Exhibit A 

Findings
Rombauer Vineyards/Rancho Alto Vineyards Inc.
Tentative Parcel Map Application № P08-00608
3250 Bennett Lane, Calistoga, California
Assessor’s Parcel № 017-130-027
Environmental Determination
The Conservation, Development, and Planning Commission (Commission) has received and reviewed the proposed 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 finds that:
1. Prior to taking action on the Draft Mitigated Negative Declaration and the proposed project, the Commission read and considered said Mitigated Negative Declaration.
2. The Mitigated Negative Declaration is based on independent judgment exercised by the Commission.
3. The Mitigated Negative Declaration was prepared and considered in accordance with the requirements of the California Environmental Quality Act.

4. Considering the record as whole, there is no substantial evidence that the project will have a significant effect on the environment. 

5. The Secretary of the Commission is the custodian of the records of the proceedings on which this decision is based. Records are located at the Napa County Conservation, Development, and Planning Department, 1195 Third Street, Room 210, Napa, California.
6. Adopt the Mitigated Negative Declaration and the Mitigation Monitoring and Reporting Program.
Tentative Parcel Map
The Commission has reviewed the tentative parcel map request in accordance with the requirements of the Napa County Subdivision Ordinance. Section 17.14.060 of that ordinance requires that the Commission “shall deny approval of a tentative map if it makes any of the following findings:”
7.
The proposed map is not consistent with applicable general and specific plans. 
Finding:  The Agricultural Resource land use designation identifies areas on the valley floor and in foothill areas of the County in which agriculture is and should continue to be the predominant land use, where uses incompatible with agriculture should be precluded and where the development of urban type uses would be detrimental to the continuance of agriculture and the maintenance of open space which are economic and aesthetic attributes and assets of the County of Napa. Uses permitted by right are agriculture, processing of agricultural products and a single-family dwelling. 


The existing property has a history of agricultural cultivation and is under a type “A” Williamson Act agricultural contract number 12676A.  There would be no conversion of existing farmland to non-agricultural usage; uses that would be permitted per this application are detailed in the allowable uses per the agricultural contract.  A potential residential building site is identified on the new parcel proposed with this subdivision.  No uses inconsistent with applicable general and specific plans are proposed.  Therefore, this proposed subdivision is consistent with the General Plan and Zoning for this area.

8.
The design or improvement of the proposed subdivision is not consistent with applicable General and Specific Plans. 

Finding: The Napa County General Plan designates this area as AR (Agricultural Resource) permitting agricultural development with a minimum parcel size of 40-acres.  The proposed parcel map density is consistent with General Plan minimum parcel sizes.  There are no Specific Plans for this location.
9.
The site is not physically suitable for the type of development. 
Finding: The maximum development permitted by the AP (Agricultural Preserve) zone district is a variety of agricultural uses, a primary residence and a guest unit on each parcel.  This potential development is consistent with the General Plan and Zoning for this location. 
10.          The site is not physically suitable for the proposed density of development. 
Finding: The property is generally level with no discernable slopes.  Future development that is allowed by right consists of one primary residence and one guest unit on the new parcel.  The new lots exceed the minimum 40 acres lot size required by the AP District, with a two-acre development envelope that is sufficient for a single residence, a guest unit and continuing agricultural use of the properties.  

11.
The design of the subdivision or the proposed improvements is likely to cause substantial environmental                         amage or substantially and avoidably injure fish or wildlife or their habitat. 
Finding: Although bordered by the Napa River to the east, the proposed division of land into two parcels will result in the creation of parcels forty (40) acres or larger in size with minimum 100-foot building setbacks from the creeks.   According to Napa County Environmental Resource Maps, the site is not located in any designated habitat areas of any species identified as a candidate, sensitive, or special status species in local or regional plans, policies, or regulations, or by the California Department of Fish and Game or U.S. Fish and Wildlife Service.
12.
 The design of the subdivision or the type of improvements is likely to cause serious public health or safety      problems. 

Finding: The design of the subdivision is consistent with Napa County standards for parcel size within an AP zoning designation.  This application does not propose any new development that will pose a threat to public health.  All requirements of the County Department of Environmental Management will be met prior to issuance of any building permit for any development on the sites. 

13.  
The design of the subdivision or of the improvements will conflict with easements, acquired by the public at large, for access through or use of property within the proposed subdivision. 
Finding: There are no public easements located on the proposed development site.
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