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General Project Description:   Applicant requests approval of a use permit
to allow a winery with 400,000 gallons of annual production and 44 employees
within an approximately 80,200 square foot portion of the previously
approved 100,306 square foot building.  The proposed winery would not
include tours and tastings, retail sales, or marketing events.

Project Setting & Background:   The project site is relatively flat with an
average slope of less than one percent. A small swale drains the property from
the southeast to the northwest. The historic upstream flow of this drainage
has been diverted to a storm drain on Airport Boulevard, while the historic
downstream flow has been diverted into the storm drain system along
Gateway Loop. The site is treeless with the exception of landscaping added
during earlier phases of development.  The soil type is Haire loam, which
exhibits slow runoff and a slight hazard of erosion. The County's
Environmental Sensitivity Maps do not identify any special environmental
concerns on the site.   The roadways surrounding the parcel have all been
approved to appropriate County standards for industrial development include
an underground storm drain system.  Other development in the larger vicinity
includes the Napa County Airport and industrial development to the west and
office/ industrial development to the east. The project site is situated in Zone
D (Traffic Pattern Area) of the Airport Land Use Compatibility Plan and is
subject to overflights at elevations ranging from 300 to 1,000 feet.

In 1994, the Planning Commission approved 93466-UP, which allowed
development of a pharmaceutical manufacturing and research facility.  The
approved facility included office, research and development, pharmaceutical
manufacturing, and warehouse uses.  After constructing the office building, the
property owner, abandoned further development of the facility.  Applicant
seeks to complete the development approved by 93466-UP while diversifying
the uses and tenants on the project site.  This application continues the same
theme of a facility housing manufacturing and office uses.  Rather than
ophthalmological products, the manufacturing will be wine.

Site Development Standards:   No change is proposed to the approved
building footprint.  Instead, the Applicant only seeks a change the approved
use from warehouse and office to add winery use within an approximately
80,200 square foot portion of Building A as depicted on the enclosed plans.
The winery will have 80 parking spaces allocated to it.  The remainder of
Building A will remain as office/warehouse use as previously approved.

Water Service & Sewer:    The project will be provided with water service from
the City of American Canyon.  The City currently provides water to the office
building on the project site.  Applicant has applied to the City for a will serve
letter for the proposed winery use.  The winery building will be sprinklered for
fire protection.

The project site is within the service area of the Napa Sanitation District
(“Napa San”).  Applicant proposes to pre-treat process wastewater and
discharge to the Napa San. Applicant has applied to Napa San for a will serve
letter, and Applicant will secure an Industrial User Permit from Napa San.
Domestic wastewater also will be discharged to Napa San.  The Applicant is not
proposing any hold and haul of wastewater.

Comparison to Approved Manufacturing Facility:   The Applicant proposes
that the winery operate seven days/week and 24 hours/day.  These hours of
operation are unchanged from the previously approved pharmaceutical
manufacturing facility.  The proposed 44 winery employees represent a small
decrease from the 45 employees anticipated for the pharmaceutical
manufacturing facility.  A copy of the application for 93466-UP with this
information is enclosed.

Aesthetics:   All winery operations will be conducted within the winery
building.  No outdoor crush pad or tanks are proposed.  The building's design
and elevations were approved in prior use permits.  With two minor exceptions
described below, the Applicant does not propose to change that previously
approved design or exterior materials.  The Applicant does propose to place
winery equipment, including wastewater pre-treatment equipment, outside the
building as depicted on the submitted plans.  This equipment will be screened
from the street and neighboring properties.  Also, the Applicant proposes a
short canopy over the loading bay doorway, which is needed to protect grapes
being delivered from the elements.

CEQA:   A Negative Declaration was certified for this property's development
in conjunction the approval of 93466-UP.  That Negative Declaration is
enclosed with this application.  Applicant believes that the previously certified
Negative Declaration sufficiently discloses and analyzes potential impacts from
the property's development into a office and manufacturing facility.  The
project site already is developed with the office building, and the Applicant's
predecessor graded a building pad and laid the foundation for a separate
building.  Because this application merely changes the product being
manufactured within an approved building, Applicant believes that Napa
County may rely on its previous environmental analysis through an addendum
to the previously certified Negative Declaration.

This designation is reserved for traditional industrial activates, such as heavy and light manufacturing and
warehousing.
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A02.1

CURRENT

BUILDING A

FLOOR PLAN

1

CURRENT FLOOR PLAN: BUILDING A

LINE INDICATES CONCRETE SLAB KNOCK OUT FOR POTENTIAL FUTURE DOCK LEVELER, (TO BE INSTALLED AT TIME OF
FUTURE TENANT IMPROVEMENTS).

NOT USED

"H.B." TEXT INDICATES PROPOSED LOCATION OF POTABLE WATER HOSE BIB (3) TOTAL, ((1) AT ROOF ABOVE,
INSTALLATION TO BE AT TIME OF TENANT IMPROVEMENTS).

LOCATION OF PROPOSED FIRE SPRINKLER RISER

INDICATES LOCATIONS OF EXTERIOR WALL MOUNTED EMERGENCY LIGHTING FIXTURE, CENTERED ABOVE EXTERIOR DOOR,
TYPICAL AT ALL EXTERIOR DOORS. SEE EXTERIOR ELEVATIONS, SHEET A03.1.

"D.S." TEXT INDICATES LOCATION OF SURFACE MOUNTED DOWNSPOUT FROM ROOF SCUPPER /
GUTTER (ABOVE), TYPICAL. SEE EXTERIOR ELEVATIONS, SHEET A03.1

"RD & OF" TEXT INDICATES LOCATION OF ROOF DRAIN AND OVERFLOW FROM INTERNAL ROOF DRAIN/OVERFLOW
FROM INTERNAL ROOF DRAIN/OVERFLOW THAT DAYLIGHTS THRU WALL PANEL, TYPICAL.

TYPICAL EXTERIOR WALLS TO BE TILT-UP CONCRETE WITH 3/4"x3/4" DOUBLE-CHAMFER REVEALS AND A TEXTURED
MULTI-COLORED ELASTOMERIC EXTERIOR COATING SYSTEM. SEE EXTERIOR ELEVATIONS, SHEET A03.1.

4" DEEP x 12" TALL FOAM BANDING WITH TEXTURED EXTERIOR COATING. FOR EXTENTS SEE EXTERIOR
ELEVATIONS, SHEET A03.1.

LINE OF SLOPED STANDING SEAM METAL ROOF (ABOVE), SEE EXTERIOR ELEVATIONS, SHEET
A03.1.
TINTED GLAZING IN ALUMINUM FRAMES. SEE EXTERIOR ELEVATIONS, SHEET A03.1.

ELECTRICAL ROOM

3' x 7' STEEL MAN DOOR, DOORS SHOWN AT GLAZING TO BE STOREFRONT DOORS

12' x 14' GRADE LEVEL ROLL-UP DOOR

9' x 10' DOCK LEVEL ROLL-UP DOOR

LINE OF ENTRY CANOPY ABOVE, SEE EXTERIOR ELEVATIONS, SHEET A03.1.

LOCATION OF ROOF ACCESS LADDER

STRUCTURAL TUBE STEEL COLUMNS, TYPICAL

INDICATES LOCATIONS OF SURFACE MOUNTED EXTERIOR SITE LIGHT FIXTURE (ABOVE),SEE EXTERIOR
ELEVATIONS, SHEET A03.1.

1. ANY FUTURE WET MANUFACTURING TENANTS SHALL COMPLY WITH ANY CITY
REQUIREMENTS FOR WET MANUFACTURING.

2. SHOULD FUTURE TENANT IMPROVEMENTS INCLUDE A MANUFACTURING USE THE
EXITING ANALYSIS SHALL BE REVISED AT THE TIME OF THE FUTURE TENANT
IMPROVEMENT.

KEYNOTES:

DEPRESSED CONCRETE TRUCK DOCK WITH 6" TALL X 8" WIDE CONCRETE CURB AT EDGE OF TRUCK
DOCK, PAINTED "SAFETY YELLOW"

PREFABRICATED PAINTED STEEL STAIR (FIRE DEPT ACCESS ONLY) PAINTED "SAFETY YELLOW"

NOTES:

LOCATION OF CONCRETE FILLED FIXED STEEL BOLLARDS, PAINT "SAFETY YELLOW"

1C
A03.1

1B
A03.1

1A
A03.1

1D
A03.1

LINE OF SLOPED METAL ROOF AT LOADING DOCKS (ABOVE), SEE EXTERIOR ELEVATIONS, SHEET A03.1.

"D.S." "D.S." "D.S." "D.S."

"RD & OF" "RD & OF" "RD & OF" "RD & OF"

"HB"

"HB"
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BUILDING A

FLOOR PLAN

1

PROPOSED NEW FLOOR PLAN: BUILDING A

LINE INDICATES CONCRETE SLAB KNOCK OUT FOR POTENTIAL FUTURE DOCK LEVELER, TYPICAL. TO BE INSTALLED AT TIME
OF FUTURE TENANT IMPROVEMENTS.
INDICATES "KNOCK-OUT" LOCATION FOR POTENTIAL FUTURE OVERHEAD DOOR, TYPICAL. SEE EXTERIOR
ELEVATIONS, SHEET A03.2
"H.B." TEXT INDICATES PROPOSED LOCATION OF POTABLE WATER HOSE BIB (3) TOTAL, ((1) AT ROOF ABOVE,
INSTALLATION TO BE AT TIME OF TENANT IMPROVEMENTS).

LOCATION OF PROPOSED FIRE SPRINKLER RISER

INDICATES LOCATIONS OF EXTERIOR WALL MOUNTED EMERGENCY LIGHTING FIXTURE, CENTERED ABOVE EXTERIOR DOOR,
TYPICAL AT ALL EXTERIOR DOORS. SEE EXTERIOR ELEVATIONS, SHEET A03.2
"D.S." TEXT INDICATES LOCATION OF SURFACE MOUNTED DOWNSPOUT FROM ROOF SCUPPER /
GUTTER (ABOVE), TYPICAL. SEE EXTERIOR ELEVATIONS, SHEET A03.2

"RD & OF" TEXT INDICATES LOCATION OF ROOF DRAIN AND OVERFLOW FROM INTERNAL ROOF DRAIN/OVERFLOW
FROM INTERNAL ROOF DRAIN/OVERFLOW THAT DAYLIGHTS THRU WALL PANEL, TYPICAL. SEAL PERIMETER OF PIPE
PENETRATION WITH BACKER ROD AND SEALANT. SEE  EXTERIOR ELEVATIONS, SHEET A03.2

TYPICAL EXTERIOR WALLS TO BE TILT-UP CONCRETE WITH 3/4"x3/4" DOUBLE-CHAMFER REVEALS AND A TEXTURED
MULTI-COLORED ELASTOMERIC EXTERIOR COATING SYSTEM. SEE EXTERIOR ELEVATIONS, SHEET A03.2.

4" DEEP x 12" TALL FOAM BANDING WITH TEXTURED EXTERIOR COATING. FOR EXTENTS SEE EXTERIOR
ELEVATIONS, SHEET A03.2.

LINE OF SLOPED STANDING SEAM METAL ROOF (ABOVE), SEE EXTERIOR ELEVATIONS, SHEET
A03.2
TINTED GLAZING IN ALUMINUM FRAMES. SEE EXTERIOR ELEVATIONS, SHEET A03.12

ELECTRICAL ROOM

3' x 7' STEEL MAN DOOR, DOORS SHOWN AT GLAZING TO BE STOREFRONT DOORS

12' x 14' GRADE LEVEL ROLL-UP DOOR

9' x 10' DOCK LEVEL ROLL-UP DOOR

LINE OF ENTRY CANOPY ABOVE, SEE EXTERIOR ELEVATIONS, SHEET A03.2

LOCATION OF ROOF ACCESS LADDER

TUBE STEEL COLUMNS, TYPICAL

INDICATES LOCATIONS OF SURFACE MOUNTED EXTERIOR SITE LIGHT FIXTURE (ABOVE), SEE EXTERIOR
ELEVATIONS, SHEET A03.2

1. ANY FUTURE WET MANUFACTURING TENANTS SHALL COMPLY WITH ANY CITY
REQUIREMENTS FOR WET MANUFACTURING.

2. SHOULD FUTURE TENANT IMPROVEMENTS INCLUDE A MANUFACTURING USE THE
EXITING ANALYSIS SHALL BE REVISED AT THE TIME OF THE FUTURE TENANT
IMPROVEMENT.

KEYNOTES:

DEPRESSED CONCRETE TRUCK DOCK WITH 6" TALL X 8" WIDE CONCRETE CURB AT EDGE OF TRUCK DOCK, PAINT "SAFETY YELLOW"

PREFABRICATED PAINTED STEEL STAIR (FIRE DEPT ACCESS ONLY) PAINTED "SAFETY YELLOW"

NOTES:

LOCATION OF CONCRETE FILLED FIXED STEEL BOLLARDS, PAINT "SAFETY YELLOW"

1C
A03.2

1B
A03.2

1A
A03.2

1D
A03.2

LINE OF SLOPED METAL ROOF AT LOADING DOCKS (ABOVE)

"D.S." "D.S." "D.S." "D.S."

"RD & OF" "RD & OF" "RD & OF" "RD & OF"

"HB"

"HB"

METAL STUD FRAMED EXTERIOR WALL PARTITION WITH CURRUGATED METAL PANEL FINISH, SEE EXTERIOR
ELEVATIONS, SHEET A03.2

LEGEND:

GRADE LEVEL RAMP, SEE PROPOSED SITE PLAN, SHEET A01.2

MECHANICAL ROOM

TRENCH DRAIN, PLEASE SEE PROPOSED SITE PLAN, SHEET A01.2, AND CIVIL DRAWINGS
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