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MEMORADUM 
 
To: Planning Commission From: Charlene Gallina, Supervising Planner 
    Date: November 18, 2020 Re: Shadybrook Estate Winery 

Use Permit Major Modification 
#P20-00158-MOD 
Addendum to a Negative Declaration 
Assessor Parcel #052-170-019 

 
Project Title:  Shadybrook Estate Winery, Use Permit Major Modification P20-00158-MOD 
 
Project Location: The 11.37 acre project site is addressed as 100 Rapp Lane, Napa and accessed 
via Rapp Lane, which is a gated private road located on the north end of Second Avenue at the 
intersection with Chateau Lane. The project is located within the Agricultural Watershed (AW) 
District and has a General Plan land use designation of Agriculture, Watershed, and Open 
Space (AWOS). APN 052-170-019. 
 
Project Sponsor:  Rapp Ranch Estates, LLC, David & Sue Alkosser; (714) 206-7856; 100 Rapp 
Lane, Napa CA 94558; alkovines@gmail.com 
 
Project Sponsor’s Representative: David B. Gilbreth; Attorney; 1152 Hardman; Napa, CA 
94558; (707) 337-6412; dbgilbreth@gmail.com . 
 
County Contact: Charlene Gallina, Supervising Planner; 1195 3rd Street, Suite 210, Napa, CA 
94559; phone number (707) 299-1355 or email charlene.gallina@countyofnapa.org. 
 
Background/Introduction: 
 
On January 15, 2020, the Planning Commission adopted a Negative Declaration (ND) pursuant 
to the California Environmental Quality Act (CEQA, Public Resource Code Section 21000 et 
seq.) and approved a Use Permit Major Modification (P18-00450-MOD) subject to conditions of 
approval for the existing 30,000 gallon winery allowing the following to remedy existing 
violations under the County’s Use Permit Code Compliance Program and some expansion 
beyond existing entitlements: 
 
a. Increase in annual wine production from 30,000 to 70,000 gallons per year; 
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b. On-premises consumption of wine produced on-site within the outdoor visitation area 
and hospitality building designated tasting areas in accordance with Business and 
Professions Code Sections 23358, 23390 and 23396.5; 

c. Employment of nine full-time and two part-time employees; 
d. Minor improvements to the existing parking area and outdoor patio and garden area;  
e. Demolition of the existing agricultural barn and replacement with four new steel 

buildings approximately 12,000 sq. ft. in size and the conversion of one of the steel 
buildings of approximately 3,001 sq. ft. into winery production space for barrel storage; 

f. The winery’s new access and outdoor visitation/marketing event patio which includes a 
barbeque/fire pit and outdoor event garden area;  

g. The reconfigured parking area including 26 parking spaces; 
h. The winery’s existing sound system for background music only utilized outside of 

approved, enclosed winery buildings within the existing outdoor visitation/marketing 
event patio area only; and 

i. Permit commercial horseback riding from APN 052-170-018 (Rapp Equestrian Center 
only) in the vineyards on the property. 

 
There were no proposed changes to winery’s hours of operation, which occur seven days per 
week from 9 am to 5 pm or to the Marketing Events, which occur seven days a week from 11 am 
to 10 pm. 
 
Included in the original application and addressed in the Negative Declaration was a request 
for the following additional components:  1) increase daily visitation from 21 per day with a 
maximum of 147 per week to 50 per day with a maximum of 350 per week; and 2) amendment 
to the existing marketing program from eight (8) catered food and wine events per year with a 
maximum of 30 persons and one (1) Wine Auction event per year with a maximum of 30 people 
to six (6) events per year with a maximum of 30 persons, six (6) events per year with 50 visitors 
and six (6) events per year with 100 visitors. Events with 30 visitors or less will be catered using 
the winery’s existing commercial kitchen. All other marketing events will be catered off site. 
Final action by the Planning Commission directed that the applicant bring the subject winery 
into compliance prior to consideration of an expansion beyond existing entitlements regarding 
visitation and marketing activities. 
 
Given this, the applicant has address compliance issues and submitted a new use permit major 
modification application (P20-00158-MOD) requesting the Planning Commission now authorize 
the original requested visitation and marketing activities. Furthermore, the applicant is 
requesting an exception to the Napa County Road and Street Standards (RSS) for widening the 
existing 20.59’ wide entrance gate, as set forth in the adopted conditions of approval imposed 
by the Engineering Division and the Fire Department. 
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Statutory Background: 
 
Under CEQA, an addendum to an adopted negative declaration (ND) is appropriate if minor 
technical changes or modifications to the proposed project occur (CEQA Guidelines Section 
15164). An Addendum is appropriate only if these minor technical changes or modifications do 
not result in any new significant impacts nor a substantial increase in the level of significance of 
previously identified impacts. The addendum need not be circulated for public review (CEQA 
Guidelines Section 15164[c]); however, the decision-making body must consider the addendum 
along with the previously-adopted environmental document prior to making a decision on the 
project (CEQA Guidelines Section 15164[d]). 
 
This addendum demonstrates that the environmental analysis and impacts identified in the 
previously-adopted ND remain substantially unchanged by the circumstances described herein 
and supports the finding that the proposed project does not raise any new issues and does not 
exceed the level of significance of impacts in the previously-adopted ND. 
 
Applicable Reports in Circulation: 
 
This memorandum is prepared as an addendum to the Shadybrook Estate Winery ND adopted 
by the Planning Commission on January 15, 2020. A copy of said document is available for 
review at the offices of the Napa County Planning, Building and Environmental Services 
Department, 1195 3rd Street, Second Floor, Napa, California, in the custody of the Planning 
Director. 
 
Project Description: 
 
The applicant requests approval of a Major Modification (P20-00158) to an existing 70,000 gallon 
winery to allow the following: 1) increase daily visitation from 21 per day with a maximum of 
147 per week to 50 per day with a maximum of 350 per week; and 2) amend the existing 
marketing program from eight (8) catered food and wine events per year with a maximum of 30 
persons and one (1) Wine Auction event per year with a maximum of 30 people to six (6) events 
per year with a maximum of 30 persons, six (6) events per year with 50 visitors and six (6) 
events per year with 100 visitors. Events with 30 visitors or less will be catered using the 
winery’s existing commercial kitchen. All other marketing events will be catered off site. There 
are no physical or infrastructure improvements included in this request nor no increase in 
production or employees.  This request is a result of the Planning Commission’s action taken on 
January 15, 2020 on Major Modification P18-00450-MOD, which required the applicant to bring 
the subject winery into compliance prior to reconsideration of the expansion beyond existing 
entitlements. The project also includes an exception to the Napa County Road and Street 
Standards (RSS) for widening the existing 20.59’ wide entrance gate since the Winery is located 
in a Locally Responsibility Area (LRA) and not in a Very High Fire Hazard Severity Zone 
(VHFHSZ) pursuant to Section Five of the (RSS). 
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Discussion: 
 

• Aesthetics – The Shadybrook Estate Winery ND found that the project would have no 
impact or less than significant impact on aesthetics. A project specific condition imposed 
on the project (P18-00450-MOD) as adopted required the existing string lights in the 
outdoor visitation area to be replaced with lighting that is shielded and directed 
downward (e.g., providing a cap or hat over the exposed light bulb) for compliance with 
the County’s standard conditions of approval on lighting. There are no physical changes 
associated with the revised project. No substantial change in the significance of impacts 
to aesthetics would occur with the revised project and the conclusions of the 
Shadybrook Estate Winery ND would remain the same. 

 
• Agricultural and Forestry Resources - The Shadybrook Estate Winery ND found that 

the project would have no impact on agricultural and forestry resources. The revised 
project does not contain elements that would involve new impacts. No substantial 
change in the significance of impacts to agricultural and forestry resources would occur 
with the revised project and the conclusions of the Shadybrook Estate Winery ND 
would remain the same. 

 
• Air Quality - The Shadybrook Estate Winery ND found that the project would have a 

less than significant impact on air quality. The revised project does not contain elements 
that would involve new impacts. The revised project is requesting the same number of 
visitation and marketing events as addressed in the ND and no physical changes are 
included. The prior ND compared the project to screening criteria for general industrial 
and a high quality restaurant found within the Bay Area Air Quality Management 
District’s (BAAQMD) 2017 CEQA Guidelines, and found the project below the 
construction and operational thresholds of significance. No substantial change in the 
significance of impacts to air quality would occur with the revised project and the 
conclusions of the Shadybrook Estate Winery ND would remain the same. 

 
• Biological Resources - The Shadybrook Estate Winery ND found that the project would 

have no impact on biological resources. There are no physical changes associated with 
the revised project. No substantial change in the significance of impacts to aesthetics 
would occur with the revised project and the conclusions of the Shadybrook Estate 
Winery ND would remain the same. 

 
• Cultural Resources - The Shadybrook Estate Winery ND found that the project would 

have no impact or less than significant impact on cultural resources. There are no 
physical changes associated with the revised project. No substantial change in the 
significance of impacts to cultural resources would occur with the revised project and 
the conclusions of the Shadybrook Estate Winery ND would remain the same. 
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• Energy - The Shadybrook Estate Winery ND found that the project would have no 
impact or less than significant impact on energy use. There are no physical changes 
associated with the revised project and the proposed visitation and marketing activities 
had originally been addressed in the adopted ND. No substantial change in the 
significance of impacts to energy uses would occur with the revised project and the 
conclusions of the Shadybrook Estate Winery ND would remain the same. 
 

• Geology and Soils - The Shadybrook Estate Winery ND found that the project would 
have less than significant impact on geological and soil resources. There are no physical 
changes associated with the revised project. No substantial change in the significance of 
impacts to geology and soils would occur with the revised project and the conclusions of 
the Shadybrook Estate Winery ND would remain the same. 

 
• Greenhouse Gas Emissions - The Shadybrook Estate Winery ND found that the project 

would have less than significant impact on greenhouse gas emissions. There are no 
physical changes associated with the revised project and the proposed visitation and 
marketing activities had been originally addressed in the adopted ND. No substantial 
change in the significance of impacts to greenhouse gas emissions would occur with the 
revised project and the conclusions of the Shadybrook Estate Winery ND would remain 
the same. 

 
• Hazard and Hazardous Materials - The Shadybrook Estate Winery ND found that the 

project would have no impact or less than significant impact on hazards and hazardous 
materials. There are no physical improvements or wine production changes associated 
with the revised project. No substantial change in the significance of impacts to hazard 
and hazardous materials would occur with the revised project and the conclusions of the 
Shadybrook Estate Winery ND would remain the same. 

 
• Hydrology and Water Quality - The Shadybrook Estate Winery ND found that the 

project would have no impact or less than significant impact on hydrology and water 
quality. There are no physical changes associated with the revised project and the 
proposed visitation and marketing activities were originally addressed in the adopted 
ND. With project approval of Major Modification P18-00450-MOD, the Planning 
Commission authorized a joint water system and wastewater system between the 
Shadybrook Estate Winery (APN 052-170-019; P18-00197) and Rapp Equestrian Center 
(APN 052-170-018). The project site is located in the designated Milliken-Sarco Tulocay 
(MST) Ground Deficient Area requiring groundwater use and well monitoring activities 
and restricted to a set amount of 3.41 af/yr and 4.16 af/yr, respectively.  No substantial 
change in the significance of impacts to hydrology and water quality would occur with 
the revised project and the conclusions of the Shadybrook Estate Winery ND would 
remain the same. 
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• Land Use and Planning - The Shadybrook Estate Winery ND found that the project 
would have no impact on land use and planning. The revised project remains compliant 
with applicable land use regulations and the existing winery footprint remains 
unchanged. No substantial change in the significance of impacts to land use and 
planning would occur with the revised project and the conclusions of the Shadybrook 
Estate Winery would remain the same. 

 
• Mineral Resources - The Shadybrook Estate Winery ND found that the project would 

have no impact on mineral resources. The existing winery footprint remains unchanged 
and there are no physical improvements associated with the revised project. No 
substantial change in the significance of impacts to mineral resources would occur with 
the revised project and the conclusions of the Shadybrook Estate Winery ND would 
remain the same. 

 
• Noise - The Shadybrook Estate Winery ND found that the project would have no impact 

or less than significant impact on noise. With project approval of Major Modification 
P18-00450-MOD, the Planning Commission authorized upon consideration of the noise 
study prepared for the project, use of an outdoor speaker system with music to be 
located only in the outdoor visitation area. No other changes have been requested with 
this application with respect to amplified sound.  No substantial change in the 
significance of impacts to noise would occur with the revised project and the conclusions 
of the Shadybrook Estate Winery ND would remain the same. 

 
• Population and Housing - The Shadybrook Estate Winery ND found that the project 

would have no impact on population and housing. The revised project does not contain 
elements that would involve new impacts. No substantial change in the significance of 
impacts to population and housing would occur with the revised project and the 
conclusions of the Shadybrook Estate Winery ND would remain the same. 

 
• Public Services - The Shadybrook Estate Winery ND found that the project would have 

less than significant impacts on public services. The existing winery footprint remains 
unchanged and there are no physical improvements associated with the revised project. 
No substantial change in the significance of impacts to public services would occur with 
the revised project and the conclusions of the Shadybrook Estate Winery ND would 
remain the same. 

 
• Recreation - The Shadybrook Estate Winery ND found that the project would have no 

impact or less than significant impact on recreation. The revised project does not contain 
elements that would involve new impacts. No substantial change in the significance of 
impacts to recreation would occur with the revised project and the conclusions of the 
Shadybrook Estate Winery ND would remain the same. 
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• Transportation/Traffic - The Shadybrook Estate Winery ND found that the project 
would have less than significant impact on transportation and traffic. There are no 
physical changes associated with the revised project and the proposed visitation and 
marketing activities were originally addressed in the adopted ND. Furthermore, the 
applicant is now requesting an exception to the Napa County Road and Street Standards 
(RSS) for widening the existing 20.59’ wide entrance gate, as set forth in the adopted 
conditions of approval imposed by the Engineering Division and the Fire Department of 
project approval (Major Modification P18-00450-MOD). Analysis of the required gate 
widening was originally addressed in the adopted ND and no further analysis is 
required for this exception. 
 
Subsequent to July 1st, 2020, and the requirement under SB 743 to utilize Vehicle Miles 
Traveled (VMT) when determining levels of significance to traffic impacts. Recognizing 
this upcoming deadline and as addressed in the project’s Traffic Impact Study, the 
Planning Commission in approval of Major Modification P18-00450-MOD required the 
submittal of a Traffic Demand Management Plan to reduce peak hour trips and 
implements a program to ensure that visitors to the winery are encouraged to carpool or 
use a shuttle or van.  Condition of Approval 4.20 (c) required submittal of this plan 
within 30 days of permit approval and submittal of annual reporting upon request in 
response to the County development of a VMT Reduction Program. With project 
approval, staff will be recommending a revised condition of approval to require the 
submittal of an annual TDM report not later than January 31st every calendar year 
thereafter, require a reduction in VMT by 15 percent, and to set forth penalty provisions 
if the winery is not in compliance. 

 
No substantial change in the significance of impacts to transportation and traffic would 
occur with the revised project, condition of approval, and the conclusions of the 
Shadybrook Estate Winery ND would remain the same. 

 
• Tribal Cultural Resources - The Shadybrook Estate Winery ND found that the project 

would have no impact on tribal cultural resources. The existing winery footprint 
remains unchanged and there are no physical improvements associated with the revised 
project. No substantial change in the significance of impacts to tribal cultural resources 
would occur with the revised project and the conclusions of the Shadybrook Estate 
Winery ND would remain the same. 

 
• Utilities and Service System - The Shadybrook Estate Winery ND found that the project 

would have a less than significant impact on utilities and service systems. There are no 
physical changes associated with the revised project and the proposed visitation and 
marketing activities were originally addressed in the adopted ND. With project 
approval of Major Modification P18-00450-MOD, the Planning Commission authorized a 
joint water system and wastewater system between the Shadybrook Estate Winery (APN 
052-170-019; P18-00197) and Rapp Equestrian Center (APN 052-170-018). The project site 
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is located in the designated Milliken-Sarco Tulocay (MST) Ground Deficient Area 
requiring groundwater use and well monitoring activities and restricted to a set amount 
of 3.41 af/yr and 4.16 af/yr, respectively. No substantial change in the significance of 
impacts to utilities and services systems would occur with the revised project and the 
conclusions of the Shadybrook Estate Winery ND would remain the same. 

 
• Mandatory Findings of Significance - The Shadybrook Estate Winery ND found that 

the project would have a less than significant impact on mandatory findings of 
significance. The revised project is not substantially different from what was approved 
under the prior ND such that it would degrade the quality of the environment or 
generate a cumulative impact beyond what was already analyzed. No substantial 
change in the mandatory findings of significance would occur with the revised project 
and the conclusions of the Shadybrook Estate Winery ND would remain the same. 

 
Summary and Findings: 
 
Review of the project has concluded that the proposed project will not result in new impacts 
beyond those analyzed in the Shadybrook Estate Winery ND adopted in 2019, as further 
explained in the discussion above. None of the conditions described in Section 15162 of the 
CEQA Guidelines calling for preparation of a subsequent negative declaration has occurred, 
and thus, an Addendum to the 2019 Shadybrook Estate Winery ND is appropriate to satisfy 
CEQA requirements for the proposed project. 
 
The following findings are provided in accordance with CEQA Section 15164(e) concerning the 
decision not to prepare a subsequent negative declaration pursuant to CEQA Guidelines Section 
15162: 
 

1) None of the following conditions calling for preparation of a subsequent negative 
declaration have occurred: 

a) Substantial changes are proposed in the project which will require major 
revisions of the Shadybrook Estate Winery ND due to the involvement of new 
significant environmental effects or a substantial increase in severity of 
previously identified significant effects; 

b) Substantial changes will occur with respect to the circumstances under which the 
project is being undertaken which will require major revisions of the Shadybrook 
Estate Winery ND due to involvement of new significant environmental effects 
or a substantial increase in severity of previously identified significant effects; or 

c) New information of substantial importance which was not known and could not 
have been known with the exercise of reasonable diligence at the time the 
Shadybrook Estate Winery ND was adopted, shows the following: 

i. The project will have one or more significant effects not discussed in the 
Shadybrook Estate Winery ND; 
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ii. Significant effects previously examined will be substantially more severe 
than previously shown in the Shadybrook Estate Winery ND; 

iii. Mitigation measures or alternatives previously found not to be feasible 
would in fact be feasible, and would substantially reduce one or more 
significant effects of the project, but the project proponents decline to 
adopt the mitigation measure or alternative; or 

iv. Mitigation measures or alternatives which are considerably different from 
those analyzed in the Shadybrook Estate Winery ND would substantially 
reduce one or more significant effects on the environment, but the project 
proponents decline to adopt the mitigation measure or alternative. 

2) Only minor technical changes or additions are necessary to make the Shadybrook Estate 
Winery ND under consideration adequate under CEQA. 

3) The changes to the Shadybrook Estate Winery ND made by this addendum do not raise 
important new issues about the significant effects on the environment. 

 
This Addendum to the Shadybrook Estate Winery ND finds that actions under the proposed 
project, as identified herein, will not result in any new significant environmental effects nor 
result in the substantial increase of any previously identified impacts in the previous ND. 
 
The conclusions and recommendations contained herein are professional opinions derived in 
accordance with current standards of professional practice. They are based on a review of the 
Napa County Environmental Resource Maps, other sources of information listed in the file, and 
comments received; conversations with knowledgeable individuals; the preparer's personal 
knowledge of the area; and, where necessary a visit to the site. 








































































