Exhibit B 
Scope & Conditions of Approval
Beckstoffer vineyards II & IV
Tentative Parcel Map Application № P09-00182
8600 Conn Creek Road, Rutherford, California

Assessor’s Parcel № 027-411-001
1. SCOPE  
This approval shall be limited to:

· Approval of tentative parcel map to establish three new parcels: ± 48.19 acres, ± 50.91 acres, and ± 44.11 acres from two existing parcels that are approximately ±72.95 and ± 74.30 acres on plans dated September 2009 prepared by Mike Brooks.
· A two acre building envelope for Parcel 1 and a two acre building envelope for Parcel 3 including an easement for Parcel 1 to have access from Parcel 2. The common driveway is existing will be close to the south boundary of parcel 2.
· No other development plans or change of use shall occur. Subsequent construction plans for development on the proposed lots will be subject to Napa County regulations in effect at the time of development including but not limited to the Zoning Ordinance, Uniform Building, Plumbing, Electrical and Mechanical Codes and the Uniform Fire Code.
2. PARCEL MAP
This tentative parcel map shall be in substantial conformance with the submitted site plan and other submitted materials and shall comply with all requirements of the Napa County Code.  It is the responsibility of the applicant to communicate the requirements of these conditions and mitigations to all designers, contractors, employees and guest to ensure compliance is achieved.  

Any changes to the approved buildings and site improvements are not a part of this project, and are subject to subsequent review and approval, as applicable.
3.
COUNTY SURVEYOR

The applicant shall submit a Final/Parcel Map to the Department of Public Works for review and approval by the County Surveyor. The applicant shall pay the map checking fee as established by resolution of the Napa County Board of Supervisors in effect at the time of submittal of the final/parcel map.

4.
COMPLIANCE WITH OTHER DEPARTMENTS AND AGENCIES 

The permittee shall comply with all applicable building codes, zoning standards, and requirements of County Departments and Agencies, including but not limited to:
· County Fire Department comments dated June 9, 2009.
· Department of Public Works memo dated September 18, 2009.
· Department of Environmental Management memo dated September 17, 2009.
The determination as to whether or not the permittee has substantially complied with the requirements of other County Departments and Agencies shall be determined by those Departments or Agencies. The inability to substantially comply with the requirements of other County Departments and Agencies may result in the need to modify the approved use permit.

5.
ADDRESSING
The CDPD Director reserves the right to issue or re-issue an appropriate situs address at the time of issuance of any future building permit to ensure proper identification and sequencing of numbers. For multi-tenant or multiple structure projects, this includes building permits for later building modifications or tenant improvements.

6.
INDEMNIFICATION
The indemnification agreement was signed and submitted with the initial application materials. 

7.
MONITORING COSTS 

All staff costs associated with monitoring compliance with these conditions, previous permit conditions, and/or mitigation measures 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. Costs shall be as established by Board Resolution in accordance with the hourly consulting rate established at the time of the monitoring. Violations of conditions of approval or mitigations measures caused by the permittee’s contractors, employees, and 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 Planning Commission at some time in the future, the Planning 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 it is so warranted, to commence use permit revocation hearings in accordance with section 18.124.120 of the County Code.
8.   WELLS: 

The permittee may be required (at the permittee’s expense) to provide well monitoring data if it is judged that water usage at the existing vineyard is, or would potentially affect groundwater supplies or nearby wells.  Data requested could include, but may not be limited to, water extraction volumes and static well levels. If applicant is unable to secure monitoring access to neighboring wells, onsite monitoring wells may need to be established to gage potential impacts on the groundwater resource utilized for the project proposed. Water usage shall be minimized by use of best available control technology and best water management conservation practices. In the event that changed circumstances or significant new information provide substantial evidence that the groundwater system referenced in the parcel map application would significantly affect the groundwater basin, the director of environmental management shall be authorized to recommend additional reasonable conditions on the permittee, as necessary to meet the requirements of the Napa County Groundwater Ordinance and protect public heath, safety, and welfare. That recommendation shall not become final unless and until the director has provided notice and the opportunity for hearing in compliance with the County Code section 13.15.070.G-K.
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