EXHIBIT B
CONDITIONS OF APPROVAL

Press Restaurant Sign Use Permit Major Modification  

#P10-00331 Major Mod
587 St Helena Highway, Napa
 Assessor’s Parcel No: 027-150-001


Approval of Use Permit request #P10-00331 Maj Mod to allow the following:
1. SCOPE:  The major modification shall be limited to:

· Thirty-six square foot and 4 foot in height ground sign
2. PREVIOUS CONDITIONS:

The permittee shall comply with all previous conditions of approval for #96639-S through P05-0127-Sign, except as 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 and supersede earlier ones.
3. 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, 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. 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 property shall be submitted for Planning Division review and approval. All lighting shall comply with the California Building Code. No lighting visible from the floor of the Napa Valley is proposed in this application and none is approved hereby. 
4. COMPLIANCE WITH OTHER DEPARTMENTS AND AGENCIES: 

The proposed sign location is located on the subject parcel and may be within California Department of Transportation (CalTrans) right of way.  An encroachment permit from CalTrans for determination of the State Route (SR) 29 right of way at the proposed location and compliance with Advertising Act of 2005 is required.  A copy of the approved encroachment permit shall be provided to the Planning Department prior to installation of the sign.  

The permittee shall comply with all applicable building codes, zoning standards, and requirements of County Departments, and Agencies including but not limited to the following:  
· County Fire Department e-mail correspondence dated November 23, 2010
· Building Division as stated in their letter dated December 14, 2010 

The determination as to whether or not the permittee has complied with the requirements of other County Departments and/or other Agencies shall be determined by those Departments or Agencies.
5. COLOR:
The colors used for the sign shall be in substantial compliance with submitted plans and specifications and shall be limited to those that will blend the adjacent buildings. Highly reflective surfaces are prohibited.

6. ARCHEOLOGICAL FINDING:
In the event that archeological artifacts or human remains are discovered during a burial excavation, work shall cease in a 50-foot radius surrounding the area of discovery. The permittee shall contact the Conservation, Development and Planning 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 he 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 would be contacted 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.
7. INDEMNIFICATION: (signed agreement was included with application)
An indemnification agreement, in the form attached hereto, shall be signed and returned to the County within twenty (20) days of the granting of this approval.
8. 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.   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.
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