EXHIBIT A

FINDINGS

SPELLETICH FAMILY CELLARS

P08-00475

APN: 057-210-045-000

Before approving Use Permit № P08-00475-UP, the Commission must make the following findings:

Approval to allow the following: 

· establish a 60,000 gallon per year wine production facility utilizing 7,300 sq ft in an existing 34,000 sq. ft. building, (in accordance with submitted plans dated July 14, 2008);  

· no visitation or marketing is proposed; 
· Hours of operation shall be limited to 7am to 7pm (except during crush);
· two full-time and two part-time employees; 
· installation of two hold and haul tanks, 3,000 and 6,000 gallon respectively for winery process waste water;

· eight parking spaces and; 
1. Environmental Determination: 

Find that pursuant to State CEQA Guidelines this project is Categorically Exempt, pursuant to Section 15301(a), Existing Facilities (Class 1).

2. The Commission has the power to issue a use permit under the zoning regulations in effect as applied to the property;

Analysis: The project is consistent with IP:AC (Industrial Park: Airport Compatibility Combination) zoning district regulations.  A winery (as defined in Napa County Code § 18.08.640) and uses in connection with a winery (see Napa County Code § Section 18.40.020) are permitted in an IP zoned district with an approved use permit.  Provisions required under Napa County Code (zoning regulations as amended) can be met.

3. The procedural requirements for a use permit set forth in Chapter 18.124 of the Napa County Code (Use Permits) have been met;

Analysis: The use permit application has been filed and notice and public hearing requirements have been met. The hearing notice was posted on October 3, 2008 and copies were forwarded to property owners within 300 feet of the subject parcel. 

4. 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 a use permit for the winery as proposed and conditioned will not affect the health, safety or welfare of the County. Various County departments have reviewed the project and commented regarding water, waste water disposal, access, building permits, and fire protection. Conditions are recommended which will incorporate these comments into the project to assure the protection of the public health and safety.

5. Compliance with the General Plan

The goals established by the Napa County General Plan are to plan for agriculture and related activities as the primary land use in Napa County and to concentrate urban uses in existing cities and urban areas. The County will enact and enforce regulations that will retain agriculture as a major source of income and employment in Napa County. The Airport Industrial Specific Plan was established to support agriculture and meet industrial and business park needs consistent with the 1986 Specific Plan. This proposal is consistent with the General Plan. A wide variety of uses are located in this area, to include light industry and offices. Wine is also made in the industrial area and not subject to the 75% rule, which requires a winery to use 75% Napa County grapes. 

Agricultural Policy AG/LU-96 of the County General Plan recognizes wineries, and any use clearly accessory to a winery, as compatible to the Airport Industrial Area Specific Plan. The Land Use Standards of the Airport Industrial Area Specific Plan Policy lists among the allowable uses: a cooperage, bottling plant, and wine warehousing and distribution. 

6. The proposed use would not require a new water system or improvement causing significant adverse effects, either individually or cumulatively, on the 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 Napa County Code § 13.15.070 or 

§ 13.15.080.

Analysis: The City of American Canyon and Napa Sanitation District have issued a Will Serve Letter to the Spelletich Winery facility through the Napa Valley Gateway Unit 3 project in 2006. They have reviewed the Spelletich Winery facility water usage and septic needs and determined that it meets the requirements set forth in the Will Serve letters.  
