NAPA COUNTY PLANNING, BUILDING & ENVIRONMENTAL SERVICES DEPARTMENT
PLANNING COMMISSION

Planning Commission Hearing August 21, 2013
Conditions of Approval

Cliff Lede Vineyards
Use Permit Modification (P13-00116)
1473 Yountville Cross Road
APN: #031-220-023

1. SCOPE:
A. This permit shall be limited to:
1. increase annual production from 80,000 to 120,000 gallons;
2. convert approximately 1,086 sq. ft. of an existing 1,900 sq. ft. mechanical/storage
building to winery production use;
3. allow on-premise consumption pursuant to the Evans Bill (AB2004).

B. The winery shall be designed in substantial conformance with the submitted site plan,
elevation drawings, and other submittal materials and shall comply with all requirements of
the Napa County Code. 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 winery to ensure compliance is achieved. Any expansion or
changes in use shall be approved in accordance with Section 18.124.130 of the Napa
County Code and may be subject to the Use Permit modification process.

2. PROJECT SPECIFIC CONDITIONS:

A. 90,000 gallons of the winery’s annual production is subject to the 75% grape source
requirement. (see #4, below)

B. Evans Consumption
Consistent with Assembly Bill 2004 (Evans) and the Planning Director’s July 17, 2008
memorandum, “Assembly Bill 2004 (Evans) & the sale of Wine for Consumption On-
Premises,” on-premise consumption may occur solely in the winery building and the
surrounding paved/courtyard area. Any and all visitation associated with on-premise
consumption shall be subject to the previously approved maximum daily tours & tastings
visitation limit and/or applicable limitations on permittee’s marketing plan.

3. COMPLIANCE WITH OTHER DEPARTMENTS AND AGENCIES:
Project conditions of approval include all of the following County, Division, Departments and
Agency requirements. The permittee shall comply with all applicable building codes, zoning
standards, and requirements of County Divisions, Departments and Agencies at the time of
submittal and may be subject to change, including, but not limited to:

Engineering Services Division as stated in their Memorandum dated June 28, 2013.
Environmental Health Division as stated in their Memorandum dated May 17, 2013.
Fire Department as stated in their Memorandum dated April 29, 2013.

Building Inspection Division stated in their Memorandum dated May 7, 2013.

Public Works Department as stated in their Memorandum dated November 9, 2012.
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The determination as to whether or not the permittee has substantially complied with the
requirements of other County Divisions, Departments and Agencies shall be determined by
those Divisions, Departments or Agencies. The inability to substantially comply with the
requirements of other County Divisions, Departments and Agencies may result in the need
to modify the approved use permit.
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4. GRAPE SOURCE

At least 75% of the grapes used to make 90,000 gallons of the winery’s wine shall be grown
within the County of Napa. The permittee shall keep records of annual production
documenting the source of grapes to verify that 75% of the production is from Napa County
grapes. The report shall recognize the Agriculture Commission’s format for County of origin
of grapes and juice used in the Winery Production Process. The report shall be provided to
the Planning, Building & Environmental Services Department upon request, but shall be
considered proprietary information not available to the public.

5. RENTAL/LEASING
No winery facilities, or portions thereof, including, without limitation, any kitchens, barrel
storage areas, or warehousing space, shall be rented, leased, or used by entities other than
persons producing and/or storing wine at the on-site winery, such as alternating proprietors
and custom producers, except as may be specifically authorized in this use permit or
pursuant to the Temporary Events Ordinance (Napa County Code Chapter 5.36).

6. LIGHTING

All exterior lighting, including landscape lighting, shall be shielded and directed downward,
shall be located as low to the ground as possible, 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 building is permitted,
including architectural highlighting and spotting. Low-level lighting shall be utilized in parking
areas as opposed to elevated high-intensity light standards. Lighting utilized during harvest
activities is not subject to this requirement.

Prior to issuance of any building permit pursuant to this approval, two copies of a detailed
lighting plan showing the location and specifications for all lighting fixtures to be installed on
the property shall be submitted for Planning Division review and approval. All lighting shall
comply with the California Building Code.

7. OUTDOOR STORAGE/SCREENING/UTILITIES
All outdoor storage of winery 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.

New utility lines required for this project that are visible from any designated scenic
transportation route (see Community Character Element of the General Plan and Chapter
18.106 of the Napa County Code) shall be placed underground or in an equivalent manner
be made virtually invisible from the subject roadway.

8. COLORS
The colors used for the roof, exterior walls and built landscaping features of the winery shall
be limited to earth tones that will blend the facility into the colors of the surrounding site
specific vegetation and the applicant shall obtain the written approval of the Planning,
Building, & Environmental Services Department prior to painting the building. Highly
reflective surfaces are prohibited.

9. INDEMNIFICATION
If an indemnification agreement has not already been signed and submitted, one shall be
signed and returned to the County within twenty (20) days of the granting of this approval

using the Planning, Building, and Environmental Services Department’s standard form.
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10. AFFORDABLE HOUSING MITIGATION
Prior to County issuance of a building permit, the applicant shall pay the Napa County
Affordable Housing Mitigation Fee in accordance with the requirements of Napa County
Code Chapter 18.107 or as may be amended by the Board of Supervisors.

11. PREVIOUS CONDITIONS
As applicable, the permittee shall comply with any previous conditions of approval for the
winery use except as they may be explicitly modified by this action. To the extent there is a
conflict between previous conditions of approval and these conditions of approval, these
conditions shall control.

12. 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 resolution of the Board of Supervisors in accordance with the hourly
consulting rate established at the time of the monitoring and shall include maintenance of
$500 deposit for construction compliance monitoring that shall be retained until grant of final
occupancy. Violations of conditions of approval or mitigation measures caused by the
permittee’s contractors, employees, and/or 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 Commission at some
time in the future, the 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 so warranted, to commence revocation hearings in accordance with §18.124.120
of the Napa County Code.

13. TEMPORARY AND FINAL OCCUPANCY

All project improvements, including compliance with applicable codes, conditions, and
requirements of all departments and agencies with jurisdiction over the project, shall be
completed prior to granting of a Certificate of Final Occupancy by the County Building
Official, which, upon granting, authorizes all use permit activities to commence. The County
Building Official is authorized to grant a Temporary Certificate of Occupancy to allow
specified limited use of the project, such as commencement of production activities, prior to
completion of all project improvements. In special circumstances, departments and/or
agencies with jurisdiction over the project are authorized as part of the Temporary Certificate
of Occupancy process to require a security deposit or other financial instrument to
guarantee completion of unfinished improvements. Consistent with Board of Supervisors
Resolution Ne 2010-48, “Temporary Certificates of Occupancy are generally not to be used
to allow production of wine for more than one year.”

Cliff Lede Vineyards
Use Permit Modification (P13-00116)



