BOARD OF SUPERVISORS

REVISED CONDITIONS OF APPROVAL

VIEWSHED PROTECTION PROGRAM

GARY HOUCK/TWIN PALMS ESTATE - FILE #P05-0005-VIEW
APN: #-039-640-001
1. SCOPE:  The permit shall be limited to:

· Construction of an 8,055 sq. ft. two-story single-family residence, including a swimming pool, pool cabana, yard, and spa.
· Construction of an approximately 10,000 sq. ft. landscape/lawn area, including a 12-ft. wide by 72-ft. long bocce ball court with shade structures at each end, a covered barbeque area and restroom, and parking.

· Continuation of an existing access drive to the new development areas, including a roundabout.
· Improvements to the existing access drive and construction of a septic system, water storage tanks.
· A reduction in the tower height so that the highest peak of the tower is no higher than the main ridge when viewed from Silverado Trail. 
· Six inch 75 watt lights shall be installed in the pool instead of standard twelve inch 400 watt lights.

· The plaster used in the swimming pool shall be dark colored.

· There shall be no up-lights onto the house on the west, south, north and east sides of the proposed home or into any of the trees.

· Low “E” tinted windows shall be installed on the west, south, north and east sides of the proposed home.

· Specimen trees used for additional screening of the residence from Silverado Trail shall be installed before framing for construction begins.

· The bocce ball court roofs shall be removed and replaced with open wood trellises.

· The outermost two chimneys viewed from Silverado Trail shall be removed.

The buildings shall be designed in substantial conformance with the submitted site plan, elevation drawings, landscape plans and other submittal materials.  It is the responsibility of the applicant to communicate the requirements of these conditions and mitigations (if any) to all designers and constructors to ensure compliance is achieved.  Any expansion or changes shall be by the approved the Viewshed Protection Program Use Permit modification process.
2. LANDSCAPING/PARKING: 
Two (2) copies of a detailed landscaping plan shall be submitted for review and approval prior to issuance of building permits.  No trees greater than 6” DBH shall be removed, except for those identified on the submitted site plan.  All trees to be retained shall be protected during all phases of construction.  All trees and other plant materials intended to screen the structures on the site shall be evergreen.  The plan shall indicate the names and locations of all plant materials to be used along with the method of maintenance.  Plant materials shall be purchased locally when practical. The Agricultural Commissioner’s office (707-253-4357) shall be notified of all impending deliveries of live plants with points of origin outside of Napa County. 

3.
VIEWSHED PROTECTION PROGRAM:

The present owner and subsequent owner(s) shall abide by the requirements of Viewshed Protection Program, File #P05-0005-VIEW.  Any expansion or changes to the building shall be approved by the Viewshed Protection Program modification process. 

The Current property owner shall execute and record an agreement in a form specified by County Counsel in accordance with Section 18.106.050 (8) indicating that all existing vegetation and new landscaping needed to screen the structures on the site shall be maintained and replaced as necessary.  The agreement shall also stipulate that the exterior colors may not be changed or modified unless approved by the Planning Director.
4.
COLORS:
The colors submitted with this application are approved.  Any changes or new colors shall be reviewed and approved by the Planning Director prior to the issuance of any building permits. Highly reflective surfaces shall be prohibited.

5.
ENVIRONMENTAL/MITIGATION MONITORING PROGRAM:  

All mitigation measures referenced in the Initial Study/Mitigated Negative Declaration and as signed and adopted for the Viewshed Protection Program permit shall be met.

6.
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:

a)
Department of Environmental Management memo dated February 22, 2005.
b
Department of Public Works memo dated February 2, 2005.
c)
Napa County Fire Department memo dated April 20, 2005.
7.
SPOILS: 

All spoils generated by construction of the project facilities shall be disposed of per Public Works direction.  No spoils may be deposited on-site within the stream setback or on slopes exceeding 30-percent.  All spoils piles shall be removed prior to occupancy.
8.
NOISE:

Construction noise shall be minimized to the maximum extent practical and allowable under State and local safety laws.  Construction equipment mufflering and hours of operation shall be in compliance with County Code Chapter 8.16.  Equipment shall be shut down when not in use.  Construction equipment shall normally be staged, loaded, and unloaded on the project site.  All activities associated with this project shall be in compliance with Section 18.40.200D, for sound.

9.
DUST CONTROL: 
Water and/or dust palliatives shall be applied in sufficient quantities during grading and other ground disturbing activities on-site to minimize the amount of dust produced.  Construction activities shall not occur during windy periods.

10.
ADDRESSING
All project site addresses shall be determined by the Director, and reviewed and approved by the U.S. Post Office, prior to issuance of any building permit.  The 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.

11.
ARCHEOLOGICAL FINDING:
In the event that archeological artifacts or human remains are discovered during construction, work shall cease in a 50-foot radius surrounding the area of discovery. The Department will be contacted for further guidance, which will likely include the requirement for the applicant 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.

12.
STORM WATER CONTROL

For any construction activity that results in disturbance of greater than one acre of total land area, permittee shall file a Notice of Intent with the California Regional Water Quality Control Board (SRWQCB) prior to any grading or construction activity.  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.
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 ($116.00/hour as of January, 2004). 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.

15.
A soils report prepared by a licensed engineer shall be prepared and submitted by the applicant to the Planning Department prior to issuance of a building permit.

16.
Any future earthmoving activities on slopes greater than 30% shall require compliance with the County’s Conservation Regulations (Chapter 18.108) including, but not limited to, an application for a use permit.
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