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Attorney at Law
1152 Hardman Avenue
Napa, CA 94558
(707) 337-6412

January 7,2020

Napa County Planning Commission David
Whitmer, Chair

Anne Cottrell Joelle

Gallagher Jeri Hansen

Andrew Mazotti

1195 Third Street, Suite 305

Napa, CA 94559

Dear Mr. Whitmer and Commissioners:

Planning Commission Mtg.
JANUARY 15, 2020

Agenda Item # 7C & 7D

RECENED
JAN 082020

Napa County
Planning, Building
&Environmental

Services
RECEIVED
1aN 10 2020

Napa County Planning, Buliding
& Environmental Services

As you know, I am an attorney representing the Shadybrook Estate
Winery and the Rapp Equestrian Center regarding the respective Use Permit
Applications that were initially heard by the Napa County Planning
Commission on December 4th, 2019 and are now continued to January 15,

2020.

At the hearing on December 4, 2019 several issues may not have been
clear. The Planning Commission had had a long day and now it was after
5:00 p.m., there was some confusion and both matters were continued.

As I mentioned on December 4th, 2019 my clients are committed to
working, in good faith, with the staff and you to provide all requested
answers and information, including compromises to assist you with your

understanding and your final decisions.

So,I am providing you this letter in this spirit of compromise and
clarity, consistent with my post-hearing discussions with your staff as

follows:

I. My clients agree with staff's analysis which is clearly confirmed,
that the Applications for the Shadybrook Estate Winery and the Rapp



'Letter from David B. Gilbreth
Page?2

Equestrian Center are in fact consistent with the Napa County General
Plan, Zoning, and the California Environmental Quality Act (CEQA).

II. The Applications, because of the physical location and practical
requirements, propose to continue to share access, wastewater, water system,
reciprocal parking, shuttle drop-off and pick-up, horse trailer drop-off and
pick-up. As is customary, we will prepare an appropriate easement which I
have done many times so that it can be reviewed by the County Counsel's
office and recorded.

I11. Notwithstanding anything to the contrary, the Applicants are
clarifying that the proposed visitation and employees cumulatively in total for
The Shadybrook winery and the Rapp equestrian Center shall not exceed 20
employees and 100 visitors on any given day.

IV. The proposed Marketing Events are also limited to the
cumulative maximum 20 employees and 100 visitors. Therefore there is no
duplication.

V. The Application for Shadybrook Estate Winery confirms that
the Applicants now own all of the grapes that would be processed for the
requested 70,000 gallon capacity.

VI. The Applications for both Shadybrook Estate Winery and the
Rapp Equestrian Center clearly demonstrate that Traffic, as professionally
analyzed, pursuant to Napa County Traffic Engineering requirements
confirms that the traffic now, and with the proposals, and in 20 years, is
functioning at essentially an A- level (see the attached tables).
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Even so, we have reached out to neighbors and the Napa County
Traffic Engineer to find solutions to address the neighbors concerns and to
slow drivers down. (It is our understanding that the Napa County Traffic
Engineer is satisfied with the traffic report and always very willing to assist
in providing information to improve traffic flow and safety.)

The applicants propose, at their cost, to pay for a radar speed feedback sign
which the Napa County Traffic Engineer indicates is possible right away and
can contribute to slowing drivers down. The applicants are also open-
minded to supporting speed limit signs and will continue to work with the
neighbors and the Napa County Traffic Engineer.

VII. The Application for Shadybrook Estate Winery proposes
purchasing and using 1.83 acre feet of MST recycled water (approximately
600,000 gallons annually). The MST recycled water is essentially allowing
the recharge of the MST aquifer and certainly this is highly beneficial.
Every 10 years this recharge benefit will be approximately 1.2 million
gallons.

VIII. The Application for Shadybrook Estate Winery will correct all
of the many inherited violations of the previous owners. To clarify and get
the proper perspective involving responsibility, we wanted to review the
violations.

A. All of the violations on the outside of the southern side of
the winery were caused by the previous owners and unknown to the
applicants until the customary inspection prior to the initial December 4tn
hearing. These consisted of banding outside equipment for seismic stability,
two pre-existing extension cords etc. Most have been corrected and
Building Permits for the overhanging small roofs are being prepared.

B. There was 1 violation in the proposed barrel room. The
barrel room area is part of a multi-tiered dilapidated structure. The bulk of it
fell down, a portion was cleaned up, and part of a foundation system was
constructed. Napa County informed the applicants that they needed a permit
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and should stop work. They immediately stopped work. They have
prepared and filed the appropriate application for a Building Permit which is
being processed pending these Applications. For clarity, absolutely no
building was constructed .

C. All of the violations inside the Shadybrook Estate Winery,
except for stacking barrels and a portable counter too close to 2 exists, were
caused by the previous owners and unknown to the applicants until the
customary inspection prior to the December 4th hearing. Most were
corrected immediately with the inspectors on-site and the remaining items
where corrected within a few days.

D. All of the violations outside of the northern side of the
Shadybrook Estate Winery, except for installing a curb for the bocce ball
court, stringing lights on the outside patio, and the sign (which is being
reviewed and may comply with Napa County standards), were caused by the
previous owners and unknown to the applicants until the customary
inspection prior to the December 4t hearing. The applicants, in good faith,
obtained a Grading Permit and landscaped portions of the outside northern
areas. They simply followed a similar design that existed when they bought
the property and graded an area where they also parked cars. Few if any
people would think that they need a permit to place a curb on the dg surface
and play bocce ball or need a permit for small lights. Of course the bocce
ball court will be eliminated, shades will be put over the lights and any and
all permits required for the previous owners violations will be prepared and
submitted.

IX. We now have the Declaration of Phil Rapp and Nancy Rapp
dated December 13,2019 and signed under penalty of perjury with attached
confirming newspaper articles, Napa County Building Permits, and Napa
County Water Permits which they believe strongly confirms the legal right
to these historic Rapp Equestrian Center activities. Even though the
Declaration is attached we have quoted some sections for easy review:

“During our ownership we had an average of more than 60 horses
and sometimes as many as 100 horses with multiple marketing and
sales events including our first major sales event of over 800
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people in 1983 (attached is the Napa Register newspaper article
showing all the activities). The commercial activities included at
least 20 employees including a full-time bookkeeper and many
horse owners, groomers, stable hands, farriers, and 100s( hundreds
)Jof combinations of cars, trucks, horse trailers and guests. I've
attached some additional newspaper articles which referred to the
Rapp Equestrian Center regarding our history ( News background,
advertisements for our bookkeeper, events and horses).

Through the years we had many similar activities.

At all times we believed that we had all the proper permits from
Napa County and we were in full compliance with those permits.
We reasonably relied on all of those permits, and had no reason to
think otherwise, especially since we were advertising extensively
and were known in the community and in the United States.

I declare under penalty of perjury that the foregoing is true and
correct.”

X. Alice and David Alkosser appreciate this opportunity to clarify the
various issues and believe that their applications, as they intended, are
reasonable and well below the legal historic uses. The factual background
confirms that for the most part they are cleaning up pre-existing unknown
violations, and at all times are available to work, in good faith, with Napa
County staff and your Commission and the neighbors. They believe that the
requested approvals comply with all current requirements, fit into the area
with similar uses and are consistent with their reasonable 10 to 20 year
business plan.

I believe the applications and the factual background, as clarified
support your approval and welcome an opportunity to answer all questions
and provide all information and continue to listen carefully to you and your

staff.
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Respectfully submitted,

David B. Gilbreth
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January 10, 2020

Charlene Gallina

Napa County Planning, Building, and Environmental Services Napa County Planning, Building
1195 Third Street, Suite 210 & Envisonmental Services
Napa, CA 94559

RE:  Shadybrook Winery (P18-00450) & Rapp Equestrian Center (P18-00197)
Dear Charlene:

This letter is intended to supplement the Shadybrook Estate Winery Wastewater Feasibility
Report dated December 26, 2018, and the Rapp Equestrian Center Wastewater Feasibility Report
dated December 4, 2018. It is an update to our previous letter dated December 13, 2019. The
table duplicated in each of these reports under the Domestic Wastewater Characteristics
summarizes the maximum flows acceptable by the proposed wastewater system. The table has
been reproduced below for ease of review:

1. These proposed conditions are consistent with Item 10 in Kim Withrow’s November 21,
2019 Conditions of Approval Letter that states, “The marketing events, visitation, and
employees must be managed so the wastewater generated from both the Equestrian
Center and the Winery does not exceed the wastewater system capacity of 1,165 gallons
per day.”

2. The applicants are clarifying that the proposed visitation and employees cumulatively in
total for the Shadybrook Winery and the Rapp Equestrian Center shall not exceed 20
employees and 100 visitors on any one day.

3. Examples of combinations of employee, visitors, and event guests between the Winery
and Equestrian Center that are proposed:

Typical day of total 20 employees and 100 visitors.

Small event day of total 20 employees, 70 visitors, and 30 event guests.
Medium event day of total 20 employees, 50 visitors, and 50 event guests.
Large event day of 11 employees and 100 event guests.

o0 oo

The maximum number of people on site on any one day, in combination for the winery
and Equestrian Center, would be 120 people.



Total Total
Total Flow
. Total Flow Flow . Flow
Projected Medium
Use Source Number No Event Small Large
Flow (gpd) Event
Day (gpd) Event (gpd) Event
(gpd) (gpd)
> Employees 11 15 165 165 165 165
[44]
=
2 Visitors 50 3 150 150 150 0
Winery Subtotal Total Peak Winery Flow 315 315 315 165
5 . Employees 9 15 135 135 135 0
2 5
g
Z© | visitors 50 3 150 150 150 0
Equestrian Center Total Peak Equestrian
Subtotal Center Flow 283 <85 AR 0
" Small Event 30 15 0 450 0 0
-
§ Medium Event 50 10 0 0 500 0
w
Large Event 100 10 0 0 0 1000
Grand Total Total Peak Flow 600 1050 1100 1165

In summation, visitation, employees, and events will be managed so that the flow from both
facilities combined does not exceed 1,165 gallons per day on any one day.

Please do not hesitate to contact me should you have any questions regarding the above.

Respectfully,

Bruce Fenton, P.E.
Project Manager

MS/ms
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Declaration of Phil Rapp and Nancy Rapp & Environmental Services

I, Nancy Rapp. was married to Gerald Rapp (now deceased) and in 1977
through 1982 we purchased lhe properly in the Coombsville area of
Napa County which we called the Rapp Quarterhorse Ranch for the
purpose of developing a commercial quarter horse ranch which
included breeding mares and foals, riding and training cutting horses.
reined cow horses, reined horses and related horse activities, including
but not limited to largely attended sales and marketing events. We had a
very vibrant business through the years up to 1997 when we sold the
properly and moved to Texas. There we continued our business and are

still thriving and recognized nationally.

, Nancy Rapp, know that my husband met with Mr. Hickey, at the time the
Planning Director for Napa County, to discuss our plans for a commercial
quarter horse ranch. Mr. Hickey told Gerald to obtain the following
permits, set forth below, and that we could then begin development of
our commercial quarter horse ranch. And that's what we did.

So we applied and paid for and obtained :
(1) County of Napa Environmental Clearance For 28,000 Square Foot

Arena & Stables(May28,1982),
(2) Napa County Construction Application & Permit For 28,000 Square

Foot Arena and Stall Barn (Junel,1982);
(3)Napa County Construction Application And Permif For 2,241 Square
Fool Stables& Lab [August 2,1982);

All three items are attatched.
Consistent with our understanding | have also atiached the

communication from James Hickey regarding the Board of Supervisors
Approval of Rezoning (August 18,1982) and Rapp Quarterhorse
correspondence to Trent Cave, Director of Napa County Environmental
Hedlth referencing cutting horses, reined cow horses, reining horses, and

mares ond foals (January 1983). So we started our commercial
quarterhorse ranch with the proper permits.

|, Phil Rapp. am the son of Gerald and Nancy Rapp and | lived on the
Rapp Ranch property in Coombsville, Napa, Cdlifornia. | attended Mount
George and St. Johns and graduated from Justin Sienna High School.
Mhen [ was seven | fold my dad | only really wanted to be a cowboy and |
nave been involved ever since.l had the good forfune to start at the Rapp
Ouarterhorse Ranch for many years and learn from my father and
~onlinue in Texas. | have been competing and continue to compete in
ricding culting horses in various competfitions across the nation. | have
carncad many awards and was the all time leading rider for over ien years
aned Tfetime competifion earnings of $2,500,000 { Nine million five hundred



thousand dollars). | just completed my presidency ferm for the tHational
Cutting Horse Association and continue fo be very involved with the
organization.

During our ownership we had an average of more than 40 horses and
sometimes as many as 100 horses with multiple marketing and sales
events including our first major sales event of over 800 people in 1983
(attached is the Napa Register newspaper article showing all the
actlivities). The commercial activities included at least 20 employees
including a full-time bookkeeper and rnany horse owners, groomers,
slable hands, farriers, and 100s{ hundreds Jof combinations of cars,
trucks, horse trailers and guests. I've attached some additional
newspaper arficles which referred fo the Rapp Equesirian Center
regarding our history { News background, advertisemenis for our
bookkeeper, events and horses).

Through the years we had many similar aclivities.

At all fimes we believed that we had all the propar permils from Mapa
County and we were in full compliance with those permits. We
reasonably relied on all of those permits, and hod no reason fo {hink
otherwise, especially since we were advertising extensively and were
known in the community and in the United Staies.

| declare under penally of perjury that the faregoing is rue and corech.

Daied: /@2/{5’ . 2019
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By PETER WOODSIDE
Register Staff Writer

When It comes tg selling horses,
there aren'} igp many people who
can match Jerry Rapp,

More than 800 buyers from across
) the country rolled” Into hls muiil-
5%l milllon doliar ranch In Napa Satur-

g] day. When they left, close to $600,000
w?rlh of cuttlng horses had been
sold,

Some of the buyers were good ole’
boys from down South} others were
celebritles. and stlll othors were
businessmen who hag probably
never been on a horse In thelr lives,

To understand why (hese buyers
would® travel hundreds and some-
times thousends of miles to plunk
i - down as much ag $30,000 for a horse,

v iwdone must flrst take a lesson In
BRI cutting horses, ,

* As Jerry Rapp telly i, up untnl
about- 15 years ago the sport was
limlled mainly to culling Norse afl

T, '

JERRY RAPP'S Snturday sale of * |
cutting horges drew the famoug BS
well as the rich, Willjam Shatner of
Star Trek fame, above, was one of

LELa

those in -attendance and Slgned an
autograph for this young fan, (Re-

glster photo by Al Francis) It-was then that leaders In {he

sport declded to up the ante for

» 8B e,

-

A Cutting Horse
Auction Expensive

entering the competitions, Now,
Some purses equal $1,5 million, top-
ping those offerred In {he prest|-
glous Kentucky Derby,

With the substantlally Increased
purses, buylng and breeding cutting
horses sudderily became more than
Just ‘a sport; It hecame a mult-
million dollar buginess,

Rapp.owns three stud horses at hig
ranch that are valyed at aver $2
mlillon, with ope bringing a $10,000
stud fee, Rapp-estimated sorrie §30
million worth of horses were at hig

heavlly-guarded ranch oyer the

weekend, \

While the sport: has become big
business In the |ast decade, |l was
born in the early days of the West-
ern froniler,

Al that time ‘there were few
fences o keep ranchers' cittlie
aparl. A @ result, ranchers were
forced to separato thelr steers from
lorge herds (hat Included calile
from other ranches,

Their muscular, working horses

(Continuet an Page 2)
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nessmer alike, (Reglster photo by
Al Francis.)

tion block brought a total of almost ~ horses are becoming an investment
half a million dollars. Cutting  for ranchers, competltors and busi-

i T KR :
cutting horse competition Saturday

BUYERS FROM all over the
country, as many as 800, attended a 2t Jerry Rapp’s Coombaville area
ranch. Some 74 horses on the aue-

high-stylie, high-priced auction and

oo B e R
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- Substantial Tax Benefits
EXCELLENT PROFIT POTENTIAL

Napa Valley is the home )

of one of the country's /.
leading quarter-horse /77 7NN
ranches, Rapp’s Quarter ' lfi«i“"'” 7\ |
Horse Ranch. U e

7

{s
We offer both horses for sale 3 5 0 AN
and horse breeding programs, VYN

We believe the rapid growth in quarter
horse breeding (particularly for cutting
horses) by high income individuals is due to
the substantial tax advantages and good
economic profit potential which breeding
offers.

It's a good business and we can
help you get in it.

For more information, call or write:

g

il
.{.’

L% %) ot
RQHR — the largest and
newest stallion center

on the West Coast:

Jerry Rapp
Rapp's Quarter Horse Ranch
100 Rapp Lane, Napa, CA 94558

(707) 253-2600
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His heroes
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been cowboys

Dy STAN VAUGHN
Reglyter Sialf Wriler

fihen Hillle Melsan slegs the westors bellsd "My Hueas Have Alwoye
Been Cowboys,” PhU Ropa can lden u!i wlid the Iyrlea,
"IWhen | was Y years u]}zm}' dad Lok m Lo Lhe Cow Palace Rodwe,
#ed 1 Lold Bl 1 wanied 1o meel 8 real cowboy, Dad arranged for me 1o
wmtal L Captarllly {farmepwerld chemplen rgzer and all Fareund
comboy).” reealls (e Iyesr.old Nupan, "1 gal to rida Lao's hotra
around and our famUles became Irlends, i
"I always wanied [obe o conbey, enar slace I ean remember,
Jehn Wayze was my hare,
These days (e lanky Justio-Slens High Schasl 15phamare ha his own
Porsey and he's pd Ing pratly Laflln U saddle,
Laul Aupual in Tulsa, Ok, Fapp rode hls heres, Topappyeks Peppy,
k2 an Amerlcan Junler Quarker larse Assacliion culling campelitian
warld's champlenskip, Dayrlaler, :uh‘&swml the brat culling horse
riders In (he counlry, Rapp wen e 15, an-Fra Ulle iy Reno amd
Was & finallit In the epen Hen-Fra urn&.!luan = cemlag away with o
aaddle, Lwg dliver kall buekles and 11,05,
Bamplorthip performunce will edavlsed tonfght on
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slizwred Lo uie Une pelra fo dlreel Lie horta bul iy ure lep prossure 1o
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Ridurs ars f“"‘ veg-and 3«hall minutes wilh te herd, Igealy culling
&ul lwo cows |a Lhal Ume, Riders scors belween 62 and 42 polals, wik
0 belng average, T cengldered e ol and .n;mu‘ Rgher rere. *
I1ve paints I thuy lone s cow back Lo Dhe u!. thres pelnls
Alers the herd or brushes a cow aed eny painl U Wit rider
wies the reln,
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THE OFFICIA
ZONING MAP (
OF SECOND AVENUE),

The Board of Supervisors of
the County of Napa does ordaln
as follows:

SECTION ONE: The follow-
Ing parcels are rezoned from R-
LAIB-1 to AW: 52-170-80, 52-
170-18, 52-170-19,

SECTION TWO: The forego.
Ing changes In zoning district
boundaries shal| be entered
promptly on the Officlal Zonlng
Napof the Couniy of Napainac-
cordance with the provisions of
{%?é:aa County Code Section

SECTION THREE: Any
provisions of ordinance of the
County of Napa In conflict
herewith are hereby repealed,
effective upon the date fhis or-
dinance becomes effective,

SECTION FOUR; This or-
diance shall be shall take effect
thirty (30) days after |ts pas-
sage,

SECTION FIVE: This or-

dlance shali be published
before the expiration of fifteen
15) days after its passage at
least onceinthe Napa Reglster,
8 newspaper of general circula-
tfon printed and published n
the County of Napa, together
with the names of the members
votirig for and against the
same,
The foregoing ordinance Wal
read and passed at a reguiaj
meeting of the Board of Super-
visors of {he l:ounf?_r| of Napa,
State of Californla, held on the
31st day of August, 1982, by the
following vote:

SUPERVISORS MARTZ,
MIKOLAJCIK,

CHAPMAN, CHEW AND

MOSKOWITE

NOES: SUPERVISORS
NONE

: ABSENT: SUPERVISORS
NONE

/s/ HAROLD
MOSKOWITE

Chairman of the Board of
Supervisors
ATTEST:
FLORENCE w, CUN-
NY, County Clerk
By! /s/ AGNES DEL ZOMPO
Clerk of the Board
' (\%14)

article, and title of
County Code Is rep
deleted In Ifs entirety
SECTIONFIVE: §
of the aforesald che
cle, and tifle of the N
Code is amended to
as foliows:
Sec, 5296, Storage,
An Individval wa
system having a
yleld of less “tha
gallons par minute

a waler storage
minimum capaclt
thousand (3000} g
each dwelling unif,
SECTION SiX: 5¢
of the aforesald chap
and title of the Na
Code [s amended 1o 1
as follows;
Sec. 5299, Timing ¢
of Building Perm/t
The provisions of §|
shall first be satist
applicant’'s expen
the issuance of ar
permif for sald dw
SECTION SEV
provisions of ordinai
County of Napa |
herewith are hereby
effective upon the di
dinance becomes eff.
SECTION EIGHT
dinance shall take
fober 1, 1982,
SECTION NINE:
dinance shall be
before the expiratio
(15} days affer Its o
least once in the Nap
a newspaper of gene
tlon printed and P
the County of Napi
wilh the names of th
voling for an againsi
The foregoing or¢
Introduced and 1
regular meeting of i
Supervisors of the
Napa, State of Calll
on the 10th day of A
and passed at g
meeting of the Boar
visors held on fhe :
August, 1982, by th
voie:

AYES! SUPER!
MARTZ, MIKOI
CHAPMAN, CH
MOSKOWITE
NOES: SUPER!
NONE

ABSENT: SUP}
NONE

/5/ HAROLD mc
Chalrmanc

of ¢
ATTEST:
FLORENCE W
County Clerk
By: /s/ AGNES DE
Clerk of the Bo:




