COUNTY OF NAPA

CONSERVATION, DEVELOPMENT, AND PLANNING DEPARTMENT
1195 3™ Street, Suite 210

Napa, ™ g4559

707.253.4417

A Tradition of Stewardship
A Commitmant to Service

Notice of Intent to Adopt a Subsequent Negative Declaration

Project Title
Silver Oak Winery Use Permit Major Modification Application N¢ P10-00345-MOD

Property Owner
Silver Oak Cellars, P.O. Box 414, Oakville, Calif., 94562

County Contact Person, Phone Number and Email
Christopher M. Cahill, Planner, 707.253.4847, chris.cahill@countyofnapa .org

Project Location and APN

The project is located on a 22.54 acre parce! on the south side of Oakville Cross Road, approximately 7,200 feet west of its
intersection with the Silverado Trail and 5,500 feet east of State Route 29 and within the Agricultural Preserve (AP) zoning district.
APN: 031-080-030. 915 Oakville Cross Road, Oakuville, Calif., g4562

Project Sponsor’'s Name and Address
Rob Anglin, Holman Teague Roche Anglin LLP, 1455 First Street, Suite 217, Napa, Calif., 94559, 707.927.4280, anglin@htralaw.com

General Plan Description
AR (Agricultural Resource)

Zoning
AP (Agricultural Preserve)

Project Description

Use Permit Major Modification to modify 3 1981 Small Winery Exemption Certificate and 1986 Use Permit U-56856 as previously
modified by Use Permit Modifications 97195-MOD, 67538-MOD, 98488-MOD, 99115-MOD, P06-01048-VMM, and Po6-1344-MOD
to allow the following:

e anincrease in wine production from 132,500 gallons per year to 210,000 gallons per year;

s anincrease in on-site employment from 23 full-time and 3 part-time employees to 50 full-time employees;

¢ parking lot enlargement including an increase in employee parking spaces from 25 to 40 and no change in the existing 39
customer parking spaces, for an increase in total parking from 64 spaces to 79 spaces;

e 7,500 square feet of new subsurface gravity leach fields for on-site disposal of additional sanitary wastewater; and

¢ the addition of AB 2004 (Evans) on-site wine consumption within existing facilities.

In addition, the Department of Public Works has recommended conditions which require the widening of Oakville Cross Road in the
project vicinity to provide a full-width (5 feet) shoulder lane westbound.

The project site is not located on the lists enumerated under Section 65962.5 of the Government Code, including, but not
necessarily limited to lists of hazardous waste facilities,



Preliminary Determination

Napa County's Director of Conservation, Development, and Planning has tentatively determined that the project analyzed in the
attached initial study checklist would not have a significant effect on the environment and the County intends to adopt a
subsequent negative declaration. Copies of the proposed subsequent negative declaration and all documents referenced are
available for review at the offices of the Napa County Conservation, Development, and Planning Department, 1195 Third St., Suite
210, Napa, CA 94559 between the hours of 8:00 AM and 4:45 PM Monday through Friday (excepting holidays).

date

Chnstop rM. Cah|| lanner

Written Comment Period - September 23, 2011 through October 13, 2011

Please send written comments to the attention of Chris Cahill at 1195 Third St., Suite 210, Napa, CA. 84559, or via e-mail to
chris.cahill@ countyofnapa.org. A public hearing on this project is tentatively scheduled for the Napa County Conservation,
Development, and Planning Commission at 9:00 AM or later on Wednesday October 19", 20121. You may confirm the date and time of
this hearing by calling (707) 253.4417.



APPENDIX C

COUNTY OF NAPA
Conservation, Development, and Planning Department
1195 Third St., Suite 210
Napa, Calif. 94559
(707) 253-4416

Initial Study Checklist
{form updated September 2010)

Project Title:
Silver Oak Winery Use Permit Major Modification Application Ne P10-00345-MOD

Property Owner:
Silver Oak Céllars, P.0. Box 414, Oakville, Calif., 94562

County Confact Person, Phone Number and Email:
Christopher M. Cahill, Planner, 707.253.4847, chis.cahill@couniyofnapa.org

Project Location and APN:

Located on a 22.54 acre parcel on the south side of Oakville Cross Road, approximately 7,200 feet west of its intersection with the
Silverado Trail and 5,500 feet east of State Route 29 and within the Agricultural Preserve (AP) zoning district, APN: 031-080-030. 915
Oakville Cross Road, Oakville, Calif., 94562

Project Sponsor's Name and Address:
Rob Anglin, Holman Teague Roche Anglin LLP, 1455 First Street, Suile 217, Napa, Calif., 94558, 707.927.4280, anglin@hiralaw.com

General Plan Description:
AR (Agricullural Resource)

Zoning:
AP (Agricullural Preserve)

Description of Project,
Use Permit Major Modification to modify 2 1981 Small Winery Exemption Certificale and 1986 Use Permit U-56856 as previously modified
by Use Pemit Modifications 97195-MOD, 87538-MOD, 98488-MOD, 99115-MOD, P0B-01048-VMM, and P06-1344-MOD to allow the
following;

s anincrease in wine production from 132,500 gallons per year to 210,000 gallons per year,

s an increase in on-sité employment from 23 full-time and 3 part-time employees to 50 full-ime employees;

s parking lot enlargement including an increase in employee parking spaces from 25 to 40 and no change in the existing 39

customer parking spaces, for an increase in total parking from 64 spaces to 79 spaces;
» 7,500 square feet of new subsuiface gravily leach fields for on-site disposal of additional sanitary wastewater; and
» (he addition of AB 2004 (Evans) on-site wine consumption within existing facilities.

In addition, the Department of Public Works has recommended conditions which require the widening of Oakville Cross Road in the project
vicinity to provide a full-width (5 feet) shoulder lane westbound.

Describe the environmental setting and surrounding land uses.

The projectis proposed on an approximalely 22 ¥ acie parcel localed on the south side of Ozkville Cross Road, approximately one mile
east of its intersection with State Highway 29 (or the St. Helena Highway) and directly adjacent to and northwest of its intersection with
Money Road. As the crow flies, it is also about 2.5 miles north of the Town of Yountville. The property presently includes a roughly 75,600
square fool winery complex, wastawater treatment improvements incluging a pond, parking lots, landscape improvements, and
approximately 12 acres of producing vineyard. The entire parcel is located within the 100-ysar floodpiain. Silver Oak Cellars has been
operaling in this location since 1981.



10.

Based on Napa County environmental resource mapping and the Soil Survey of Napa County, Califomia (G. Lambert and J. Kashiwagi,
Soil Conservation Service), the entirety of the project area, and indeed the vast majonity of the subject parcel, is comprised of soils
classified as Cole Silt Loam (0 to 2 percent slopes). The Cole soil series is generally located on old alluvial fans and flcodplains. Runoff is
very siow and there is little or no hazard of erosion. The subject property has a long history of agricultural use, with 1940 aerial photos
showing the majority of the parcel planted to (presumably prune) orchards.

Land uses in the vicinity of the project are a mix of 1arge lof resigential uses, active vineyarg operations on lots ranging (generalty) from ten
lo seventy acres, and wineries with production ranging from 8,000 to 200,000 gallons annually. Individual wineries located within %2 mile of
the project area include Saddleback Cellars (7802 Money Road, 8,000 gallons/year, tours and tasting by appointment), and Villa Ragazz
Winery (7878 Money Road, 20,000 gallons/year, tasting by appointment); the County is also processing an application for a new winery
located directly to the north of Silver Oak Wine Cellars (7711 Mongy Road, 100,000 gallons per year proposed, tours and tasting by
appointment proposed). Residential uses in the project area are faidy sparse, with less than a dozen residences located within 2 mile of
the proposed winery; most of the residential uses are, however, dustered aroung Money Road, which runs just to the north of the subject
property. The entirety of the area surrounding the subject property is zoned AP (Agricultural Preserve) and General Plan designated AR
(Agricultural Resource).

Other agencles whose approval is required (e.g., pemits, financing approval, or participation agreement).
Department of Alcoholic Beverage Control, Federal Taxation Trade Bureau

ENVIRONMENTAL (MPACTS AND BASIS OF CONCLUSIONS:

The conclusions and recommendations contained herein are professional opinions derived in accordance with cument standards of
professional practice. They are based on a review of the Napa County Environmental Resource Maps, the other sources of information
listed in the file, and the comments received, conversations with knowledgeable individuals; the preparer's personal knowledge of the area;
and, where necessary, a visit to the site. For further information, see the environmental background information contained in the permanent
file on this project.

On the basis of this initial evaluation:

X

oo O

O

Signat

Name;

| fing that the proposed project COULD NOT have a significant effect on the environment, and 2 SUBSEQUENT NEGATIVE DECLARATION
will be prepared.

| find that although the proposed project could have a significant effect on the environment, there will not be a significant effect in this case
because revisions in the project have been made by or agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will
be prepared.

I find that the proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL IMPACT REPORT is requirsd.

| find that the proposed project MAY have a “potentially significant impact® or “potentially significant unless mitigated” impact on the
environment, but at least one effect 1) has been adequately analyzed in an earlier document pursuant to applicable legal standards, and 2)
has been addressed by miligation measures based on the earlier analysis as described on attached sheets. An ENVIRONMENTAL IMPACT
REPORT is required, but it must analyze only the sffects that remain_to be addressed.

| find that although the proposed project could have a significant effect on the environment, because all potentiafly significant effects (a) have
been analyzed adequatsly in an eanier EIR or NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided or
mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed upon the
proposed project, nothing further is required.

SELT- nj 201\

Date

Chiistopher M. Cahill

for Napa County Conservaticn, Development, & Planning

Silver Oak Winery
Use Permit tModification Ne P10-00345-140D



Less Than

Potandially Significant Less Than
Significant impact With Mitigation Significant No Impact
Incorporation Impact
(. AESTHETICS. Would the project:
3} Have a substantial adverse effect on a scenic visla? O a & O
b} Substantially damage scenic resources, including, but not limited lo, trees,
rock outcroppings, and historic buildings within a state scenic highway?
O O X O
c) Substantially degrads the exisling visual character or quality of the sile and its
surroundings? O O & O
d} Creale a new source af subsiantial light or glare which would adversely affect
day or nightlime views in ihe area? O O % O

Discussion:

a.-C. Visual resources are those physical fealures that make up the environment, including (andforms, geological features, water, trees and
other plants, and efements of the human cullural landscape. A scenic vista, then, would be a publicly accessible vantags point such as a
road, park, trail, or scenic overlook from which distant or landscape-scale views of a beavtiful or otherwise important assembly of visual
resources can be taken in. As generally described in the Environmental Sefting and Surrounding Land Uses section, above, the
Oakville Cross area is defined by 2 mix of vineyard, winery, and residential uses situated along the floor of the Napa Valley, Physical
development associated with this approval will include the enlargement of an exisling parking area and the limited road widening
associated with the construction of a left-hand tum lane at Oakville Cross Road required as a component of Use Pemmit Modification P06-
01344 but heretofore deferred. No tree removal is proposed and all proposed or foreseeable improvements will be at-grade. The Silver
Oak fadility is located well off Oakville Cross Road and not visible from any designated scenic highway. Seen as a whole, nothing in this
project would substantially alter a scenic vista or substantially degrade the existing visual character of the site or its immediate
surroundings. The project is notin, nor is it near, any state scenic highway, Impacis related to scenic resources will be less than significant.

d. Pursuant to standard Napa County conditions of approval for wineries, outgoor lighting will be reguired to be shielded and directed
downwards, with only low level lighling allowed in parking areas, The standard winery condition of approval relating to lighting states that;

Alf extenor lighting, including landscape fighting, shalt be shislded and directed downward, shall be located as low lo ths ground
as possible, shall ba the minimumn necessary for securtty, safely, or operations, and shail incorporate the use of motion dstaction
sensors to the greatest extent practical. No flood-lighting or sodium fighting of the building is pemmitted. Architectural highlighting
and/or spofting are not aliowed. Low-leve! lighting shall be utilized in parking areas as opposed fo elevated high-intensity light
stendards, Al lighting shall comply with the Califomia Building Code.

With standard conditions of approval, this project will not create a substantial new source of light or glare.

Mitigation Measure(s): No mifigation measures are required.

Less Than
Potentially Significant Less Than
Significant Impact With Mitigation Signlficant No Impact
Incorporation Impact

Il. AGRICULTURE AND FOREST RESOURCES.! Would the project:

! "Forest land" is defined by the State as “land that can support 10-percent native tree cover of any species, including hardwooeds, under natural conditions, and that
allows for management of one or more forest resources, including timber, aesthetics, fish and wildlife, biodiversity, water quality, recreation, and other public
benefits.” (Public Resources Code Section 12220(g)) The Napa County General Plan anticipates and does not preciude convarsion of some "forest land” fo
agricultural use, and the program-level EIR for the 2008 General Plan Update analyzed the impacts of up to 12,500 acres of vineyard devetopment between 2005
and 2030, with the assumption that some of this development would occur on “forest land." In thal analysis specifically, and in the County’s view generally, the
conversion of forest land to agricultural use would constitule a polentially significant impact only if there were resulling significant impacts to sensitive species,
biodiversity, wildfife movement, sensitive biotic communities listed by the California Depariment of Fish and Game, water quality, or other environmental resources
addressed in this checklist,

Silver Qak Winery
Use Permit Mcdification Ne P10-00345-M00D



Less Than

Potentially Significant Less Than
Significant Impact With Mitigation Significant No Impact
incorporation Impact

a) Converl Piime Famland, Unique Farmland, or Farmland of Statewide
Importance (Farmland) as shown on the maps prepared pursuant to the
Fammland Mapping and Monitoring Program of the California Resources

Agency, to non-agricultural use? ] O O X
b}  Conflict with existing zoning for agricultural use, or a Willlamson Act contract?

] O W X

¢) Conflict with axisling zoning for, or cause rezoning of, forest land as defined in
Public Resources Code Section 12220(g), timberdand as defined in Public
Resaurces Code Section 4526, or timberland zoned Timberland Production as O O O X
defined in Government Code Section 51104{g)?

d) Resull in the loss of forest land or conversion of forest land 1o non-forest use
in a manner that will significantly affect timber, aesthetics, fish and wildlife, O O O [
biodiversity, water quality, recreation, or other pubfic benefits?

e) Involve olher changes in the existing environmeni which, due to their location or
nalure, could result in conversion of Farmland to non-agricultural use?

4 O O &

Discussion:

a. Based on a review of Napa County environmental resource mapging, the entirety of the project area is located on Prime Familand
(Department of Conservation Farmlands, 2008 layer). This application proposes approximately ¥ acre of new impervious surfaces,
however, the entirety of the proposed development will either be dedicated to active wine production or winery-accessory uses. General
Pian Agricultural Preservation and Land Use policies Ag/LU-2 and Ag/LU-13 recognize wineries, and any use consistent with the Winery
Definition Ordinance and deary accessory to a winery, as agriculture. As a resull, this application will not result in the conversion of
special status farmland to a non-agricultural use.

b. As discussed at “a.,” above, the proposed winery is consistent with the parcel's AP agricultural zoning. The parcel is subject to and fully
consistent with Williamson Act contract 0601306-AGK,

C.-0. The subject parcel includes neither forestiang nor timberand and is not subject to imbedand zoning. There will be no impact to forest
resources.

e. As discussed atitems "a.” and “b.", above, the winery and winery accessory uses proposed in this application are defined as agriculiural by
the Napa County General Plan and are allowed under the parcel's AP (Agricultural Preserve) zoning. Neither this project, nor any
foreseeable consequence thereof, would result in changes to the existing environment which would result in the conversion of special
stalus farmland to a non-agricultural use.

Mitigation Measure(s): No mitigation measures are required,

Less Than
Potontlally Significan( Less Than
Signlficant Impact With Mitlgatlon Significant Na Impact
Incorporation Impact

18 AIR QUALITY. Where availabte, the significance criteria established by the applicable air quality management or air pollution control district may be relied
upon to make the following determinations. Would the project:

a)  Conflict with or abstruct implementation of the applicable air quality plan?

£ ] X D
b) Violate any air quality standard or contribute substantislly to an existing or
projected air quality violation? ] O X O

Silver Oak Winery
Use Permit Modification Ne P10-00345-MCD



Less Than

Potentially Significant Less Than
Slgnificant Impact With Mitigation Significant No Impact
Incorporation Impact
¢) Result in a cumulatively considerable net increase of any criteria pollutant for
which the project region is non-attainment under an applicable federal or state
ambient air quality standard (including releasing emissions which exceed
quantitative thresholds for ozone precursors)? 0 0 = 0
d) Expose sensitive receptors lo substantial pollutant concentrations? d O X O
e) Create objectionable odors affecting a substantial number of people? d O X O
Discussion:
a The proposed project would not conflict with or obstruct the implementation of any applicable air quality plan. Wineries as proposed here

are not producers of air pollution in volumes substantial enough to result in an air quality plan conflict. The project site lies within the Napa
Valley, which forms one of the climatologically distinct sub-regions (Napa County Sub region) within the San Francisco Bay Area Air Basin.
The topographical and meteorological features of the Valley create a relatively high potential for air pollution. Over the long term, emissions
resulting from the proposed project would consist primarily of mobile sources, induding production-related delivenes and visitor and
employee vehicles traveling to and from the winery. The Bay Area Air Quality Management Plan states thal projects that do not excead a
threshold of 2,000 vehicle tips per day will not impact air quality and do nol require further study (BAAQMD CEQA Guidelines, p. 24). The
use pemit modificaion proposed here includes 25 additional employees and 77,500 gallons per year of additional production, resulting in
a marginal increase of approximately 53 frips on an average harvest-season day (50 new employee frips + 3 new truck trips). These trips
would be in addition to a baseline daily harvest-season (raffic rate of approximatsly 119 trips (50 employees trips + 64 visitor trips + 5 fuck
frips); meaning that this project should account for 172 average harvest-season daily frips, a number which is well below the established
threshold of significance.

Please see “a.”, above, There are no projected or exisling air quality violations in the area to which this proposal would contribute. The
project would not result in any violations of applicable air quality standards.

Please see “a,," above and “d.-e.,” below. The proposed project would not resuit in a cumulatively considerable net increase in any criteria
pollutant for which the project region is in non-attainment under an applicable federal or state ambient air quality standard. Standard
conditions of approval for any Napa County construction project require dust control measures.

Earthmoving and construction activities required for project construction may cause odors and a temporary degradation in air quality from
dust and heavy equipment air emissions during the construction phase. While canstruction on the site will gensrate dust particulates in the
short-term, the impact would be less than significant with dust control measurss as specified in Napa County's standard condition of
approval relating to dust;

Water and/or dust pallitives shall be applied in sufficient quantities during grading and other ground disturbing activities on-site
{o minimize the amount of dust produced. Outdoor canstruction activities shall not eccur during windy perods.

Wineries are not known operational producers of pollutanis capable of causing substantial negative impacis to sensitive raceptors.
Construction-phase pollutants will be reduced to a less than significant level by the above-noted standard condition of approval. The
project will not create poliutant concenirations or objectionable odors affecting 2 substantial number of people.

Mitigation Measure(s): No mitigation measures are required.

Less Than
Potentially Significant Less Than
Significant Impact With Mitigation Significant No Impact
Incorporation Impact
Iv. BIOLOGICAL RESOURCES. Would the project:
a) Have a substantial adverse effect, efther directly or through habitat

modifications, on any species identified as a candidate, sensitive, or special

status species in locat or regional plans, policies, or regulations, or by the O O & d

Califomia Department of Fish and Game or U.S. Fish and Wikdlife Service?
Siiver Qak Winery
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%)

¢)

d)

e)

Discussion:

Have a substantial adverse effect on any riparian habilat or other sensilive
natural community identified in local or regional plans, policies, regulations or
by the Califoria Depariment of Fish and Game ar US Fish ang Wildiife Service?

Have a substantial adverse effect on federally protected wellands as defines
by Section 404 of the Clean Water Act (including, but not limited 1o, marsh,
vernal pool, Coastal, elc) through direct removal, filling, hydological
interruption, or other means?

Interfere substantially with the movement of any native resident or migratory
fish or wildlife species or with established native resident or migratory wildlife
corridors, or impede the use of native wildlife nursery sites?

Conflict with any local policies or ordinances protecting biological resources,
such as a lree preservalion policy or ordinance?

Conflict with the provisions of an adopted Habitat Conservation Plan, Natural
Community Conservation Plan, or other approved local, regional, or state
habitat conservation plan?

Potentially
Significant impact

O

O

Less Than
Significant
Witlh Mitigation
Incorporation

O

O

Less Than
Significant
Impact

X

¢

No Impact

U

O

a.-e. Napa County Environmental Resource Mapping (Biofogical Critical Habitat Areas - Califomia Red-Hegged Frog, Contra Costa Goldfields,

and Vemal Pool Fairy Shiimp; Vemal Pools; CNDDB; Plant Surveys; and CNPS layers) do not indicate the presence of candidate,

sensitive, or special status species on or near the projedt site. The project site has been extensively developed with a variety of winery
structures for more than 25 years and the physical development proposed here is very limited, including only some additional parking lot
paving and the potential addition of a left tum lane at Oakville Cross Road. New paving will only impact already-disturbed areas and no
tree removal is proposed. Impacts on biological resaurces will be less than significant

f, There are no Habitat Conservation Plans, Natural Community Conservation Plans or other approved local, regional or stale habitat

conservation plans applicable to the subject parcel.

Mitigation Measure(s): No mitigation measures are required.

Less Than
Potentially Significant Less Than
Significant Impact With Mitigation Significant No Impact
Incorporation Impact
V. CULTURAL RESOURCES. Would ihe project:
a) Cause a substantial adverse change in the significanca of a historical
resource as defined in CEQA Guidslines §15064.5? ] 0 ] X
b) Cause a substanlial adverse change in the significance of an archaeological
resource pursuant lo CEQA Guidelines§15064.5? O O O D
¢) Direclly or indirectly destroy a unique patsontological resource or sile of
unique geological feature? O O O &
d) Oislub any human remains, including those interred outside of formal
cemeteries? 0 3 O
Discussion:
a. According to Napa County Environmental Resource Mapping (historic sifes layer), no historic resources are known to be located on or in

the direct vicinity of the project site. Neither this project nor any foreseeable resuliing ministenial activity will cause a substantial agverse
change in the significance of a historic resource.

Sitver Oak Winery
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According to Napa County Environmental Resource Mapping (archaeology surveys, archeology sites, archeologically sensitive areas, and
archeology flags layers), the project area is not part of any known archeologically sensitive area. As a result, neither this project nor any
resulling ministerial activity will foreseeably cause a substantial adverse change in the significance of an archeological resource.

No unique paleontological or geological features are known to be located on or in the vicinity of the project site. As a result, neither this
project nor any foreseeable resulting ministsrial activity will cause a substantial adverse change in the significance of 2 paleontological or
geological resource,

No formal cemeteries are known 1o exist within the project area and, as noted above, no significant evidence of historic andfor prehistoric
Native American settlement was found in the project area. Public Resources Code §5097.98, Health and Safety Code §7050.5, and CEQA
§15064.5{e) detail the procedures to follow in case of the accidental discovery of human remains, including reguirements that work be
stopped in the area, that the County Coroner be nolified, and that the most likely descendents be identified and notified via the Native
American Heritage Commission, Foreseeable project-specific impacts to human remains are less than significant.

Mitigation Measure(s): No mitigation measures are requireg,

Less Than
Potentially Significant Less Than
Signiftcant Impac With Mitigation Significant No impact
Incorporation Impact
VI, GEOLOGY AND SOILS. Would the project:
8} Expose people or structures o potential substantial adverse effects, including
the risk of loss, injury, or death involving:
i)  Ruplure of a known earihquake fault, as delineated on the most recent
Alguist-Priolo Earthquake Fault Zoning Map issued by the State
Geolagist for the area or based on other substantial evidence of a known
fault? Refer to Division of Mines and Geology Special Publication 42. [ 0 0 ]
i) Strong seismic ground shaking? O O M
i) Seismic-related ground failure, including liquefaction? O O X U
iv) Landslides? O O 0 X
b)  Result in substantial soil erosion o the loss of topsoil? O O X OdJ
¢} Be located on a geologic unit or soil that is unstable, or that would become
unstable as a result of the project, and potentially result in on- or off-site
landslide, lateral spreading, subsidence, liquefaction or callapse?
[ O OJ
d) Be located on expansive soil, s defined in Table 18-1-8 of the Uniform
Building Code (1897), creating substantial risks to life or propedy? O
e} Have soils incapable of adequately supporting the usa of septic tanks of
altemalive waste water disposal systems where sewers are not available for
the disposal of waste water? O O DX [l
Discussion:
ai, There are no known faults on the project site as shown on the most recant Alquist-Priolo earthquake fault map. As such, the proposed
facility would not result in the rupture of a known fautt,
aii. All areas of the Bay Area are subject to strong seismic ground shaking. The proposed improvements must comply with all the latest
building standards and codes at the lime of construction, induding the Califomia Building Code, which will function to reduce any potential
impacts to & less than significant leved, )
aiii. No subsuiface condilions have been identified on the project site that would indicate a high susceplibility to seismic-related ground failure
or liguefaction. Napa County Environmental Resource Mapping (fiquefaction layer) indicates that the project area is generally subject to a
‘moderate” tendency to liquefy. The proposed winery must comply with alt the latest building standards and codes at the time of
construction, including the Califomia Building Code, which would reduce any potential impacts related to liquefaction to a fess than
significant level.
Silver Oak Winery
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aiv.

c.-d.

Napa County Environmental Resource Maps (fandslide fine, landslide polygon, and fandsfide geology layers) do not indicate the presence
of landslides or slope instability on the fiat subject property.

Based on Napa County environmental resource mapping and the Soif Survey of Napa County, Califomia (G. Lambert and J. Kashiwagi,
Soil Conservation Service), the entirety of the project area, and indeed the vast majority of the subject parcel, is comprised of soils
classified as Cole Silt Loam (0 to 2 percent slopes). The Cole soil series is generally located on old alluvial fans and floodplains. Runoff is
very slow and there is litlle or no hazard of erosion, The proposed project will require incorporation of best management practices ang will
be subject to the Napa County Stormwater Ordinance, which addresses sediment and erosion control measures and dust controd, as
applicable, to ensure that development does not impact adjoining properties, drainages, and roadways.

Quatemary suificia deposits underlay the soils in the project area. Based on Napa County Environmental Sensitivity Mapping (fiquefaction
layer) the project site has a ‘moderate” liquefaction predilection. Construction of the facility must comply with all the latest building
standards and codes at the time of construction, induding the Califomia Building Code, which will function to reduce any potential impacts
to aless than significant level,

The Napa County Department of Environmental Management has reviewed this application and recommends approval based on the
submitted wastewater feasibility report and septic improvement plans. Soils on the property have been determined to be adequate to
support the proposed seplic improvements. Please see the HYDROLOGY AND WATER QUALITY section, below, for & discussion of
proposed wastewater treatment improvements.

Mitigation Measure(s}: No mitigation measures are required.

Less Than
Patentially Significant Less Than No Impact
Significant Impact With Mitigation Signiflcant
Incorporation Impact
VIl GREENHOUSE GAS EMISSIONS. Woulg the project:

a) Generate anetincrease in greenhouse gas emissions in excess of
applicable thresholds adopted by the Bay Area Air Quality Management (] ] X O
District or the Califomia Air Resources Board which may have a significant
impact on the environment?

b) Conflict with a county-adopted climate action plan or another applicable
plan, poficy or regulation adopted for the purpose of reducing the emissions C O ] U
of greenhouse gases?

Oiscussion:

a. Construction and operation of the project analyzed in this initial study would contribute to overall increases in Greenhouse Gas (GHG)
emissions by generating emissions associated with transportation to and from the site, emissions from energy used within buildings, and
emissions from the use of equipment. The project-specific increase in GHG emissions would be relatively modest, given the estimated 53
maximum new vehicle trips per day and the complete lack of any new structural development
The Bay Area Air Quality Management District (BAAQMD) has established 2 significance threshold of 1,100 metric tons of carbon dioxide
equivalents per year and screening critenia related to greenhouse gas smissions (GHG) for new development. While the District's
screening table does not specifically address wineries, it suggests that “quality restaurants® less than 9,000 square feet in size and
“warehousing” uses less than 64,000 square feet in size would not generate GHG in excess of the significance criterion{ BAAQD Air
Quality Guidelines, Table 3.1). Because this project relates to the ongoing operations of an approved facllity and proposes 0 square feet of
new structural development, it's clear that the proposed modification would not result in GHG emissions above the significance threshold
established by the District, and further analysis (and quantification) of GHG emissions is not warranted.

b. Overall increases in GHG emissions in Napa County were assessed in the Environmental Impact Report (EIR) prepared for the Napa

County General Plan Update and certified in June 2008. GHG emissions were found to be significant and unavoigable in that document,
despite the adoption of miligaon measures incorporaling specific policies and action items into the General Plan.
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Consistent with these General Plan action items, Napa County participated in the development of a community-wide GHG emissions
inventory and “emission reduction framework” for all local jurisdictions in the County in 2008-2009. This planning effort was completed by
the Napa County Transportation and Planning Agency in December 2009, and is currently serving as the basis for development of a
refined inventory and emission reduction plan for unincorporated Napa County.

During our ongoing planning efiort, the County requires project applicants to consider methods 1o reduce GHG emissions consistent with
Napa County General Plan Policy CON-65(e). The applicants have incorporated GHG reduction methods where feasible including: the
use of recycled waler, the provision of special event recycling fadilities, ang a lack of any new struclural development.

Pursuant to State CEQA Guidelines Section 15183, becauss this initial study assesses a project that is consistent with an adopted General
Plan for which an environmental impact report (EIR) was prepared, it appropriately focuses on impacis which are “peculiar to the project,”
rather than the cumulative impacts previously assessed. The relatively modest increase in emissions expected as a result of the project will
be wall below the significance threshold suggested by BAAQMD, and in compliance with the County's General Plan efforts to reduce
emissions described above. For these reasons, project impacts related to GHG emissions are considered fess than significant.

Mitigation Measure(s): No mitigation measures are required.

Less Than
Potentially Significant Less Than
Significant Impact With Mitigation Significant No Impact
Incorporation Impact
VIIL. HAZARDS AND HAZARDOUS MATERIALS. Would the project:

a) Creale a significant hazard to the public or the environmenl through the

routine 1ranspo, use, or disposal of hazardous materials? O ] X O
b) Create a significant hazard to the public or the environment through

reasonable foreseeable upset and accident conditions involving the release of

hazardous materials into the environment? | | X O

c) Emil hazardous emissions or handle hazardous or acutaly hazardous
malerials, substances, or waste within ane-guarter mile of an existing or

proposed school? O O , [l X

d) Be located on a sile which Is included on 2 list of hazardous malerials siles
compiled pursvank to Government Code Section §5962.5 and, as 2 resull,
would it create a significant hazard to the public or the environment?

O O 0] X
e} Fora project located within an airport land use plan or, where such a plan has
nol been adopled, within  two miles of 2 public airport or public use airport,
would the project result in a safety hazard for people residing or working In the
project area? O 0O O ¢
f)  For a project within the vicinity of a private airstrip, or, where such a plan has
not been adopted, within two milas of a public airpont or public use airpon,
would the project resull in a safely hazarg for people residing or working in the
project area? D O O X
g Impair implementation of or physically interfere with an adopted emergency
response plan or emergency evagualion plan? OdJ d ] X}
h) Exposa people or structures 1o a significant fisk of loss, injury or death
involving wild-and fires, including whare wild-lands are adjacent to urbanized
areas or where residences are intermixed with wild-lands?
] £ X 1

Discussion;

a.-b. A Hazardous Materials Management Plan will be raquired by the Department of Environmental Managemeni prior 1o occupancy of the new
winery facility. Such plans provide information on the type and amount of hazardous materials stored on the project site. The proposed
project will not result in a significant risk of release of hazardous materials into the environment,
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C. There are no schools located within ¥ miie of the project site; the closest school is the St Helena Cooperative Nursery Schodl, which is
located approximately two miles to the northwest.

d.-f. Napa Counly environmental resource mapping (hazardous facilities |ayer) indicates that the subject property is not on any known list of
hazardous material sites. The project site is not located within two miles of any airport, be it public or private.

g. The project has been designed to comply with emergency access and response requirements and has been reviewed by the Napa County
departments responsible for emergency services; it will not have a negative impact on emergency response planning.

n. The project is located in an area dominalsd by intensive imigated agriculture. Risks associated with wildland fire in the direct vicinity are
quite low; and to the extent they exist they are primarily associated with smoke related damage to wine grapes (smoke taint) and not with
nisks to life or structures. The Napa County Fire Marshal has reviewed this application and believes there is adequate fire service in the
area. This project will not expase people or structures to a significant risk of loss, injury or death involving wild-land fires.

Mitigation Maasure(s): No mitigation measures are required.

Less Than
Potentially Significant Less Than
Signiflcant Impact With Mitigation Signiflcant No Impact
Incorporation Impact
IX. HYDROLOGY AND WATER QUALITY. Woulg the project:
a) Violate any water quality standards or waste discharge requirements? O O O X
b) Substantially deplete groundwater supplies or interfere substantially with
groundwater recharge such that there would be a net deficit in aquifer volume
or a lowering of ihe local groundwater table lavel (e.g., the production rate of
pre-existing nearby wells would drop to 2 level which would not support
existing langd uses or planned uses for which permits hava been granied)? 0 0 3 0
¢) Substantially alter the existing drainage pattem of the site or area, including
through the alteration of the course of 2 stream or river, in @ manner which
would result in substantial erosion or siltation on- or off-site?
[ O X O

d) Substantially aller the existing drainage pattem of the site or area, including
through the aiteration of the course of a stream or river, or substantially
increase the rate or amount of surface runoff in 2 manner which would result

in flooding on- or off-site? Ol O X Ol

g) Create or contribute runoff water which would exceed the capacity of existing
or planned stormwater drainage sysiems or provide substantial additional

sources of polluted runoff? O O X O
f)  Otherwise substantiatly degrade water quality? O O O X
g) Place housing within a 100-year flaod hazard area as mapped on a federal
gm al-llixarrgaggundary or Flood Insurance Rate Map or olher flood hazard O 0 O =
h) Place within a 100-year flood hazard area siructures which would impede or
redirect flood flows? O O D% 1
)} _Expoqe peoplc? or}struct}ures to a significant risk of Ios§, injury or death
::;l;mg flooding, including flooding as a result of the failure of a levee or O 0 X 0
i) lnundation by seiche, tsunami, or mudflow? O O O X
Discussion:
a. The proposed project will not violate any water quality standards or waste discharge requirements. The applicant has submitted a project
Septic Feasibility Study which evaluates the feasibility of installing 7,500 square feet of new subsurface gravity leach fields for on-site
Silver Qak Winery
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disposal of additional sanitary wastewater (Richard Ross for Summit Engineering, Sanitary Wastewater Feasibility Study for Silver Oak
Collars, Febiuary 5, 2010} and a project Process Wastewater Feasibility Study, which finds existing fadliies adeguate to meet the demand
imposed by this project {Richard Ross for Summit Engineering, Process Wastewater Feasibility Study for Silver Oak Cellars, September
30, 2009). The Napa County Department of Environmental Management has reviewed the proposed domestic and process wastewater
systems ang recommends approval as conditioned. Additionally, the applicant will be required to oblain all necessary permits from the
Napa County Department of Public Works, including a Stormwater Pollution Management Permit. The permit will provide for adequate on-
site containment of runoff during storm events through placement of siltation measures around the devefopment area.

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 resourcas 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 befow the
established threshold, is, for purposes of the application of the County’s Groundwater Conservation Ordinance, assumed not to have a
significant effect on groundwaler levels.

Based on the submitted Phase One water availability analysis, the approximately 22 acre subject valley-area parcel has a water availability
calculation of 22 acre feet per year (affyr), which is arrived al by multiplying its approximately 22 acre size by a one affyi/acre fair share
water use factor. According to the applicant, existing water usage on the parcel is approximately 10,5 affyr, including 7.0 affyr for imgation
of established vineyards, 2.8 aflyr for the winery, and 0.7 affyr. for landscape imigation. This application proposes an additional 1.7 affyr of
winery water use. As a result of the foregoing, annual water demand for this parcel would increase to 12.2 affyr, Based on these figures,
the project would be below the established thrashold for groundwater use on the property. The County is not aware of, nor has it received
any reports of, groundwater shortages near the project area. The project will not interfere substantially with groundwater recharge such
that there would be a net deficit in aquifer volume or a lowenng of the local groundwaler level.

There are no existing or planned stormwater systems that would be affected by this project. The area surrounding the project is pervious
ground that is planted fo vineyards and has the capacity 1o absorb unoff.

Thers is nothing included in this proposal that would otherwise substantially degrade waler quality. As discussed in greater detail al, “a.,”
abovs, the Department of Environmental Management has reviewed the proposed wastewater improvements ang has found the proposed
system adequate, as conditioned, to meet the fadility's seplic and process wastewater treatment and disposal needs. No information has
been encountered that would indicate a substantial impact to waler quality.

This project proposes no housing development. No housing would be placed within a mapped fiood zone,

Acoording to Napa County environmental resource mapping (Floodplain and Flood Zones layers), the enlirety of the subject parcel is
located within the 100-year floodplain. The entirety of the site falls within FEMA Flood Zone A with a base flood elevation of 121 MSL The
applicant is required 1o obtain a floodplain management permit to comply with construction standards set by Napa County Public Works for
development in a floodpiain, however, no structural development is being proposed in this application. Any eventual improvements within
the 100-year floodptain will be required to meet the requirements of the building code, construction standards establisheg by Napa County
Public Works for development in 2 floogplain, and the County’s fioodplain management ordinance. All told, these overlapping regulations
will function fo reduce any impacts associated with flooding fo a less than significant level.

According to Napa County environmental resource mapping (Dam Levee Inundation layer), the entirety of the project area is located within
the Conn, Rector, and Bell Canyon Dam inundation areas. In the unlikely event that any of these vanous dams were to fail, visitors and
employees would likely be subject to troubling volumes of water, However, dams are subject to regular inspection by the Califomia
Department of Conservation, Divsion of Dam Safely, and the Slate’s ongoing dam inspection program insures that any risks associated
with dam failure are less than significant.

In coming ysars, higher global temperatures are expected to raise sea level by expanding ocean water, mefling mountain glaciers and
small ice caps, and causing portions of Greenland and the Anlarctic ice sheets to melt. The Intergovemmental Panel on Climate Change
estimates that the global average sea level will rise between 0.6 and 2 feet over the next century (IPCC, 2007). However, the project area
is located at approximately 125 fest in elevation and there is no known history of mud flow in the vicinity. The project will not subject people
or structures to a significant dsk of inundation from tsunami, seiche, or mudflow.

Mitigation Measure(s): No mitigation measures are required.
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Less Than
Potentially Significant Less Than

Significant Impact With Mitigation Significant No Impact

Incorporation Impact
LAND USE AND PLANNING. Would the project:

a)  Physically divide an established community? ] ] ] X

b)  Conflict with any applicable land use plan, policy, or regulation of an agency
with jurisdiction over the project (including, but not limited to the general plan,
specific plan, local coastal program, or zoning ordinance) adopted for the
purpose of avoiding or mitigating an environmental effect?

[
[
[
X

c) Conflict with any applicable habitat conservation plan or natural community

conservation plan? L] ] ] X

Discussion:

C.

The proposed project is located in an area dominated by agricultural, residential, and open space uses and the improvements proposed
here are in support of ongoing agricultural uses county-wide, as they provide a market for grapes grown within Napa County. This project
will not divide an established community

The subject parcel is located in the AP (Agricultural Preserve) zoning district, which allows wineries and winery-accessory uses subject to
use permit approval. With the winery road setback variances requested here, the project would be fully compliant with the physical
limitations of the Napa County Zoning Ordinance. The County has adopted the Winery Definition Ordinance (WDO) to protect agriculture
and open space and to regulate winery development and expansion in a manner that avoids potential negative environmental effects. The
additional day of open to the public visitation proposed here will be subject to the existing 3,000 visitors per week maximum visitation
figure, thereby insuring that no new open to the public visitation results from this approval. (revised 10.6.11 consistent with State CEQA
Guidelines §15073.5{c}4}).

Agricultural Preservation and Land Use Policy AG/LU 1 of the 2008 General Plan states that the County shall, “preserve existing
agricultural land uses and plan for agriculture and related activities as the primary land uses in Napa County.” The property’s General Plan
land use designation is AR (Agricultural Resource), which allows “agriculture, processing of agricultural products, and single-family
dwellings.” More specifically, General Plan Agricultural Preservation and Land Use Policy AG/LU-2 recognizes wineries and other
agricultural processing facilities, and any use clearly accessory to those facilities, as agriculture. The project would allow for the
continuation of agriculture as a dominant land use within the county and is fully consistent with the Napa County General Plan.

The proposed use of the property for the “fermenting and processing of grape juice into wine” (NCC §18.08.640) supports the economic
viability of agriculture within the county consistent with General Plan Agricultural Preservation and Land Use Policy AG/LU-4 (“The County
will reserve agricultural lands for agricultural use including lands used for grazing and watershed/ open space...”) and General Plan
Economic Development Policy E-1 (“The County’s economic development will focus on ensuring the continued viability of agriculture...”).

There are no habitat conservation plans or natural community conservation plans applicable to the property.

Mitigation Measure(s): No mitigation measures are required.

Less Than
Potentially Significant Less Than
Significant Impact With Mitigation Significant No Impact
Incorporation Impact
Xl. MINERAL RESOURCES. Would the project:
a) Result in the loss of availability of a known mineral resource that would be of
value to the region and the residents of the state? |:| |:| |:| |Z|
b) Result in the loss of availability of a locally-important mineral resource
recovery site delineated on a local general plan, specific plan or other land
use plan? ] ] ] X
Discussion:
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a.-b. Historically, the two most valuable mineral commodities in Napa County in economic terms have been mercury and mineral water. More
recently, building stone and aggregate have become economically valuable. Mines and Mineral Deposits mapping included in the Napa
County Baseline Data Report indicates that there are no known mineral resources nor any locally important mineral resource recovery
sites located on the project site (Mines and Mineral Deposits, Napa County Baseline Data Report, Figure 2-2). The nearest known
resource is the former McGill Rock and Sand Company operation, which was located in Conn Creek, to the southeast.

Mitigation Measure(s): No mitigation measures are required.

Less Than
Potentially Significant Less Than
Significant Impact With Mitigation Significant No Impact
Incorporation Impact
XIl. NOISE. Would the project result in:

a) Exposure of persons to or generation of noise levels in excess of standards

established in the local general plan or noise ordinance, or applicable

standards of other agencies? ] ] X ]
b)  Exposure of persons to or generation of excessive groundborne vibration or

groundborne noise levels? |:| |:| |Z| |:|
c) A substantial permanent increase in ambient noise levels in the project vicinity

above levels existing without the project? ] ] X ]
d) A substantial temporary or periodic increase in ambient noise levels in the

project vicinity above levels existing without the project? ] ] X ]

e) Fora project located within an airport land use plan or, where such a plan has
not been adopted, within  two miles of a public airport or public use airport,
would the project expose people residing or working in the project area to

excessive noise levels? |:| |:| |:| |Z|

f)  For a project within the vicinity of a private airstrip, would the project expose
people residing or working in the project area to excessive noise levels?

[ [ [ X

Discussion:

a.-d. The proposed project would result in a temporary increase in noise levels during the project construction phase. Construction activities will
be limited to daylight hours using properly muffled vehicles; and, as a result, noise generated during this time is not anticipated to be
significant. The proposed project would not result in long-term significant construction noise impacts. Construction activities would
generally occur during the period between 7 am and 7 pm on weekdays- normal waking hours. All construction activities will be conducted
in compliance with the Napa County Noise Ordinance (N.C.C. Chapter 8.16). The application proposes no new or additional marketing
events or tours and tastings visitation, so no additional visitation-associated noise is foreseeable.

e.f. The project site is not subject to an airport land use plan nor is it located within two miles of a public airport or private airstrip.

Mitigation Measure(s): No mitigation measures are required.

Less Than
Potentially Significant Less Than
Significant Impact With Mitigation Significant No Impact
Incorporation Impact
XIII. POPULATION AND HOUSING. Would the project:

a) Induce substantial population growth in an area, either directly (for example,

by proposing new homes and businesses) or indirectly (for example, through

extension of roads or other infrastructure)? ] ] X ]
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Less Than

Potentially Significant Less Than
Significant Impact With Mitigation Significant No Impact
Incorporation Impact
b) Displace substantial numbers of existing housing, necessitating the
construction of replacement housing elsewhere? ] ] ] X
c) Displace substantial numbers of people, necessitating the construction of
replacement housing elsewhere? ] ] ] X
Discussion:
a. The Association of Bay Area Governments’ Projections 2009 figures indicate that the total population of Napa County is projected to

increase some 7.2% by the year 2035, while county-wide employment is projected to increase by 29% in the same period (Metropolitan
Transportation Commission, Superdistrict and County Summaries of ABAG’s Projections 2009 - 2000-2035 Data Summary, September
2009). The new employee positions which are part of this project may lead to some population growth within Napa County. However,
relative to the county’s projected low to moderate growth rate and overall adequate programmed housing supply, that population growth
does not rise to a level of environmental significance.

Cumulative impacts related to population and housing balance were identified in the 2008 General Plan EIR. As set forth in Government
Code 865580, the County of Napa must facilitate the improvement and development of housing to make adequate provision for the
housing needs of all economic segments of the community. Similarly, CEQA recognizes the importance of balancing the prevention of
environmental damage with the provision of a “decent home and satisfying living environment for every Californian.” (See Public
Resources Code §21000(g).) The 2008 General Plan sets forth the County’s long-range plan for meeting regional housing needs, during
the present and future housing cycles, while balancing environmental, economic, and fiscal factors and community goals. In addition, the
project will be subject to the County’s housing impact mitigation fee, which provides funding to meet local housing needs.

b.-c. This application will displace neither persons nor housing and will not necessitate the construction of replacement housing elsewhere.

Mitigation Measure(s): No mitigation measures are required.

Less Than
Potentially Significant Less Than
Significant Impact With Mitigation Significant No Impact
Incorporation Impact
XIV. PUBLIC SERVICES. Would the project result in:
a) Substantial adverse physical impacts associated with the provision of new or
physically altered governmental facilities, need for new or physically altered
governmental facilities, the construction of which could cause significant
environmental impacts, in order to maintain acceptable service ratios,
response times or other performance objectives for any of the public services:
Fire protection? ] ] X ]
Palice protection? ] ] X ]
Schools? ] ] X ]
Parks? ] ] X ]
Other public facilities? ] ] X ]
Discussion:
a. Public services are currently provided to the subject parcel and, as a result, the additional demand placed on existing services as a result

of this project will be marginal. Fire protection measures are required as part of the development pursuant to Napa County Fire Marshall
conditions and there will be no foreseeable impact to emergency response times with the adoption of standard conditions of approval. The
Fire and Public Works Departments have reviewed the application and recommend approval as conditioned. School impact mitigation fees,
which assist local school districts with capacity building measures, will be levied pursuant to any eventual building permit submittal. The
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proposed project will have little to no impact on public parks. County revenue resulting from building permit fees, property tax increases,
and taxes from the sale of wine and wine-related products will help meet the costs of providing public services to the facility. The proposed
project will have a less than significant impact on public services.

Mitigation Measure(s): No mitigation measures are required.

XV. RECREATION. Would the project:

a)

Discussion:

Increase the use of existing neighborhood and regional parks or other
recreational facilities such that substantial physical deterioration of the facility
would occur or be accelerated?

Does the project include recreational facilities or require the construction or
expansion of recreational facilities which might have an adverse physical
effect on the environment?

Potentially
Significant Impact

[

[

Less Than
Significant
With Mitigation
Incorporation

[

[

Less Than
Significant
Impact

[

[

No Impact

X

X

a.-h. This application proposes modifications to an existing winery, including construction of new winery facilities and systems, and new on-site
employment. No portion of this project, nor any foreseeable result thereof, would significantly increase the use of existing recreational
facilities. This project does not include new recreational facilities of any description.

Mitigation Measure(s): No mitigation measures are required.

XVI. TRANSPORTATION/TRAFFIC. Would the project:

a)

Cause an increase in traffic which is substantial in relation to the existing
traffic load and capacity of the street system and/or conflict with General Plan
Policy CIR-16, which seeks to maintain an adequate Level of Service (LOS) at
signalized and unsignalized intersections, or reduce the effectiveness of
existing transit services or pedestrian/bicycle facilities?

Conflict with an applicable congestion management program, including, but
not limited to level of service standards and travel demand measures, or other
standards established by the Napa County Transportation and Planning
Agency for designated roads or highways?

Result in a change in air traffic patterns, including either an increase in traffic
levels or a change in location that results in substantial safety risks?

Substantially increase hazards due to a design feature, (e.g., sharp curves or
dangerous intersections) or incompatible uses (e.g., farm equipment)?

Result in inadequate emergency access?

Silver Oak Winery
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Less Than

Potentially Significant Less Than
Significant Impact With Mitigation Significant No Impact
Incorporation Impact
f)  Conflict with General Plan Policy CIR-23, which requires new uses to meet
their anticipated parking demand, but to avoid providing excess parking which
could stimulate unnecessary vehicle trips or activity exceeding the site's ] ] X ]

capacity?

g) Conflict with adopted policies, plans, or programs regarding public transit,
bicycle, or pedestrian facilities, or otherwise decrease the performance or ] ] ] X
safety of such facilities?

Discussion:

a.-b.

The site is located on Oakville Cross Road, approximately one mile east of Oakville proper and perpendicular to and half way between the
Napa Valley's two major north-south arterials, Highway 29 and the Silverado Trail. Oakville Cross Road is a Napa County-designated
collector road and is essentially a two-lane rural road in the vicinity of the proposed winery. Oakville Cross Road has recently been
widened to accommodate a two-way-left-turn-lane at Money Road and the Silver Oak Wine Cellars driveway. The widening extends from
approximately 300’ to the east of the Silver Oak driveway to a point about 300 feet west of Money Road.

Traffic conditions on roads and at intersections are generally characterized by their “level of service" or LOS. LOS is a convenient way to
express the ratio between volume and capacity on a given link or at a given intersection, and is expressed as a letter grade ranging from
LOS A through LOS F. Each level of service is generally described as follows:

LOS A- Free-flowing travel with an excellent level of comfort and convenience and freedom to maneuver.

LOS B- Stable operating conditions, but the presence of other road users causes a noticeable, though slight, reduction in comfort,
convenience, and maneuvering freedom.

LOS C- Stable operating conditions, but the operation of individual users is substantially affected by the interaction with others in the traffic
stream.

LOS D- High-density, but stable flow. Users experience severe restrictions in speed and freedom to maneuver, with poor levels of comfort
and convenience.

LOS E- Operating conditions at or near capacity. Speeds are reduced to a low but relatively uniform value. Freedom to maneuver is
difficult with users experiencing frustration and poor comfort and convenience. Unstable operation is frequent, and minor disturbances in
traffic flow can cause breakdown conditions.

LOS F- Forced or breakdown conditions. This condition exists wherever the volume of traffic exceeds the capacity of the roadway. Long
queues can form behind these bottleneck points with queued traffic traveling in a stop-and-go fashion. (2000 Highway Capacity Manual,
Transportation Research Board)

According to traffic counts conducted during the Summer of 2008 (Nickelson, George, P.E, Updated Traffic Analysis for a Proposed
Swanson Winery on Qakville Cross Road in Napa County, August 26, 2010), Oakville Cross Road sees a traffic volume of 2, 015 daily
vehicles on a peak summer Friday and 1,539 vehicles on a peak summer Saturday. Counts additionally indicated that two-way peak hour
flows were 164 vehicles during the weekday PM peak hour and 286 vehicles during the Saturday afternoon peak hour. According to
submitted materials, the changes proposed at Silver Oak would generate 50 additional employee trips on a typical weekday, 1 additional
non-crush truck trips weekly, and less than 10 additional truck trips weekly during the eight week harvest season. With the addition of
these trips, Oakville Cross Road's level of service should remain at or above an acceptable LOS C.

As a component of their review of this project, the Department of Public Works is requiring widening of the westbound shoulder of Oakville
Cross Road. Public Works' draft condition reads as follows:

The applicant shall add approximately 3 feet of paved shoulder to the north side of Oakville Crossroad, to provide for a minimum of
5 feet of paved shoulder, extending east from Money Road to the beginning of the left turn lane improvement on Oakville
Crossroad. The property owner of the land where the widening will occur is not the applicant; however that property owner has
agreed to grant right-of-way to Napa County sufficient for this improvement and associated drainage. This requirement is
contingent on the grant of right-of-way from this property owner and the County’s acceptance of the right-of-way and improvements
into the County’s road system for maintenance. This paving shall be 6 inches of hot mix asphalt over 6 inches of Class 2 Aggregate
Base in accordance with the Napa County Road and Street Standards and Caltrans Standard Plans and Specifications.

The required widening will not cause an increase in traffic congestion and will effectively improve traffic flow along the roadway by allowing
bicyclists and/or pedestrians utilizing the shoulder more protection from through automotive traffic and more space in which to maneuver
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outside of the through traffic lane. This project will not result in a significant increase in traffic or a decrease in the existing roadway level of
service either individually or cumulatively. Impacts to signalized and unsignalized intersections will be less than significant. There will be no
negative impact to existing transit services or pedestrian/bicycle facilities

The proposed project would not result in any change to air traffic patterns.

There are no changes proposed to the existing winery access drive; changes to the parking lot will be limited to the addition of 15 new
spaces. The Department of Public Works has reviewed project access and recommends approval with standard conditions related to
access. The Napa County Fire Marshall has reviewed this application and has likewise identified no significant impacts related to
emergency vehicle access provided that standard conditions of approval are incorporated. Project impacts related to traffic hazards and
emergency access are expected to be less than significant.

This application proposes 15 additional parking spaces for 24 additional full-time employees. The project will not conflict with General Plan
Policy CIR-23 so as to cause potentially significant environmental impacts.

There is no aspect of this proposed project that would conflict with any adopted policies, plans or programs supporting alternative
transportation. Additional Oakville Cross Road shoulder will be provided as a result of this project, improving roadway conditions for
cyclists and other users.

Mitigation Measure(s): No mitigation measures are required.

Less Than
Potentially Significant Less Than
Significant Impact With Mitigation Significant No Impact
Incorporation Impact
XVI. UTILITIES AND SERVICE SYSTEMS. Would the project:
a) Exceed wastewater treatment requirements of the applicable Regional Water ] ] ] X
Quality Control Board?
b)  Require or result in the construction of a new water or wastewater treatment
facilities or expansion of existing facilities, the construction of which could ] ] X ]
cause significant environmental effects?
c) Require or result in the construction of a new storm water drainage facilities or
expansion of existing facilities, the construction of which could cause significant
environmental effects?
d) Have sufficient water supplies available to serve the project from existing
entitlements and resources, or are new or expanded entitlements needed?
e) Result in a determination by the wastewater treatment provider which serves
or may serve the project that it has adequate capacity to serve the project's ] ] ] X
projected demand in addition to the provider's existing commitments?
f)  Be served by a landfill with sufficient permitted capacity to accommodate the
project's solid waste disposal needs?
g) Comply with federal, state, and local statutes and regulations related to solid
waste?

Discussion:

a. The project will not exceed wastewater treatment requirements as established by the Regional Water Quality Control Board and will not
result in a significant impact on the environment relative to wastewater discharge. Wastewater disposal will be accommodated on-site and
in compliance with State and County regulations.

b. This application proposes new domestic and process wastewater systems as described at HYDROLOGY AND WATER QUALITY, above.

The Napa County Department of Environmental Management has reviewed the proposed domestic wastewater system improvements as
well as the suitability of existing process wastewater systems and recommends approval as conditioned. Required wellhead setbacks and
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ongoing monitoring of the facility’s wastewater systems by the Department of Environmental Management should reduce any impacts on
water quality to less than significant levels. The proposed wastewater treatment improvements are limited and will not result in significant
environmental impacts over permitted baseline levels.

The project will not require or result in the construction of new storm water drainage facilities or an expansion of existing facilities which
would cause a significant impact to the environment.

As discussed at the HYDROLOGY AND WATER QUALITY section, above, groundwater usage will remain below the property’s fair share
volume. No new or expanded entitlements are necessary.

Domestic wastewater will be treated on-site and will not require a wastewater treatment provider. Process wastewater will likewise be
treated and disposed of on-site consistent with the requirements of the Napa County Department of Environmental Management.

The project will be served by a landfill with sufficient capacity to meet the project's demands. No significant impact will occur from the
disposal of solid waste generated by the project.

The project will comply with all federal, state, and local statutes and regulations related to solid waste.

Mitigation Measure(s): No mitigation measures are required.

Less Than
Potentially Significant Less Than
Significant Impact With Mitigation Significant No Impact
Incorporation Impact
XVII. MANDATORY FINDINGS OF SIGNIFICANCE
a) Does the project have the potential to degrade the quality of the environment,
substantially reduce the habitat of a fish or wildlife species, cause a fish or
wildlife population to drop below self-sustaining levels, threaten to eliminate a
plant or animal community, reduce the number or restrict the range of a rare
or endangered plant or animal or eliminate important examples of the major
periods of California history or prehistory? ] ] ] X
b) Does the project have impacts that are individually limited, but cumulatively
considerable?  (“Cumulatively considerable” means that the incremental
effects of a project are considerable when viewed in connection with the
effects of past projects, the effects of other current projects, and the effects of
probable future projects)? [l [l [l [
c) Does the project have environmental effects that will cause substantial
adverse effects on human beings, either directly or indirectly?
Ll Ll Ll X

Discussion:

a. The project would have a less than significant impact on wildlife resources. No sensitive resources or biologic areas will be converted or
affected by this project. Also as analyzed above, the project would not result in a significant loss of native trees, native vegetation, or
important examples of California’s history or pre-history.

b. As discussed above, and in particular under Air Quality, Transportation/Traffic, and Population and Housing the proposed project
does not have impacts that are individually limited, but cumulatively considerable.

c. There are no environmental effects caused by this project that would result in substantial adverse effects on human beings, whether

directly or indirectly. No hazardous conditions resulting from this project have been identified. The project would not have any
environmental effects that would result in significant impacts.

Mitigation Measure(s): No additional mitigation measures are required.
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Less Than

Potentially Significant Less Than
Significant Impact With Mitigation Significant No Impact
Incorporation Impact

XVIII. SUBSEQUENT NEGATIVE DECLARATION

a) Are substantial changes proposed in the project which will require major
revisions of the previous EIR or negative declaration due to the involvement of ] ] ] X
new significant environmental effects?

b) Are substantial changes proposed in the project which will require major
revisions of the previous EIR or negative declaration due to a substantial ] ] ] X
increase in the severity of previously identified significant effects?

c) Have substantial changes occurred with respect to the circumstances under
which the project is undertaken which will require major revisions of the ] ] ] X
previous EIR or negative declaration due to the involvement of new significant
environmental effects?

d) Have substantial changes occurred with respect to the circumstances under
which the project is undertaken which will require major revisions of the ] ] ] X
previous EIR or negative declaration due to a substantial increase in the
severity of previously identified significant effects?

e) Has new information of substantial importance been identified, which was not
known and could not have been known with the exercise of reasonable
diligence at the time the previous EIR was certified as complete or the
negative declaration was adopted which shows any of the following:

1. The project will have one or more significant effects not discussed in the
previous EIR or negative declaration. [ [] [] X

2. Significant effects previously examined will be substantially more severe
than shown in the previous EIR. ] ] ] D

3. Mitigation measures or alternatives previously found not to be feasible
would in fact be feasible, and would substantially reduce one or more
significant effects of the project, but the project proponents have
declined to adopt the mitigation measure or alternative. O O O =

4,  Mitigation measures or alternatives which are considerably different from
those analyzed in the previous EIR would substantially reduce one or
more significant effects on the environment, but the project proponents
have declined to adopt the mitigation measure or alternative. ] ] ] X

Discussion:

a.-e. New environmental effects resulting from proposed changes, altered severity, altered conditions, or new information are addressed in their
respective sections above. There are no changes proposed in this project which will require major revisions to previous environmental
documents.
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