Exhibit A

FINDINGS

di Rosa Preserve

Use Permit Modification P11-00314

SR 12/121 (5200 Sonoma Highway) Napa

Assessor’s Parcel No 047-080-059


ENVIRONMENTAL:

1. The Conservation, Development, and Planning Commission (Commission) has determined that the project is Categorically Exempt from the provisions of the California Environmental Quality Act (CEQA) pursuant to Section  15301, Class 1 - Existing Facilities, and Section 15305, Class 5 0 Minor Alterations in Land Use Limitations. The proposed modification to the use permit does not result in expansion of the existing facility or new development. 
USE PERMIT:
The Commission has reviewed the use permit request in accordance with the requirements of Napa County Code §18.124.070 and makes the following findings:

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 AW (Agricultural Watershed*) zoning district regulations. The current project proposes to modify an existing use permit. The project complies with the applicable requirements of the Napa County Zoning Ordinance (Title 18, Napa County Code), as applicable.

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

Analysis:  The use permit application has been filed and noticing and public hearing requirements have been met.  The hearing notice was posted on November 25, 2011, and copies of the notice were forwarded to property owners within 300 feet of the Property.  

4. The grant of a use permit, as conditioned, will not adversely affect the public health, safety, or welfare of the County of Napa. 
Analysis:  Various County departments have reviewed the project and commented regarding waste water disposal, access, and fire protection.  Conditions are recommended which will incorporate these comments into the project to assure the ongoing protection of public health and safety. 

5. The proposed use complies with applicable provisions of the Napa County Code and is consistent with the policies and standards of the Napa County General Plan.
Analysis:  The proposed Use Permit further protects agricultural operations in Napa County by continuing a previously approved use while avoiding negative environmental impacts. No new development is proposed and existing surrounding agriculture will continue. The modification, as applicable, complies with all requirements of the Napa County Zoning Ordinance (Title 18, Napa County Code).  

The subject parcel is located on land designated Agricultural Watershed and Open Space (AWOS) on the County’s adopted General Plan Land Use Map.  This project is comprised of an existing approved art collection, outdoor preserve, sculpture gardens and other continued accessory uses as outlined in and limited by the approved project scope (see attachment B, Condition of Approval No. 1).  As approved here, the use of the property for recreation and for uses accessory thereto supports the economic viability of agriculture within the county consistent with General Plan General Plan Economic Development Policy E‐2 (The County recognizes that tourism contributes to the economic viability of agriculture…) and General Plan Economic Development Goal E – 2 (to develop and promote diversity of business opportunities, which do not conflict with agriculture). Di Rosa has been a positive influence in the County and has not conflicted with agriculture. 
The General Plan Policy Recreation and Open Space element describes large, connected open space areas allowed for a range of natural communities that offer habitat necessary to sustain wildlife and plant biodiversity. A bird and waterfowl preserve exists on-site and Table ROS-A of the General Plan lists high among recreational activities by Californians “bird watching” and visiting museums. Bird watching and museum visiting rank high also on the Combined Needs Index (see Table ROS-C Latent Demand and Public Support for Recreation Activities (2003) What Californians Would Have Done More of, if Opportunities Had Been Available to Them). 
Cultural Resource Policy CC-18 supports historical resources such as buildings and landscapes that are designated Napa County Landmarks. The stone structure at di Rosa was designated a Napa County Historic Landmark in 1994 and as such is supportive of the general plan policies regarding cultural resources. 

Napa County’s adopted General Plan reinforces the County’s long standing commitment to agricultural preservation, recreation and open space, and resource conservation.  On balance, this project is consistent with the General Plan’s overall policy framework and with the Plan’s specific goals and policies.

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.
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 investigations 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 on groundwater levels.
The major modification will not result in any significant alteration of the previous conclusions regarding water supply at the preserve. Based on the previous submitted analysis, the 52.54 acre parcel has a water availability calculation of 52.54 acre feet per year (af/yr). The current water use is 1.82 af/yr and the projected water use for the project is 2.28 af/yr., which is below the established threshold. No adverse impacts were identified.  The project will not interfere substantially with groundwater recharge such that there would be a net deficit in aquifer volume or a lowering of the local groundwater level.
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