Exhibit B

CONDITIONS OF APPROVAL

Di Rosa Preserve
Use Permit Modification P11-00314
5200 State Route 121 (Sonoma Highway)
Assessor’s Parcel No 047-080-059

1. SCOPE:  Approval of a Use Permit Modification to allow:

· visitation by the public on a drop in basis as well as the currently allowed by appointment only basis;

· hours of operation to: open between the hours of 10:00 a.m.- 4:00 p.m. four days per week during the winter months (November-March), from 10:00 a.m.- 6:00 p.m. four days per week during the summer months (April-October), and from 10:00 a.m.-9:00 p.m. one day per week, year round to allow for evening visitors; 

· educational programs, such as art demonstrations, conducted during regular hours of operation; and
· visitors may arrive in standard sized buses.
It is the responsibility of the applicant to communicate the requirements of these conditions and mitigations (if any) to all designers, contractors, employees, and guests of the preserve to ensure compliance is achieved.  Any expansion or changes in use shall be by the approved in accordance with Section 18.124.130 of the Napa County Code and may be subject to the Use Permit modification process.

2. Public and Private Events: events shall be limited as follows:

· Thirty-six events annually may occur Monday through Sunday - no more than 1 event may occur on any given day – no more than 250 people are allowed per event.
Start and finish time of activities shall be scheduled to minimize vehicles arriving or leaving between 4:00 PM and 6:00 PM.

If any event is held which will exceed the available on-site parking, the applicant shall arrange for on-site valet or off-site parking and shuttle service to the preserve.

3. GATES/ENTRY STRUCTURES: 

Any gate installed at the entrance shall be reviewed by the Conservation, Development and Planning Department, Public Works Department and the Napa County Fire Department to assure that it is designed to allow large vehicles, such as buses, to turn around if the gate is closed without backing into the public roadway, and that fire suppression access is available at all times. If the gate is part of an entry structure an additional permit shall be required according to the County Code,  
4. LIGHTING: 
All exterior lighting, including landscape lighting, shall be shielded and directed downward, shall be located as low to the ground as possible, and 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 buildings is permitted, including architectural highlighting and spotting. Low-level lighting shall be utilized in parking areas as opposed to elevated high-intensity light standards. All lighting shall comply with Uniform Building Code (UBC). 

5. PARKING: 
The location of employee and visitor parking and truck loading zone areas shall be identified along with proposed circulation and traffic control signage (if any). 
Parking onsite shall be in accordance with the submitted parking plan. Parking shall be limited to approved parking spaces only and shall not occur along access roads. Other locations, such as vineyard rows or avenues may be utilized during approved events. In no case shall parking impede emergency vehicle access or public roads. If any event is held which will exceed the available on-site parking, the applicant shall arrange for off-site parking and shuttle service to the Preserve.

6. OUTDOOR STORAGE/SCREENING/UTILITIES:
All outdoor storage of equipment shall be screened from the view of adjacent properties by a visual barrier consisting of fencing or dense landscaping. No item in storage is to exceed the height of the screening. Water and fuel tanks, and similar structures, shall be screened to the extent practical so as to not be visible from public roads and adjacent parcels. All unnecessary noise and evening lighting shall be kept to a minimum in order to avoid any negative impacts to the adjacent properties.
7. RENTAL/LEASING: 
No facilities, nor portions thereof, including but not limited to offices, kitchens, and galleries shall be rented, leased, except as may be specifically authorized in this use permit or pursuant to the Temporary Events Ordinance (Chapter 5.36).

8. COMPLIANCE WITH OTHER DEPARTMENTS AND AGENCIES: 
In addition to the previously stated requirements, the permittee shall comply with all applicable building codes, zoning standards, and requirements of County Departments and Agencies, including but not limited to:

Department of Environmental Management as stated in their letter of November 23, 2011.
Department of Public Works as stated in their letter of November 21, 2011.
County Fire Department as stated in their letters of October 6, 2011. 

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.

9. WELLS:
The permittee may be required (at the permittee’s expense) to provide well monitoring data if it the Director of Environmental Management determines that water usage is affecting, 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 use permit would significantly affect the groundwater basin, the director of environmental management shall be authorized to recommend additional reasonable conditions on the permittee, or revocation of this permit, as necessary to meet the requirements of the Napa County Groundwater Ordinance and protect public health, 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.

10. NOISE:
There shall be no amplified sound system or amplified music utilized outside of approved, enclosed buildings.
11. TRAFFIC: 
Reoccurring and scheduled vehicle trips to and from the site for employees, deliveries, and visitors will not occur during peak (4-6 PM) travel times to the maximum extent possible. All road improvements on private property required per the Department of Public Works shall be maintained in good working condition. If traffic conditions or parking demand consistently exceed demands, Napa County Development and Planning reserves the right to hold a public hearing and revoke the open visitation policy and return to the previous use permit conditions. 
12. STORM WATER CONTROL: 

All hazardous materials stored and used on-site that could cause water pollution (e.g. motor oil, cleaning chemicals, paints, etc.) shall be stored and used in a manner that will not cause pollution, with secondary containment provided. Such storage areas shall be regularly cleaned to remove litter and debris. Any spills shall be promptly cleaned up and appropriate authorities notified. Parking lots shall be designed to drain through grassy swales, buffer strips, or sand filters prior to any discharge from the impervious surface into a watercourse. If any discharge of concentrated surface waters is proposed in the any “Waters of the State,” the permittee shall consult with and secure any necessary permits from the State Regional Water Quality Control Board. All trash enclosures must be covered and protected from rain, roof, and surface drainage.

13. INDEMNIFICATION: 
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.

14. ADDRESSING:
The Conservation, Development and Planning Director reserves the right to issue or re-issue an appropriate situs address at the time of issuance of any 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.

15. 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.

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 revocation hearings in accordance with section 18.124.120 of the County Code.
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