gallery Building to a new wine tasting room.  The residential studio is located on 
a second story of the Jessel building. 
 
This report has been prepared for the following purposes: 

· Synopsis of the completed site evaluations for the parcel; 
· Synopsis of the available information related to the existing wastewater systems 

located on the parcel; 
· Establish code compliant reserve areas for existing uses on the parcel;  
· Provide a code-compliant wastewater treatment system (primary and reserve) for 

the Jessel Art Gallery and Prime Solum projects.  

II. SITE EVALUATIONS 

A site evaluation is required by Napa County to determine whether the in-situ soils are suitable 
for dispersal of treated effluent and determine the type of treatment and dispersal system 
allowed for the soils encountered.  Following is a synopsis of the site evaluations completed on 
the subject parcel. 
 
Site Evaluation #1:  Applied Civil Engineering 
Applied Civil Engineering (ACE), Napa, CA, completed a site evaluation on February 10, 2011, 
to locate suitable soils for wastewater dispersal and/or reserve areas at various locations on the 
parcel.  This site evaluation was conducted to support the development of the Whetstone Wine 
Cellars Tasting Room use permit.  ACE evaluated ten test pits and determined all test pits were 
suitable for wastewater dispersal.  The soils encountered in these test pits were determined to be 
clay loam and sandy clay loam with soil depths ranging from 24” to 72”.  ACE prepared an 
“Onsite Wastewater Disposal Feasibility Study” for the Whetstone project.  The completed site 
evaluation report denoting the test pit locations and soil findings can be found in Appendix 3 of 
this ACE Study.  The Study is included in this report in Appendix 2. 
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Site Evaluation #2: Delta Consulting & Engineering 
To supplement the ACE site evaluation, a second site evaluation was conducted by this office on 
July 22, 2015, to evaluate additional soil conditions on the slope between the Jessel/Prime Solum 
buildings and the Del Dotto Winery buildings.  Four test pits were excavated and evaluated.  
The soils found were determined to be clay loam and sandy clay loam, soil depths ranging from 
12” to 59”, and with a moderate soil structure.  The site evaluation denoting the test pit locations 
and soil findings can be found in Appendix 3 of this report.  
 
The wastewater dispersal system for the combined Jessel/Prime Solum project will be located in 
the vicinity of Delta’s site evaluation test pit #1 and ACE’s site evaluation test pit #9. The reserve 
field is proposed to be placed over test pits #7 and #8 from the ACE site evaluation.  See 
Appendix 5 for the proposed system layout. 

III. EXISTING WASTEWATER FLOWS AND TREATMENT SYSTEMS  

A. Wastewater Generation 
As noted in Section I, four existing wastewater generating uses are located on the subject 
parcel.  Each use has an associated septic tank and standard gravity leach field.  The 
approximate location of the existing septic systems is shown in an exhibit located in 
Appendix 1.  Following is a summary of each of the existing uses with a summary of their 
wastewater systems: 

 
1. Single Family Residence (Western Residence aka “Winery Cottage”) 

The single family residence is located at the northwest corner of the parcel.  Based on 
the septic feasibility report prepared by ACE dated October 10, 2012, the estimated 
domestic wastewater generated from the residence is 450 gallons per day1 and the 
septic tank and standard gravity leach field is located to the south of the existing 
residence.  No changes will be made to the residence as part of the Jessel/Prime Solum 
entitlement process.  There is no reserve area established for the residence.  This report 
shall designate a reserve area for this use over ACE test pits #7 and #8.  See Appendix 
1 for the location of the Del Dotto Winery Buildings and the respective wastewater 
system. 

 
2. Del Dotto Winery Building 

The three Del Dotto Winery Buildings are located along the east side of the property 
toward the central portion of the parcel.  Based on a wastewater system calculations 
report prepared by Guadalupe Chavarria, P.E. dated December 13, 2013, the 
estimated process wastewater generated from the Del Dotto Winery Buildings is 867 
gallons per day2.   
 
According to Mr. Chavarria and Kim Withrow with Napa County Environmental 
Health, the Del Dotto Winery Buildings are served by two separate septic systems 

                                                       
1 Onsite Wastewater Disposal Feasibility Study for the Whetstone Wine Cellars Tasting Bar, Applied Civil 
Engineering, table on page 6, Appendix 2. 
2 Del Dotto Winery New Winery, Residence(s), and Tasting Room, Quadalupe Chavarria, table page 1, 
Appendix 4. 
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(septic tank with standard gravity leach fields).  As the southern septic system has been 
paved and is being used as a parking area (not allowed in County code), this system is 
proposed to be abandoned in place with the associated wastewater conveyed to the 
northern system.  The northern septic system will be expanded to account for the 
additional wastewater flows.  This work is not a part of this report.  There is no reserve 
area established for the winery.  This report shall designate a reserve area for the winery 
over ACE test pits #7 and #8.  See Appendix 1 for the location of the Del Dotto Winery 
Buildings and the respective wastewater system. 

 
3. Whetstone Wine Cellars Tasting Room 

The Whetstone Tasting Room is located at the northeast corner of the parcel along the 
eastern property line.  Per a study completed by ACE, the estimated domestic 
wastewater generated from Tasting Room is 165 gallons per day3.  According to the 
ACE Study, the septic tank and standard gravity leach field are to be installed in the 
vicinity of ACE’s site evaluation test pits #4 and # 5 with a100% reserve field designed 
in the vicinity of ACE test pit #24.  See Appendix 1 for the location of the septic leach 
field and reserve field.  As the ACE Study included designs for the primary and the 
reserve field, no changes will be made to the Whetstone primary or reserve system as 
part of the Jessel/Prime Solum entitlement process.  

 
4. Residential Studio (Second floor of Jessel Art Gallery building) 

The one-bedroom residential studio is located on the second floor above the Jessel Art 
Gallery.  Based on Napa County standards, the estimated domestic wastewater 
generated from the residential studio is 150 gallons per day.  The wastewater flows from 
the Studio is combined with the art gallery in a septic tank and distributed to land via a 
gravity leach field.  No reserve area is established for this system.   
 
As part of the Jessel/Prime Solum use permit, the existing wastewater system which 
serves the studio and the Jessel Gallery is be abandoned and replaced with a code 
compliant wastewater treatment system (primary and reserve).  See Appendix 1 for the 
approximate location of the existing septic leach field to be abandoned. 

 
B. Summary:  Existing Wastewater Flow  

The four uses on the property excluding the proposed Prime Solum Tasting Room and the 
existing Jessel Art Gallery are summarized below: 
 

                                                       
3 ACE Feasibility Study, page 4, Appendix 2. 
4 ACE Feasibility Study, pages 4-5, Appendix 2 
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A code compliant primary treatment system for the Jessel Gallery, the Studio Apartment, 
and Prime Solum Tasting Room are proposed to be combined into a single engineered 
treatment system.  Reserve area for the Single Family Residence, Del Dotto Winery, Jessel 
Gallery, the Studio Apartment, and Prime Solum Tasting Room are to be established as 
part of this report.   

IV. PROPOSED WASTEWATER TREATMENT SYSTEM: 
JESSEL GALLERY & PRIME SOLUM TASTING ROOM 

A. Wastewater Generation 
The domestic wastewater (DW) generated from Prime Solum, Jessel Art Gallery, and the 
residential studio are proposed to be combined into a single engineered wastewater 
treatment and dispersal system.  The anticipated/design flowrate of the combined system is 
dependent on the number of employees, number of daily visitors, number of event visitors, 
and residential bedrooms.   
 
The proposed marketing plans for both Prime Solum and Jessel Gallery are noted below: 

 
Jessel Gallery 
· Visitation: 8 guests per day  

· No visitation on the first Monday event 
· First Monday Event: 60 people on the first Monday of every month (not open to 

other visitations on days these events occur) 
· Employees: 2 Full-Time Employees, 1 Part-Time Employee 
 
Residential Studio 
· One bedroom 
 
Prime Solum 
· Visitation:  

· 125 guests per day (Non-First Monday event days) 
· First Monday event at Jessel: 10 guests per day by appointment only 

· Employees: 2 Full-Time Employees, 8 Part-Time Employees 
· Catered Events: As described in the UP application.  These events will utilize portable 

toilets, and will not result in additional wastewater flow. 
· Meals Prepared Onsite: Up to 12 meals per day in the proposed kitchen 
 

Table 1: Existing System Summary

Use

Design 

Flow (GPD) System Type

Reserve 

Established Notes

Single Family Residence 450 ST/SG No Reserve to be established

Del Dotto Winery 867 ST/SG No Reserve to be established

Whetstone Tasting Room 167 ST/SG Yes Reserve established

Jessel Gallery/Studio 150 ST/SG No System to be abandoned, new system
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Based on the respective marketing plans for the Jessel Gallery and Prime Solum Tasting 
Room, there are two potential circumstances with respect to wastewater generation: 

· Circumstance #1:  The Jessel Gallery hosts a ‘First Monday Event’ of each month 
· Circumstance #2:  All other days of the month. 

Both of these circumstances are analyzed as follows to determine the peak wastewater 
flowrate for the art gallery, Prime Solum, and the studio apartment: 

 
Circumstance 1: First Monday Event 
The first circumstance occurs when Jessel Art Gallery hosts the First Monday of the Month 
event.  The table below summarizes of the anticipated/design flowrates based on the 
marketing plan:  
 

Maximum Quantity 

(persons)

Waste Flow 

(GPP)*

Gallons 

Per Day

Residential Studio 120 120

Jessel Art Gallery

Employees 3 15 45

First Monday Event 60 3 180

Prime Solum

Employees 10 15 150

Visitation 10 3 30

Total: 525

Circumstance One: First Monday Event

 
 
 
 

The wastewater flow generated from the First Monday Event is 525 gallons per day.  
 
Circumstance 2: All other days of the month 
The second circumstance occurs on all other days of a given month. See the table below for 
a summary of the proposed uses based on the marketing plan:  
 

Table 2: Circumstance One – First Monday 
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Maximum Quantity 

(persons)

Waste Flow 

(GPP)*

Gallons 

Per Day

Residential Studio 120 120

Jessel Art Gallery

Employees 3 15 45

Visitation 8 3 24

Prime Solum

Employees 10 15 150

Visitation 125 3 375

Kitchen: Meals 12 15 180

Total: 894

Circumstance Two: All Other Days

 
 
 
The domestic wastewater flow generated from all other days is 894 gallons per day. 
 
Comparing the two circumstances, the maximum daily peak wastewater flowrate is derived 
from Circumstance 2 with an associated estimated wastewater flow rate of 894 gallons per 
day.  The combined code compliant wastewater treatment system to serve the Jessel 
Gallery, Prime Solum, and the studio will be designed to treat and disperse this flow. 
 

B. Proposed Primary Treatment System 
The wastewater treatment system for the combined wastewater generated by Prime Solum, 
Jessel Art Gallery, and the residential studio is proposed to be treated by a standard septic 
tank, an Orenco Systems AX-20 secondary treatment unit, and final dispersal via an 
engineered sub-surface drip system.  
 
As discussed in Section II, two site evaluations have been completed on the parcel: 
 

· Applied Civil Engineering:   10 test pits 
· Delta Consulting & Engineering:   4 test pits 

 
The proposed combined treated wastewater dispersal system will be centered over test pit 
#1 from the Delta site evaluation and test pit #9 from the ACE site evaluation.  The soil type 
for test pit #1 and test pit #9 was classified as sandy clay loam and clay loam respectively 
with an associated acceptable depth of 48 inches.  As Clay Loam has a more restrictive 
application rate of 0.60 gallons/ft2/day than sandy clay loam, the clay loam application 
rate will be used for design purposes. 
 
Based on the combined peak daily flow of 894 gallons per day and an application rate of 
0.60 gallons/ft2/day, an area of 1,490 square feet is required for the sub-surface drip 
dispersal system.  The dispersal system will consist of nine (9) driplines at 83.33 feet each for 
a total length of 750 linear feet.  See the proposed wastewater treatment dispersal system 
site map in Appendix 5 for the installation area.   

Table 3: Circumstance Two – All Other Days 
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Following is a flow chart of the proposed combined engineered sub-surface drip treatment 
system: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 

 
C. Proposed Reserve Treatment System 

In the event that the primary wastewater dispersal system fails, a reserve area is required to 
be designated.  The reserve area must be sized to accept 100% of the daily flow for 
standard gravity systems and 200% of the daily flow rate for engineered systems.  For the 
existing and proposed uses on the parcel (the single family residence, Del Dotto Winery, and 
the Jessel/Prime Solum/Studio), new reserve fields are required to be established.  Following 
is a summary of the wastewater flows which require establishment of a reserve field:  
 

Type of Use Design Flow (GPD)

Single Family Residence 360

Del Dotto Winery Buildings 867

Jessel Art Gallery/Prime Solum 894

Total: 2,121  
 

Table 4: Reserve Field Requirements 

Jessel Art Gallery 
69 GPD 

Primary Treatment 
2,000 gallon Septic tank 

Secondary Treatment 
1,500 gallon Recirculation tank 

AX-20 Textile Filter 
Up to 90% BOD & TSS Reduction 

Dosing Tank to Subsurface Drip Dispersal 
2,000 gallon Dosing tank 

Subsurface Drip Dispersal Field 
9 lines, 750 linear feet total 

Figure 1: Proposed Wastewater Treatment System Schematic 

Prime Solum Tasting Room 
705 GPD 

Studio Apartment 
120 GPD 

 

Grease Trap 
750 gallon tank 
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Based on the various uses, the daily peak wastewater flowrate is 2,121 gallons per day.  
Similar to the combined primary treatment dispersal system for Jessel/Prime Solum/Studio 
Apartment, the reserve field for these uses will be designed as an engineered sub-surface 
drip dispersal system with the necessary secondary treatment system to meet State dispersal 
standards for the associated use.  The reserve field these uses will be centered over ACE site 
evaluation test pits # 7 and #8.  The soil type for test pits #7 and #8 was classified as clay 
loam and has an application rate of 0.60 gallons/ft2/day.   
 
Based on the peak flowrate of 2,121 gpd, an application rate of 0.60 gallons/ft2/day, and 
a 200% of the daily flowrate requirement, the reserve field requires a minimum area of 
7,070 square feet (rounded to 7,100 square feet).  See the proposed wastewater treatment 
system site map in Appendix 1 and Appendix 5.  

 

V. CONCLUSION 

Based on the analysis of the existing and proposed uses in this report, suitable soil and available 
area exists on the parcel for code compliant wastewater dispersal fields (primary and reserve) to 
serve the Jessel Art Gallery/Studio Apartment and Prime Solum projects and designate the 
required reserve area for the residence and Del Dotto Winery uses.  The Whetstone Tasting 
Room has a code compliant primary and reserve fields established. 
 
The existing septic system serving the Jessel Gallery/Studio Apartment will be abandoned per 
Napa County Standards and a new engineered treatment system with sub-surface drip 
dispersal will be required to be designed, permitted, and constructed to treat and disperse the 
wastewater generated from Jessel Gallery, Prime Solum, and the residential studio.  
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