Exhibit A

FINDINGS

Napa Valley Country Club – 12 af Reservoir

Use Permit Major Modification № P08-00381-MOD

3385 Hagen Road, Assessor’s Parcel №s 052-130-041 and 052-170-044

ENVIRONMENTAL DETERMINATION

The Conservation, Development, and Planning Commission (Commission) has received and reviewed the proposed Subsequent Mitigated Negative Declaration pursuant to the provisions of the California Environmental Quality Act (CEQA) and of Napa County’s Local Procedures for Implementing CEQA and makes the following findings:

1. That the Planning Commission has read and considered the Subsequent Mitigated Negative Declaration prior to taking action on said Subsequent Mitigated Negative Declaration and the proposed project. 

2. That the Subsequent Mitigated Negative Declaration is based on independent judgment by the Planning Commission.

3. That the Subsequent Mitigated Negative Declaration was prepared and considered in accordance with the requirements of the California Environmental Quality Act.
4. That there is no substantial evidence in the record as a whole, with the inclusion of the signed Project Revision Statement and the Mitigation Monitoring and Reporting Program, that the project will have a significant effect on the environment.
5. That 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 Conservation, Development & Planning Department, 1195 Third Street, Room 210, Napa, California.
6. That considering the record as whole there is no evidence that the proposed project will have a potential adverse effect on wildlife resources or habitat upon which the wildlife depends.

USE PERMIT MODIFICAITON

The Commission has reviewed the use permit modification request in accordance with the requirements of Napa County Code Section 18.124.070 and makes the following findings:
7. That 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 AW (Agricultural Watershed) zoning district regulations. A reservoir is a accessory use to the existing parks and rural recreational use and facility (as defined in Napa County Code § 18.08.428) and uses in connection with a reservoir (see Napa County Code § 18.20.030) are permitted in the AW district with an approved use permit. The necessary approvals were received for the existing golf course facility which is proposed to be modified with this request.
8. 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 modification application has been field and notice and public hearing requirements have been met.  The hearing notice was posted on May 17, 2009 and copies were forwarded to property owners within 300 feet of the subject parcels.

9. 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 modification for the construction of a 12 af reservoir and replacement of the existing irrigation system as proposed and conditioned will not affect the health, safety or welfare of the County.  Various County departments have reviewed the project and commented.  Conditions are recommended which will incorporate requirements based on County Code into the project to assure the protection of public health and safety.

10. Compliance with the General Plan

Analysis:  The project proposes to modify an existing Use Permit to allow the construction of a 12 af reservoir to hold groundwater to irrigate the Front Nine holes of an existing privately owned and operated 18-hole golf course.  The reservoir would be filled with groundwater pumped from an existing well, currently used to irrigate the Front Nine.  The project will include modification of the existing sprinkler system and associated piping layout, including the upgrade of piping to purple pipe, ultimately reducing the current amount of groundwater used for irrigation and accommodating future connectivity to offsite recycled water piping and long-term use of recycled water to irrigate the Front Nine and supplement irrigation of the Back Nine.  Based on the proposed project and upgrades to the irrigation system to accommodate an alternative source of water, such as recycled water, project has been found consistent with the following General Plan Goals and Policies:
AG/LU-74 – Notwithstanding AG/LU-25, the County supports the extension of recycled water to the Coombsville area to reduce reliance on groundwater in the Milliken-Sarco-Tulocay (MST) area.

Goal CON-13 – Promote the development of additional water resources to improve water supply reliability and sustainability in Napa County, including imported water supplies and recycled water projects.

CON-42 – The County shall work to improve and maintain the vitality and health of its watersheds.  Specifically, the County shall:

e. Promote and support the use of recycled water wherever feasible, including the use of tertiary treated water, to help improve supply reliability and enhance groundwater recharge.

CON-48 – Proposed developments shall implement project-specific sediment and erosion control measures (e.g. erosion control plans and/or Stormwater Pollution Prevention Plans) that maintain pre-development sediment erosion conditions or at minimum comply with State water quality pollution control (i.e. Basin Plan) requirements and are protective of the County’s sensitive domestic supply watersheds.  Technical reports and/or erosion control plans that recommend site-specific erosion control measures shall meet the requirements of the County Code and provide detailed information regarding site specific geologic, soil, and hydrologic conditions and how the proposed measure will function.

CON-50 – The County will take appropriate steps to protect surface water quality and quantity, including the following:

e. In conformance with National Pollution Discharge Elimination System (NPDES) requirements, prohibit grading and excavation unless it can be demonstrated that such activities will not result in significant soil erosion, silting of lower slopes or waterways, slide damage, flooding problems, or damage to wildlife and fishery habitat.

CON-51 – Recognizing that groundwater best supports agricultural and rural uses, the County discourages urbanization requiring net increases in groundwater use and discourages incorporated jurisdictions from using groundwater except in emergencies or as part of otherwise adversely affect the County’s groundwater resources.

CON-52 - Groundwater is a valuable resource in Napa County.  The County encourages responsible use and conservation of groundwater and regulates groundwater resources by way of its groundwater ordinance. [Implementation by Action Item CON.WR-6 and -9 listed below]

CON-54 - The County shall maintain or enhance infiltration and recharge of groundwater aquifers by requiring all projects in designated groundwater deficient areas as identified in the County’s groundwater ordinance (County Code Chapter 13.15) be designed (at minimum) to maintain a site’s predevelopment groundwater recharge potential, to the extent feasible, by minimizing impervious surfaces and promoting recharge (e.g. via the use of water retention / detention structures, use of permeable paving materials, bio-swales, water gardens, cisterns, and other best management practices). 

CON-60.5 - All aspects of landscaping from the selection of plants to soil preparation and the installation of irrigation systems should be designed to reduce water demand. Retain runoff, decrease flooding, and recharge groundwater.

CON-62 - As state in Policy AG/LU-74, the County supports the extension of recycled water to the Coombsville area to reduce reliance on groundwater in the MST groundwater basin and exploration of other alternatives.  Also, the County shall identify and support ways to utilize recycled water for irrigation and non-potable uses to offset dependency on groundwater and surface waters and ensure adequate wastewater treatment capacity through the following measures:

d. Encourage the use of non-potable / recycled water wherever recycled water is available and require the use of recycled water for golf courses where feasible.

11. 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: Minimum thresholds for water use have been established by the Department of Public Works using reports by the United States Geological Survey (USGS).  These reports are the result of water resources investigation performed by the USGS in cooperation with the Napa County Flood Control and Water Conservation District.  Any project which reduces water usage or any water usage which is at or below the established threshold is assumed not to have a significant effect ton groundwater levels.
Based on the submitted Phase 1 water availability analysis, and the estimated reductions in water usage from replacement and upgrade of the existing irrigation system, the subject parcel will have reduced their groundwater usage by 14.4 af annually (or 17.3%).  The holding is made up of two contiguous parcels south of Hagen Road, the holding has an extraction threshold of 3.33 af of water per year per acre, resulting in a total threshold of 55.07 af of water per year.  The project proposes to continue groundwater extraction at a rate of 65.5 af per year.  The proposed project will construct a 12 af reservoir to be filled once annually during the winter to reduce the potential to interfere with offsite residential and irrigation groundwater wells.  As previously mentioned, the project proposes future long-term use of an alternative water source consistent with the Napa County General Plan.  Until such time an alternative water source is available to the project site, the reservoir will be filled with groundwater.  
