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September 30, 2016 
 
Johnny Darosa 
Darosa & Associates 
475 El Camino Real, #308 
Millbrae, CA  94030 
 
Re: Letter of Approval – Materra Winery Racking Area Roof 
 Very Minor Modification to Use Permit, Application No. P16-00362 
 4326 Big Ranch Road, Napa, Assessor’s Parcel No. 036-160-003 
 
Dear Mr. Darosa, 
 

This letter serves as notification that Very Minor Modification to Use Permit (VMM), Application 
No. P16-00362, was APPROVED by the Director of the Napa County Planning, Building and 
Environmental Services Department (Director) on September 30, 2016.  Approval of P16-00362 – VMM 
will allow for construction of a roof structure and partial enclosure of an approximately 4,350 square foot 
racking area between the barrel storage and production buildings of the Materra Winery located at 4326 
Big Ranch Road, Napa.  Please be advised that the Director has APPROVED your request subject to the 
conditions of approval hereby attached. 

 
In approving P16-00362 – VMM, the Director has determined that the request is consistent with 

the criteria listed in Napa County Code sections 18.104.220, 18.104.230 and 18.124.130, subsection C.1.  
The approximately 4,350 square foot roof structure requested with P16-00362 – VMM would provide 
cover for an existing, concrete-paved and previously-approved outdoor wine production area east of the 
existing barrel storage building; consequently, it will not result in an increase in the winery coverage area 
nor a decrease in the winery building setback when compared to current, permitted conditions.  The very 
minor modification request consists of addition of an appurtenant canopy over an existing outdoor wine 
production area, with no increase in conditioned building space or other operational changes (including 
but not limited to numbers of visitors, employees or gallons of production of wine annually).  The 
Director is therefore authorized to approve the proposal, subject to the attached conditions, which are 
intended to protect the public health, safety and welfare of Napa County during and following 
construction of the project.   

 
The Director has also determined that the request is categorically exempt from the requirements 

of the California Environmental Quality Act (CEQA), under state CEQA Guidelines section 15303(e) 
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(New Construction or Conversion of Small Structures), and Napa County’s Local Procedures for 
Implementing CEQA, appendix B, class 1, section 3 (Very Minor Modifications to Existing Use Permits).   

 
This permit becomes effective immediately unless an appeal is filed with the Napa County Board 

of Supervisors as provided in chapter 2.88 of the Napa County Code, including payment of applicable 
fees.  You have the right to appeal the conditions of approval, and you will be notified should another 
party file an appeal of this action.  You are hereby further notified that the 90-day period, established by 
California Government Code section 66020(d)(1), in which to protest the imposition of any fees, 
dedications, reservations or other exactions that may have been adopted as conditions of approval, has 
commenced. 

 
EXPIRATION DATE: September 30, 2018 

 
 Pursuant to Napa County Code section 18.124.080, the approved Very Minor Modification to Use 
Permit must be activated within two years of the approval date, or it will automatically expire and 
become void.  This letter serves as the only notice you will receive regarding the expiration of your 
permit.  Prior to commencing construction of this approved project, you or your designee must obtain 
appropriate building permits. 
 
 If you have any questions about this letter, please contact project planner Dana Ayers by 
telephone at (707) 253-4388 or by email at dana.ayers@countyofnapa.org. 
   
Sincerely, 
 
David Morrison 
Director 
 
 
By:   Dana Ayers, Planner III 
 
 
Encl: Conditions of Approval, P16-00362 – VMM 
 
cc: Project File 
 John Tuteur, County Assessor 
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CONDITIONS OF APPROVAL 
 

Materra Winery Racking Area Roof 
Very Minor Modification to Use Permit, Application No. P16-00362 

4326 Big Ranch Road, Napa 
Assessor’s Parcel No. 036-160-003 

 
1.0 SCOPE 

This permit encompasses and shall be limited to construction of a peaked, insulated 
panel roof enclosure over an existing, concrete-paved racking area between the existing 
barrel storage and production buildings of the Materra Winery.  No other changes to the 
previously-approved site plan or winery operation, including but not limited to signage, 
landscaping, gates or entry features, visitation or marketing programs, the number of 
employees or the quantity of wine produced annually, are requested or approved with 
this permit. 
 
The racking area roof shall be designed and constructed in substantial conformance with 
the submitted site plan, elevation drawings, and other submittal materials date stamped 
September 2, 2016, and it shall comply with all requirements of the Napa County Code 
(the County Code).  It is the responsibility of the permittee to communicate the 
requirements of these conditions to all designers, contractors and employees to ensure 
that compliance is achieved.  Any expansion or changes in use outside the scope of this 
action shall be evaluated in accordance with County Code section 18.124.130 and may be 
subject to the use permit modification process. 

 
2.0 BUILDING PERMIT REQUIRED 

The permittee shall obtain a building permit for the racking area roof structure prior to 
commencing construction of the structure.   

 
3.0 COMPLIANCE WITH OTHER DIVISIONS AND DEPARTMENTS  

The permittee shall comply with all applicable building codes, zoning standards, and 
requirements of County Divisions and Departments at the time of building permit 
application submittal, and which codes, standards and requirements may be subject to 
change.  The determination as to whether or not the permittee has substantially 
complied with the requirements of other County Divisions and Departments shall be 
determined by those Divisions and Departments.  The inability to comply substantially 
with the requirements of other County Divisions and Departments may result in the 
need to modify the approved use permit. 

 
4.0 RENTAL/LEASING 

No winery facilities, or portions thereof including, without limitation, any kitchens, 
barrel storage areas, or warehousing space, shall be rented, leased, or used by entities 
other than persons or entities producing and/or storing wine at the winery, such as 
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alternating proprietors and custom producers, except as may be specifically authorized 
in this use permit or pursuant to the Temporary Events Ordinance (County Code 
chapter 5.36). 

 
5.0 LIGHTING 

All exterior lighting, including landscape lighting, shall be shielded and directed 
downward, shall be located as low to the ground as possible, shall be the minimum 
necessary for security, safety, or operations, shall be on timers, and shall incorporate the 
use of motion detection sensors to the greatest extent practical. No flood-lighting or 
sodium lighting of the building is permitted, including architectural highlighting and 
spotting. Low-level lighting shall be utilized in parking areas as opposed to elevated 
high-intensity light standards. Lighting utilized during harvest activities is not subject to 
this requirement. 
 
Prior to issuance of any building permit pursuant to this approval, two copies of a 
detailed lighting plan showing the location and specifications for all lighting fixtures to 
be installed on the racking area cover structure shall be submitted for Planning Division 
review and approval. All lighting shall comply with the California Building Code. 

 
6.0 AIR QUALITY 

During all construction activities, the permittee shall comply with the applicable Bay 
Area Air Quality Management District Basic Construction Best Management Practices, 
as provided in Table 8-1, May 2011 Updated CEQA Guidelines: 
 
a. Post a publicly visible sign with the telephone number and person to contact at 

the lead agency regarding dust complaints.  The Air District’s phone number 
shall also be visible. 

 
b. All visible mud or dirt tracked out onto adjacent public roads shall be removed 

using wet power vacuum street sweepers at least once per day. The use of dry 
power sweeping is prohibited. 

 
c. All vehicle speeds on unpaved roads shall be limited to 15 miles per hour. 
 
d. Idling times shall be minimized either by shutting equipment off when not in use 

or reducing the maximum idling time to five minutes (as required by the 
California airborne toxics control measure Title 13, section 2485 of California 
Code of Regulations). Clear signage shall be provided for construction workers 
at all access points. 

 
e. All construction equipment shall be maintained and properly tuned in 

accordance with manufacturer’s specifications. All equipment shall be checked 
by a certified visible emissions evaluator. 
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7.0 STORM WATER QUALITY 

The permittee shall comply with all construction and post-construction storm water 
pollution prevention protocols as required by the County Engineering Services Division 
and the State Regional Water Quality Control Board. 

 
8.0 NOISE 

Construction noise shall be minimized to the greatest extent practical and allowable 
under State and local safety laws. Construction equipment mufflering and hours of 
operation shall be in compliance with County Code chapter 8.16. Equipment shall be 
shut down when not in use. Construction equipment shall normally be staged, loaded, 
and unloaded on the project site. If project terrain or access road conditions require 
construction equipment to be staged, loaded, or unloaded off the project site (such as on 
a neighboring road), such activities shall only occur between the hours of 8:00 a.m. and 
5:00 p.m.  In accordance with County Code, exterior winery equipment shall be enclosed 
or muffled and maintained so as not to create a noise disturbance. There shall be no 
amplified sound system or amplified music utilized outside of approved, enclosed, 
winery buildings. 

 
9.0 AFFORDABLE HOUSING MITIGATION 

Prior to County issuance of a building permit, the applicant shall pay the Napa County 
Affordable Housing Mitigation Fee in accordance with the requirements of County Code 
chapter 18.107. 
 

10.0 PREVIOUS CONDITIONS 
As applicable, the permittee shall comply with any previous conditions of approval for 
the winery use (as those conditions were initially adopted with approval of Use Permit 
P08-00428 and later amended by Minor Modification to Use Permit P11-00283 and Major 
Modification to Use Permit P15-00071), except as the conditions may be explicitly 
modified by this action. To the extent there is a conflict between previous conditions of 
approval and these conditions of approval, these conditions shall govern with respect to 
the approved racking area roof structure. 
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EXHIBIT A - FINDINGS 
 

PLANNING COMMISSION HEARING – SEPTEMBER 16, 2015 
 

Materra, Cunat Premium Vineyards 
Use Permit Major Modification, P15-00071 – MOD 

4326 Big Ranch Road 
Assessor’s Parcel No. 036-160-003 

 
ENVIRONMENTAL: 
 
On January 7, 2009, the Planning Commission adopted a Mitigated Negative Declaration (MND) 
for the Materra Winery (Use Permit No. P08-00428 – UP).  The initial study (IS) that informed 
the MND analyzed the potential environmental impacts of the then-proposed Materra Winery 
and identified a potentially significant impact in the area of Traffic and Transportation.  With 
adoption of the MND, the Commission adopted a mitigation measure that required re-alignment 
of the winery access driveway from Big Ranch Road so as not to create unsafe vehicular traffic 
movements at the intersection of Big Ranch Road with Oak Knoll Avenue.  The applicant has 
complied with this mitigation measure with the recently-built winery site improvements.  
Potential impacts in all other areas discussed in the initial study were found to be less than 
significant. 

 
The proposed Major Modification to increase permitted annual wine production is a change in 
the scope of the project as described in the 2009 IS/MND.  The Planning Commission has 
received and reviewed the Subsequent Initial Study for the Major Modification request, pursuant 
to the provisions of the California Environmental Quality Act (CEQA) and Napa County’s Local 
Procedures for Implementing CEQA, and finds that: 
 
1. The Planning Commission has read and considered the Subsequent Initial Study, as well as 

any comments received thereon, prior to taking action on the statement of Subsequent 
Negative Declaration and the proposed project.  
 

2. The Subsequent Negative Declaration is based on independent judgment exercised by the 
Planning Commission. 
 

3. The Subsequent Initial Study and Subsequent Negative Declaration were prepared and 
considered in accordance with the requirements of the California Environmental Quality Act. 

 
4. There is no substantial evidence in the record as a whole, that the project will have a 

significant effect on the environment. 
 
5. There is no evidence, in considering the record as a whole that the proposed project will 

have a potential adverse effect on wildlife resources or habitat upon which the wildlife 
depends. 

 
6. The site of this proposed project is not on any of the lists of hazardous waste sites 

enumerated under Government Code Section 65962.5 and is not within the boundaries of 
any airport land use plan. 

 
7. The Secretary of the Planning Commission is the custodian of the records of the 

proceedings on which this decision is based. The records are located at the Napa County 
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Planning, Building & Environmental Services Department, 1195 Third Street, Room 210, 
Napa, California. 

 
USE PERMIT: 
 
The Commission has reviewed the use permit request in accordance with the requirements of 
the Napa County Code Section 18.124.070 and makes the following findings: 

 
8. The Commission has the power to issue the Use Permit under the Zoning Regulations in 

effect as applied to property. 
 
Analysis:  The winery is located on property located in the AP (Agricultural Preserve) 
District.  Wineries in the AP District require Planning Commission approval of a conditional 
use permit; likewise, amendments and modifications to approved use permits to increase 
production capacity require Planning Commission approval (Napa County Code Sections 
18.16.030 and 18.104.250.A.4).  With the exception of the addition of a new, 2,000-gallon 
underground septic tank behind the production building, no physical changes to the property 
are proposed.  There is no companion action, necessary for the requested Use Permit Major 
Modification, that would require action by the Board of Supervisors. 
 

9. The procedural requirements for a Use Permit set forth in Chapter 18.124 of the Napa 
County Code (zoning regulations) have been met. 
 
Analysis: The Use Permit Major Modification application has been appropriately filed, and 
notice and public hearing requirements have been met. The notice of public hearing and 
intent to adopt a Subsequent Negative Declaration to the 2009 IS/MND were published in 
the Napa Valley Register and posted with the Napa County Clerk on August 26, 2015, and 
copies of the notice were mailed via first class mail to owners of property within 1,000 feet of 
the subject parcel, as well as other interested parties. The public comment period ran from 
August 27, 2015, through September 15, 2015. 
 

10. The grant of the Use Permit, as conditioned, will not adversely affect the public health, 
safety or welfare of the County of Napa. 
 
Analysis: Granting the Major Modification to the Use Permit as proposed and conditioned 
will not affect the health, safety or welfare of the County.  Various County divisions and 
departments have reviewed the project and commented regarding waste disposal and water 
demands.  Conditions are recommended which will incorporate these comments into the 
project to assure the protection of the public health, safety, and welfare. 

 
11. The proposed use complies with applicable provisions of the Napa County Code and is 

consistent with the policies and standards of the Napa County General Plan. 
 
Analysis: Compliance with the Zoning Ordinance  

 
The proposed use is consistent with the regulations of the AP District in which the property 
is located.  Wineries are conditionally permitted uses in the AP District (Napa County Code 
Section 18.16.030), and the existing site improvements currently comply with the 
development regulations of the AP District, including the minimum 600-foot road setback for 
winery buildings, 35-foot maximum building height, and maximum 12.5 percent lot coverage 
standards as prescribed in County Code Sections 18.104.010, 18.104.220 and 18.104.230.  
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Installation of a new, 2,000-gallon septic tank would be necessary to accommodate the 
proposed production increase but would be below ground surface and would also occur 
outside of any required setbacks. 

 
Analysis: Consistency with the General Plan 

 
As proposed and as conditioned, the requested Major Modification is consistent with the 
overall goals and objectives of the General Plan (2008).  The General Plan land use 
designation for the subject parcel is Agricultural Resource. 
 
General Plan Agricultural Preservation and Land Use Goal AG/LU-1 guides the County to 
“preserve existing agricultural land uses and plan for agriculture and related activities as the 
primary land uses in Napa County.”  General Plan Goal AG/LU-3 states that the County 
should “support the economic viability of agriculture, including grape growing, winemaking, 
other types of agriculture, and supporting industries to ensure the preservation of 
agricultural lands.”  Goal AG/LU-3 and Policy AG/LU-2 recognize wineries as agricultural 
uses.   
 
The approved use of the property for fermenting and processing of grape juice into wine, as 
well as the requested increase in the production of wine, supports the economic viability of 
agriculture within the County, consistent with Goal AG/LU-3 and Policy AG/LU-4 (“The 
County will reserve agricultural lands for agricultural use including land used for grazing and 
watershed/open space…”)  By allowing the existing permitted winery to increase its annual 
production in anticipation of a projected increase in on-site fruit yield, the proposed Major 
Modification supports the economic viability of both the vineyard and agricultural product 
processing uses on the property, consistent with Economic Development Goal E-1 and 
Policy E-1.   
 
The “Right to Farm” is recognized throughout the General Plan and is specifically called out 
in Policy AG/LU-15 and in the County Code.  “Right to Farm” provisions ensure that 
agriculture remains the primary land use in Napa County and is not threatened by potentially 
competing uses or neighbor complaints.  Napa County’s adopted General Plan reinforces 
the County’s long-standing commitment to agricultural preservation, urban centered growth, 
and resource conservation.   
 
The project is also consistent with General Plan Conservation Policy CON-53 and CON-55, 
which require that applicants, who are seeking discretionary land use approvals, prove that 
adequate water supplies are available to serve the proposed use without causing significant 
negative impacts to shared groundwater resources.  The applicant submitted with the 
modification request a water availability analysis (WAA) prepared in accordance with the 
County’s adopted WAA Guidelines (May 2015).  The WAA estimates demonstrated that the 
requested increase in production, though it would increase water demand of the winery, 
would not generate a need for more than one acre-foot of well water per parcel-acre per 
year.  Thus, the proposed modification is consistent with General Plan Goals CON-10 and 
CON-11, as well as the policies mentioned above that support reservation and sustainable 
use of groundwater for agricultural and related purposes.  Greenhouse gas reduction 
measures specified by the project applicant also indicate intent to recycle 75 percent of all 
waste, including food and garden material, consistent with General Plan policy (Policy CON-
87) to reduce solid waste throughout the County.  (The specifically-identified goals and 
policies with which the proposed Major Modification is consistent are listed at the conclusion 
of these findings). 
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12. That the proposed use would not require a new water system or improvement causing 
significant adverse effects, either individually or cumulatively, on an affected groundwater 
basin in Napa County, unless that use would satisfy any of the other criteria specified for 
approval or waiver of a groundwater permit under Sections 13.15.070 or 13.15.080 of the 
County Code. 

 
Analysis:  The property is not located in any groundwater deficient area defined by Napa 
County Code Title 13, Map 13-1.  No new water system would need to be installed to serve 
the winery.  Concurrently with the submittal of the use permit modification application, the 
applicant’s engineer submitted an estimate of water use associated with the production 
increase.  The report was prepared in accordance with current Napa County Water 
Availability Analysis Guidelines (May 2015) and indicated that with the proposed increased 
production, estimated water use at the site would be 40.51 acre-feet per year (an increase 
of 1.73 acre-feet for the increase in production and adjustment in vineyard irrigation), and 
would be within the maximum 50 acre-feet per year (one acre-foot per acre on the property) 
that the County has established as a sustainable level of water use.  It is further noted that 
the 40.51 acre-feet per year does not account for reductions in groundwater draws as a 
result of 76.5 acre-feet per year that the property owner is licensed to draw from the Napa 
River (California State Water Resources Control Board, Division of Water Rights, License 
11513, Amended September 2008), and so, it is considered a conservative estimate of 
water use associated with the proposed modification.  
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Applicable Napa County General Plan goals and policies: 
 
Goal AG/LU-1: Preserve existing agricultural land uses and plan for agriculture and related 

activities as the primary land uses in Napa County. 
 

Goal AG/LU-3: Support the economic viability of agriculture, including grape growing, 
winemaking, other types of agriculture, and supporting industries to ensure 
the preservation of agricultural lands. 
 

Policy AG/LU-2: “Agriculture” is defined as the raising of crops, trees, and livestock; the 
production and processing of agricultural products; and related marketing, 
sales and other accessory uses.  Agriculture also includes farm 
management businesses and farm worker housing. 
 

Policy AG/LU-4: The County will reserve agricultural lands for agricultural use including lands 
used for grazing and watershed/open space, except for those lands which 
are shown on the Land Use Map as planned for urban development. 
 

Policy AG/LU-8: The County’s minimum agricultural parcel sizes shall ensure that agricultural 
areas can be maintained as economic units. 
 

Policy AG/LU-15: The County affirms and shall protect the right of agricultural operators in 
designated agricultural areas to commence and continue their agricultural 
practices (a “right to farm”), even though established urban uses in the 
general area may foster complaints against those agricultural practices.  The 
“right to farm” shall encompass the processing of agricultural products and 
other activities inherent in the definition of agriculture provided in Policy 
AG/LU-2. 
 

Goal CON-10: Conserve, enhance and manage water resources on a sustainable basis to 
attempt to ensure that sufficient amounts of water will be available for the 
uses allowed by this General Plan, for the natural environment, and for 
future generations. 
 

Goal CON-11: Prioritize the use of available groundwater for agricultural and rural 
residential uses rather than for urbanized areas and ensure that land use 
decisions recognize the long-term availability and value of water resources 
in Napa County. 
 

Policy CON-53: The County shall ensure that the intensity and timing of new development 
are consistent with the capacity of water supplies and protect groundwater 
and other water supplies by requiring all applicants for discretionary projects 
to demonstrate the availability of an adequate water supply prior to approval.  
Depending on the site location and the specific circumstances, adequate 
demonstration of availability may include evidence or calculation of 
groundwater availability via an appropriate hydrogeologic analysis or may be 
satisfied by compliance with County Code “fair-share” provisions or 
applicable State law.  In some areas, evidence may be provided through 
coordination with applicable municipalities and public and private water 
purveyors to verify water supply sufficiency. 
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Policy CON-55: The County shall consider existing water uses during the review of new 
water uses associated with discretionary projects, and where hydrogeologic 
studies have shown that the new water uses will cause significant adverse 
well interference or substantial reductions in groundwater discharge to 
surface waters that would alter critical flows to sustain riparian habitat and 
fisheries or exacerbate conditions of overdraft, the County shall curtail those 
new or expanded water uses. 
 

Policy CON-81: The County shall require dust control measures to be applied to construction 
projects consistent with measures recommended for use by the BAAQMD 
[Bay Area Air Quality Management District].   
  

Policy CON-87: The County shall promote solid waste source reduction, reuse, recycling, 
composting and environmentally-safe transformation of waste.  The County 
shall seek to comply with the requirements of AB [Assembly Bill] 939 with 
regard to meeting state-mandated targets for reductions in the amount of 
solid waste generated in Napa County. 
 

Goal E-1: Maintain and enhance the economic viability of agriculture. 
 

Policy E-1: The County’s economic development will focus on ensuring the continued 
viability of agriculture in Napa County. 
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PLANNING COMMISSION HEARING – SEPTEMBER 16, 2015 
EXHIBIT B – CONDITIONS OF APPROVAL 

 
Materra, Cunat Premium Vineyards 

Application Number P15-00071 – MOD 
4326 Big Ranch Road 

APN 036-160-003 
 

1.0 SCOPE 
This permit shall be limited to: 

 
1.1 Approval of a Use Permit Major Modification (P15-00071 – MOD) to: 

A. Increase in the winery’s permitted annual production from 50,000 gallons 
of wine to 85,000 gallons of wine; and 

B. Modify the existing septic system on-site to include a new, 2,000-gallon, 
below-ground septic tank alongside the 5,000-gallons of underground 
tank storage area behind (east of) the new winery production building, in 
order to accommodate the additional process waste water from the 
proposed increase in production.  

 
The winery buildings and outdoor processing areas on-site shall not be expanded for 
sake of this production increase, and no increases shall be made to the winery’s 
approved parking, employment, or visitation and marketing programs.   
 
The winery shall be designed in substantial conformance with the submitted site plan, 
elevation drawings, and other submittal materials and shall comply with all requirements 
of the Napa County Code (the County Code). It is the responsibility of the applicant to 
communicate the requirements of these conditions and mitigations (if any) to all 
designers, contractors, employees, and guests of the winery to ensure compliance is 
achieved. Any expansion or changes in use shall be approved in accordance with 
County Code Section 18.124.130 and may be subject to the Use Permit modification 
process. 

 
2.0 PROJECT SPECIFIC CONDITIONS 

Should any of the Project Specific Conditions below conflict with any of the other, 
standard conditions included in this document (beginning in Section 3.0 and following), 
the Project Specific Conditions shall supersede and control. 

 
2.1 No project specific conditions are adopted with this project modification.  

 
3.0 COMPLIANCE WITH OTHER DEPARTMENTS AND AGENCIES 

Project conditions of approval include all of the following County, Divisions’, 
Departments’ and Agencies’ requirements.  The permittee shall comply with all 
applicable building codes, zoning standards, and requirements of County Divisions, 
Departments and Agencies at the time of submittal and may be subject to change.  
Without limiting the force of those other requirements which may be applicable, the 
following are incorporated by reference as enumerated herein:  

 
3.1 Engineering Services Division as stated in their Memorandum dated April 2, 

2015. 
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3.2 Environmental Health Division as stated in their Memorandum dated March 18, 
2015. 

 
The determination as to whether or not the permittee has substantially complied with the 
requirements of other County Divisions, Departments and Agencies shall be determined 
by those Divisions, Departments or Agencies.  The inability to substantially comply with 
the requirements of other County Divisions, Departments and Agencies may result in the 
need to modify the approved use permit. 

 
4.0 GRAPE SOURCE 

At least 75% of the grapes used to make the winery’s wine shall be grown within Napa 
County. The permittee shall keep records of annual production documenting the source 
of grapes to verify that 75% of the annual production is from Napa County grapes. The 
report shall recognize the Agricultural Commissioner’s format for County of origin of 
grapes and juice used in the Winery Production Process. The report shall be provided to 
the PBES Department upon request, but shall be considered proprietary information and 
not available to the public. 

 
5.0 COMPLIANCE REVIEW 

Permittee shall obtain and maintain all permits (Use Permits and Modifications) and 
licenses from the California Department of Alcoholic Beverage Control (ABC), United 
States Tax and Trade Bureau (TTB), and California Department of Food and Agriculture 
(CDFA) Grape Crush Inquiry data, all of which are required to produce and sell wine. In 
the event permittee loses the required ABC or TTB permits and licenses (or 
permit/license is revoked), permittee shall cease marketing events and tours and 
tastings until such time as those ABC and/or TTB permits and licenses are re-
established. 
 
Visitation log books, custom crush client records, and any additional documentation 
determined by staff to be necessary to evaluate compliance may be requested by the 
County for any code compliance or code enforcement process. The permittee (and their 
successors) shall be required to participate fully in the winery code compliance or 
enforcement process. 

 
6.0 RENTAL/LEASING 

No winery facilities, or portions thereof including, without limitation, any kitchens, barrel 
storage areas, or warehousing space, shall be rented, leased, or used by entities other 
than persons or entities producing and/or storing wine at the winery, such as alternating 
proprietors and custom producers, except as may be specifically authorized in this use 
permit or pursuant to the Temporary Events Ordinance (County Code Chapter 5.36). 

 
7.0 SIGNS 

Prior to installation of any new winery identification or directional signs, detailed plans, 
including elevations, materials, color, and lighting, shall be submitted to the PBES 
Department for administrative review and approval.  Administrative review and approval 
is not required if signage to be installed is consistent with signage plans submitted, 
reviewed and approved as part of this use permit approval.  All signs shall meet the 
design standards as set forth in County Code Chapter 18.116. At least one sign placed 
and sized in a manner to inform the public must legibly post the words “Tours and 
Tastings by Prior Appointment Only”. 
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8.0 LIGHTING 
All exterior lighting, including landscape lighting, shall be shielded and directed 
downward, shall be located as low to the ground as possible, shall be the minimum 
necessary for security, safety, or operations, shall be on timers, and shall incorporate the 
use of motion detection sensors to the greatest extent practical. No flood-lighting or 
sodium lighting of the building is permitted, including architectural highlighting and 
spotting. Low-level lighting shall be utilized in parking areas as opposed to elevated 
high-intensity light standards. Lighting utilized during harvest activities is not subject to 
this requirement. 
 
Prior to issuance of any building permit pursuant to this approval, two (2) copies of a 
detailed lighting plan showing the location and specifications for all lighting fixtures to be 
installed on the property shall be submitted for Planning Division review and approval. 
All lighting shall comply with the California Building Code. 

 
9.0 OUTDOOR STORAGE/SCREENING/UTILITIES 

All outdoor storage of winery equipment shall be screened from the view of residences 
of adjacent properties by a visual barrier consisting of fencing or dense landscaping. No 
item in storage shall exceed the height of the screening. Water and fuel tanks, and 
similar structures, shall be screened to the extent practical so as to not be visible from 
public roads and adjacent parcels. 
 
New utility lines required for this project that are visible from any designated scenic 
transportation route (see Community Character Element of the General Plan and County 
Code Chapter 18.106) shall be placed underground or in an equivalent manner be made 
virtually invisible from the subject roadway. 

 
10.0 SITE IMPROVEMENT CONDITIONS 

Please contact Engineering Services with any questions regarding the following: 
 

10.1 GRADING AND SPOILS 
All grading and spoils generated by construction of the project facilities, including 
cave spoils, shall be managed per Engineering Services direction.  All spoils 
piles shall be removed prior to issuance of a Final Certificate of Occupancy. 

 
10.2 TRAFFIC 

Reoccurring and scheduled vehicle trips to and from the site for employees, 
contractors, deliveries, and visitors shall not occur during peak hours, between 
4:00 p.m. and 6:00 p.m., to the maximum extent possible.  All road improvements 
on private property required per Engineering Services shall be maintained in 
good working condition and in accordance with the Napa County Road and 
Street Standards. 

 
10.3 DUST CONTROL 

Water and/or dust palliatives shall be applied in sufficient quantities during 
grading and other ground disturbing activities on-site to minimize the amount of 
dust produced.  Outdoor construction activities shall not occur when average 
wind speeds exceed 20 mph. 

 



Exhibit B Standard Conditions  Page 4 of 6 
Materra Cunat Premium Vineyards, September 16, 2015 

10.4 AIR QUALITY 
During all construction activities the permittee shall comply with the Bay Area Air 
Quality Management District Basic Construction Best Management Practices, as 
provided in Table 8-1, May 2011 Updated CEQA Guidelines: 

 
a. Post a publicly visible sign with the telephone number and person to 

contact at the lead agency regarding dust complaints.  The Air District’s 
phone number shall also be visible. 

 
b. All exposed surfaces (e.g., parking areas, staging areas, soil piles, 

grading areas, and unpaved access roads) shall be watered two times 
per day. 

 
c. All haul trucks transporting soil, sand, or other loose material off-site shall 

be covered. 
 
d. All visible mud or dirt tracked out onto adjacent public roads shall be 

removed using wet power vacuum street sweepers at least once per day. 
The use of dry power sweeping is prohibited. 

 
e. All vehicle speeds on unpaved roads shall be limited to 15 mph. 
 
f. All roadways, driveways, and sidewalks to be paved shall be completed 

as soon as possible. Building pads shall be laid as soon as possible after 
grading unless seeding or soil binders are used. 

 
g. Idling times shall be minimized either by shutting equipment off when not 

in use or reducing the maximum idling time to five (5) minutes (as 
required by the California airborne toxics control measure Title 13, 
Section 2485 of California Code of Regulations (CCR)). Clear signage 
shall be provided for construction workers at all access points. 

 
h. All construction equipment shall be maintained and properly tuned in 

accordance with manufacturer’s specifications. All equipment shall be 
checked by a certified visible emissions evaluator. 

 
10.5. STORM WATER CONTROL 

The permittee shall comply with all construction and post-construction storm 
water pollution prevention protocols as required by the County Engineering 
Services Division, and the State Regional Water Quality Control Board 
(SRWQCB). 

 
10.6 PARKING 

The location of employee and visitor parking and truck loading zone areas shall 
be identified along with proposed circulation and traffic control signage (if any). 
 
Parking shall be limited to approved parking spaces only and shall not occur 
along access or public roads or in other locations except during harvest activities 
and approved marketing events.  In no case shall parking impede emergency 
vehicle access or public roads. 
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11.0 ENVIRONMENTAL HEALTH-SPECIFIC CONDITIONS 

Please contact Environmental Health with any questions regarding the following: 
 

11.1 WELLS  
The permittee shall (at the permittee’s expense) provide well monitoring data 
monthly and the total annual groundwater pumped.  Data requested shall 
include, but not necessarily be limited to, water extraction volumes and static well 
levels.  Water usage shall be minimized by use of best available control 
technology and best water management conservation practices. 
 
a. No new on-site or off-site water sources, including but not limited to wells, 

imported water, new ponds/reservoir(s) or other surface water 
impoundments, or use of an existing pond shall be permitted without 
additional environmental review and may be subject to a modification to 
this use permit. A new Water Availability Analysis shall be required prior 
to approval of any new water source(s) on the property. 

 
b. All monitoring shall commence within six months of the issuance of the 

use permit, or immediately upon commencement of the winery use, 
whichever occurs first and shall be submitted annually thereafter. 

 
11.2 NOISE 

Construction noise shall be minimized to the greatest extent practical and 
allowable under State and local safety laws. Construction equipment mufflering 
and hours of operation shall be in compliance with County Code Chapter 8.16. 
Equipment shall be shut down when not in use. Construction equipment shall 
normally be staged, loaded, and unloaded on the project site. If project terrain or 
access road conditions require construction equipment to be staged, loaded, or 
unloaded off the project site (such as on a neighboring road or at the base of a 
hill), such activities shall only occur between the hours of 8:00 a.m. to 5:00 p.m. 
Exterior winery equipment shall be enclosed or muffled and maintained so as not 
to create a noise disturbance in accordance with the County Code. There shall 
be no amplified sound system or amplified music utilized outside of approved, 
enclosed, winery buildings. 

 
12.0 ARCHEOLOGICAL FINDING 

In the event that archeological artifacts or human remains are discovered during 
construction, work shall cease in a 50-foot radius surrounding the area of discovery. The 
permittee shall contact the PBES Department for further guidance, which will likely 
include the requirement for the permittee to hire a qualified professional to analyze the 
artifacts encountered and to determine if additional measures are required.  

 
If human remains are encountered during the development, all work in the vicinity must 
be, by law, halted, and the Napa County Coroner informed, so that the Coroner can 
determine if an investigation of the cause of death is required, and if the remains are of 
Native American origin. If the remains are of Native American origin, the nearest tribal 
relatives as determined by the State Native American Heritage Commission shall be 
contacted by the permittee to obtain recommendations for treating or removal of such 
remains, including grave goods, with appropriate dignity, as required under Public 
Resources Code Section 5097.98. 
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13.0 INDEMNIFICATION 

If an indemnification agreement has not already been signed and submitted, one shall 
be signed and returned to the County within twenty (20) days of the granting of this 
approval using the PBES Department’s standard form. 
 

14.0 MONITORING COSTS 
All staff costs associated with monitoring compliance with these conditions, previous 
permit conditions, and project revisions shall be borne by the permittee and/or property 
owner. Costs associated with conditions and mitigation measures that require 
monitoring, including investigation of complaints, other than those costs related to 
investigation of complaints of non-compliance that are determined to be unfounded, shall 
be charged to the owner. Costs shall be as established by resolution of the Board of 
Supervisors in accordance with the hourly consulting rate established at the time of the 
monitoring and shall include maintenance of a $500 deposit for construction compliance 
monitoring that shall be retained until grant of Final Certificate of Occupancy. Violations 
of conditions of approval or mitigation measures caused by the permittee’s contractors, 
employees, and/or guests are the responsibility of the permittee. 
 
The Planning Commission may implement an audit program if compliance deficiencies 
are noted. If evidence of compliance deficiencies is found to exist by the Commission at 
some time in the future, the Commission may institute the program at the applicant’s 
expense (including requiring a deposit of funds in an amount determined by the 
Commission) as needed until compliance assurance is achieved. The Planning 
Commission may also use the data, if so warranted, to commence revocation hearings 
in accordance with County Code Section 18.124.120. 

 
15.0 STATUTORY AND CODE SECTION REFERENCES 

All references to statutes and code sections shall refer to their successor as those 
sections or statutes may be subsequently amended from time to time. 

 
16.0 PAYMENT OF FEES AS PREREQUISITE FOR ISSUANCE OF PERMITS 

No building, grading or sewage disposal permits shall be issued or other permits 
authorized until all accrued planning permit processing fees have been paid in full. 

 
17.0 PREVIOUS CONDITIONS  

As applicable, the permittee shall comply with any previous conditions of approval (Use 
Permit P08-00428 – UP and Very Minor Modification P13-00238 – VMM) for the winery 
use except as they may be explicitly modified by this action. To the extent there is a 
conflict between previous conditions of approval and these conditions of approval, these 
conditions shall control. 
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