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AM and 9:00 PM dependiAg on morning or evening schedule. Up to 80 overflow parking spaces in the vineyard 
along the side of the access road are available during large events;.Jive spaces are available on the grass-crete 
hard surface adjacent to the winery (near lawn area adjacent to the winery and driveway entrance); and nine 
spaces available in the center area of the circular driveway near the residence; 7) Revise the annual limit condition 
on the number of buses (maximum 3 per year) permitted to v isit the winery (Condition #7, Use Permit #U90-42) to 
exclude for-hire cars, vans and public transit; 8) Installation of a new subsurface drip wastewater system; and 9) 
Installation of a Transient Non-Community Water system and a water backflow prevention system. The ±7.8 acre 
parcel is located on the east side of the State Highway 29 frontage road, Washington St. , approximately 600 feet 
north of its intersection with Hoffman Lane and .5 miles south of the town of Yountville, within the AP (Agricultural 
Preserve) Zoning District at 6200 Washington St. , Yountville, CA APN: 036-110-030. 

Staff Recommendation: Adopt the Negative Declaration and approve the Use Permit Modification request as 
conditioned. 

Staff Contact: Wyntress Balcher, Planner II , (707) 299-1351, or wyntress.balcher@countyofnapa.org 

Applicant Contact: Scott Greenwood-Meinert, (707) 252-7122, or ScottGM@dpf-law.com 

THIS ITEM WAS CONTINUED FROM THE APRIL 1. 2015 REGULAR MEETING 

EXECUTIVE SUMMARY 

Proposed Actions: 

That the Planning Commission: 

1. Adopt the Negative Declaration for the Bell Wine Cellars based on Findings 1-6 of Exhibit A; and, 
2. Approve Use Permit Major Modification (P13-00055-MOD) based on Findings 7-11 of Exhibit A , and subject to the 
recommended Revised Conditions of Approval (Exhibit B) 

Discussion: 

A public hearing was held on April 1, 2015, and testimony was taken from interested members of the public, an 
adjacent neighbor and the applicant and his representative. The hearing was continued to the April 15, 2015 
meeting, which was subsequently canceled. Staff was concerned with the total number of annual visitors that the 
proposed change in visitation to 100 visitors per day would generate, and considered the proposed 212 annual 
events high in relation to other wineries within the range of the proposed new production capacity. Visitation and 
marketing are listed as uses permitted within the AP zoning district when associated with a winery as an 
accessory use. But, such visitation and event activities must be clearly incidental , related and subordinate to the 
main use. At the April 1, 2015 meeting, the Commission shared Staffs concern with the visitation numbers and the 
proposed number of annual marketing events. Although the applicant and his representative volunteered a less 
intense weekly visitation and marketing program, the Commission requested that the applicant and Staff meet to 
discuss a less intense proposal. 

Staff met with the applicant and their representative to discuss revisions to the visitation and marketing program to 
bring their modification request more into conformance with the definition of "accessory" use to the w inery 
operations. The applicant presented more background information regarding the marketing needs of their 
business, which embraces the direct-to-consumer concept in addition to the "three tier" distribution which they 
outlined in their March 31, 2015 letter to the Commission. Based upon the meeting, the applicant has presented a 
reduction in the annual visitation numbers that would work for them and more in conformance as an accessory 
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