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REPORT BY: Charlene Gallina, SUPERVISING PLANNER - 299-1355
SUBJECT: Adoption of 2016 Standard Conditions of Approval

RECOMMENDATION

ADOPTION OF THE 2016 STANDARD CONDITIONS OF APPROVAL

CEQA Status: General Rule. It can be seen with certainty that there is no possibility the proposed action may have
a significant effect on the environment and therefore CEQA is not applicable. [See Guidelines For the
Implementation of the California Environmental Quality Act, 14 CCR 15061(b)(3)].

Request: Consideration of and recommendation to the Board of Supervisors regarding adoption of the updated
2016 Standard Conditions of Approval for: (1) Winery projects; (2) Other Non-Residential/Residential projects; and
(3) Specific Plan Area (Napa Valley Business Park) projects. Upon adoption by the Board, the updated standard
conditions will be applied to all new discretionary projects and to any future modifications in the County.

Staff Recommendation: Receive staff presentation, solicit any public comments, conduct Commission discussion
and continue the item to August 17, 2016 for final recommendation.

Staff Contact: Charlene Gallina, Supervising Planner, 299-1355 or charlene.gallina@countyofnapa.org

EXECUTIVE SUMMARY

Proposed Action:

1. Take public comment and continue the item to the regular Planning Commission Meeting of August 17, 2016 for
final recommendation.

Discussion:
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Since the mid-1980's, the County has relied upon a template of standard conditions of approval for applying
uniform requirements to development approvals consistent with current standards. Since the majority of use
permit applications processed by the County pertain to wineries, over time this template has evolved into a set of
standard conditions for wineries. The last update to the conditions occurred in December 2012, primarily to reflect
the Department's structural reorganization, clarify regulatory intent, and improve overall disclosure for customers. A
set of standard conditions was also adopted for other (non-winery related) projects associated with commercial,
residential, institutional, and industrial development. Since 2012, there have only been minor changes to the
standard conditions in response to the new 2015 Water Availability Analysis (WAA) Policy and direction from the
Board in connection with appeal hearings on winery projects.

In an effort to make the conditions more streamlined and triggered by project milestones, staff has reorganized the
conditions and is proposing that a new set of standard conditions be adopted for: (1) Winery projects; (2) Other
Non-Residential/Residential projects; and (3) Specific Plan Area (Napa Valley Business Park) projects. On June
22,2016, the proposed restructured conditions were transmitted to regular customers of the Napa County
Planning, Building and Environmental Services (Stakeholder List) to solicit feedback and comment prior to this
meeting. The Planning Commission and Board of Supervisors were also included in this outreach.

As presented, the attached proposed Standard Conditions have been reorganized into project milestones for ease
of use by contractors, engineers, the permittee, property owners, and County Staff. Furthermore, proposed wording
has been modified to ensure consistency and clarity, and to avoid duplication. Staff has also incorporated
standardized project-specific conditions that have been applied to projects over the years, and has added
conditions from the Building Division and Fire Department to provide more information regarding the permitting
process and expectations when applying for such permits. The only significant changes proposed relate to the
"Well" condition and how prior conditions of approval for winery use permit modifications will be brought forward.
Staff has renamed the “Well” condition to “Ground Water Management — Wells” and updated the condition to
address implementation of the Water Availability Analysis (WAA) assessments thereby requiring monitoring
activities on all discretionary projects. In light of comments received to date on the proposed "well" condition, for the
Commission meeting on August 17th, staff will be proposing two standard conditions for wells instead of the one
attached herein. One condition will require groundwater monitoring activities within "hillside" areas, the "Carneros"
area,"all other parcels” or questionable groundwater areas (i.e., Calistoga, Northeast Study Area). The other
condition will give the County the ability to request monitoring in the future if the water usage is impacting nearby
wells or groundwater supplies but monitoring would not be required outright. This condition will generally apply to
those discretionary projects located on the Napa Valley Floor. Regarding modifications to winery use permits, Staff
proposes that in lieu of the existing process which has a condition that simply incorporates by reference all prior
use permit conditions of approval (whether still applicable or not), instead only the applicable prior operational and
non-construction conditions of approval would be carried forward or "integrated" into the current approval
documents. The prior conditions would be specifically listed which would alleviate the need for applicants and Staff
to try and decipher which prior conditions remain applicable. Integration of prior conditions will prevent
inconsistencies and conflicting requirements between old and new use permit conditions of approval, streamline
the entitlement process and remove inefficiencies. Staff proposes that this pilot integration process initially be
applied to Major Modification applications only as it will be time consuming, labor intensive and require
cooperation and input from applicants. Staff further proposes that after one year, staff will report to the Board and
the Commission about the pilot integration process, including any feedback received from permittees on the
process and ways to improve it before applying it to applications for Minor and Very Minor Modifications.

This item is not a public hearing, however, staff is recommending that the Commission receive testimony from any
interested member of the public prior to Commission discussion. In response to the comments received to date by
stakeholders and elected/appointed officials, staff is requesting continuance of this item to August 17th to allow
additional time to address comments received to date before the Commission makes its final recommendation.
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FISCAL IMPACT

Is there a Fiscal Impact? No

ENVIRONMENTAL IMPACT

General Rule. It can be seen with certainty that there is no possibility the proposed action may have a significant
effect on the environment and therefore CEQA is not applicable. [See Guidelines For the Implementation of the
California Environmental Quality Act, 14 CCR 15061(b)(3)].

BACKGROUND AND DISCUSSION

It is staff's intent that the Planning Commission recommend adoption and that the Board of Supervisors ultimately
adopt a set of standard conditions that would apply to all winery related projects as well as all non-winery related
projects located in the Specific Plan Area (Napa Valley Business Park) and other areas of the County such as: 1) a
use permit for new or modified commercial, residential, institutional, and industrial development; 2) variance
related requests; 3) conservation regulation exceptions; 4) viewshed projects; 5) road modifications in conjunction
with use permits or a building permit; and 6) tentative parcel map applications. These standard conditions, once
adopted by the Board, could not be changed on individual projects and would be applied on all future discretionary
projects until such time as they are modified by the Board. Future modifications to the standard conditions except
for project specific mitigation measures and/or conditions would only occur if adopted by the Board through a
public process. Staff proposes that the conditions be reviewed every five (5) years or as needed by the
Commission and Board. Staff would appreciate feedback from the Commission regarding the frequency of this
review period.

Proposed Format Changes:

As presented, the attached proposed Standard Conditions have been reorganized into nine (9) project milestones
for ease of reference as follows:

. Project Scope

. Compliance with Other Departments and Agencies

. Payment of Fees as Prerequisite For Issuance of Permits

. Prior to Issuance of a Grading Permit and/or Building Permit
. Project Construction

. Prior to Authorization of a Temporary Certificate of Occupancy
. Prior to Issuance of a Final Certificate of Occupancy

. Operational Characteristics of the Project

. Miscellaneous

O©oO~NOOTA,WNPRF

This format was proposed as it follows the logical sequence of preconstruction, construction and ultimately
operational requirements for a project. Therefore, former standard conditions have been rewritten, reorganized and
inserted into these various categories or milestones.

Proposed Language Wording Changes:

Wording of the Standard Conditions has been modified to standardize the language, ensure consistency, provide
clarity, and avoid duplication. They have been reorganized into project milestones for ease of use by contractors,
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engineers, the permittee, property owners, and County Staff. Staff has also incorporated standardized project
specific conditions that have been applied to projects over the years, and has added conditions from the Building
Division and Fire Department to provide more information regarding the permitting process and expectations when
applying for such permits.The only significant changes proposed relate to the "Well" condition and how prior
conditions of approval for winery use permit modifications will be brought forward. Staff has renamed the “Well”
condition to “Ground Water Management — Wells” and updated the condition to address implementation of the
Water Availability Analysis (WAA) assessments thereby requiring monitoring activities on all discretionary projects.
In light of comments received to date on the proposed "well" condition, for the Commission meeting on August
17th, staff will be proposing two standard conditions for wells instead of the one attached herein. One condition will
require groundwater monitoring activities within "hillside" areas, the "Carneros" area,"all other parcels" or
guestionable groundwater areas (i.e., Calistoga, Northeast Study Area). The other condition will give the County the
ability to request monitoring in the future if the water usage is impacting nearby wells or groundwater supplies but
monitoring would not be required outright. This condition will generally apply to those discretionary projects located
on the Napa Valley Floor. Both conditions would include special provisions for imported water and require the
permittee to participate in including their well in the County's Groundwater Monitoring program upon the County's
request.

Proposed Application of Previous Conditions of Approval:

Lastly, Staff is proposing a condition and procedure that would carry over previous non-construction and/or
operational conditions of approval for Major Modification applications only at this time. There are thousands of
private properties within County jurisdiction that contain some form of existing discretionary land use entitlement.
The most common entitlements are winery use permits. Many of these land use entitlements are quite complex
involving companion actions such as a parcel map, viewshed, road and/or conservation exception, and/or variance.
Layered entitlements are also quite common where a use permit has subsequently been modified with major,
minor and/or very minor use permit modifications, with many instances of multiple subsequent modifications.

Generally (and obviously), the older and larger a project becomes, the more complex its land use entitlement will
become, which raises a general customer service question of how to best manage this inevitability. Presently, the
County looks at each subsequent entitlement independently. As such, it is typical for a subsequent use permit
modification to contain a condition of approval declaring that if a conflict exists between a newer condition and a
previous condition, then the newer condition prevails. This approach has worked for the County for decades as
there are certain efficiencies in simply acting on the new entitlement request without comprehensively evaluating
the degree of impact the new update has on the applicability of old conditions. After all, many use permit
modifications are in themselves one dimensional having little to no bearing on many aspects of the overall
entitlement, such as a modification to add a crush pad cover to an existing crush pad. The crush pad cover has no
nexus affecting previously approved visitation and/or marketing levels. Thus, in that case, it is efficient for staff to
simply look at the crush pad without exploring visitation/marketing aspects. This approach does have its
downsides. The most evident downside is the common appearance of conflicting information found spanning
several use permit modification files. For example, an original use permit may indicate 10 employees, and a
subsequent crush pad cover modification application might restate that number as 20 employees. Similarly,
conditions of approval may state in one action that no outdoor activities are allowed and another one may state that
they are allowed. Often, this results in considerable effort for staff and applicants to try and determine which
condition or project description applies and which one has been superseded, often resulting in interpretational
differences. Lastly, it is quite common for standardized conditions of approval to be repeated, either verbatim or in
slightly altered next generation wording, from approval to approval. It is possible to have a series of use permit
modifications over a period time each with a slightly different condition regarding storage of hazardous materials.

Given this, staff is looking into the possibility of changing how use permit modifications and other subsequent land
use actions could be improved to reduce these downsides. Two concepts are under evaluation. First is the
concept of “consolidation”, which simply means that all previous use permit conditions will be compiled into a
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single document as part of a new use permit modification action. This would essentially be a sequential list of past
entitlements incorporated into the conditions of the new entitlement. Duplicated conditions would remain. The
second concept of “integration” involves a labor intensive effort to systematically update all previously adopted
conditions to eliminate duplicative information, eliminate inconsistencies/conflicting information, and refine
conditions into a single more manageable document. The concept of integration provides the greatest degree of
clarity, but is expected to be a substantial work effort that will force discussion on interpretational differences that
now only occur when a particular activity is at issue as part of the entitlement.

No action is requested by the Commission on this particular topic at this time, but comments on the concepts of
"consolidation" and "integration" are solicited. In moving forward, Staff anticipates returning to stakeholders and the
Commission in the fiscal year with a formal proposal as to how each concept would be implemented.

Public Comments & Next Steps:

On June 22, 2016, the proposed draft conditions were transmitted to the Development Stakeholders in addition to
the Planning Commission and Board of Supervisors to solicit feedback prior to this meeting. In response,
comments were received from the Napa Valley Vintners & Wine Growers, and Bernadette Brooks (See Attached).

In response to receiving these comments as well as any Commission and public feedback received at the
Commission Meeting, Staff is requesting that action on this item be continued to August 17th to allow Staff to
address specific comments and reformat the proposed conditions to make the document even more user-friendly.
It should be noted that staff proposes to provide a redlined/tracked changes version of such changes.

When the Commission has completed review, the Commission's recommendation will be forwarded to the Board
of Supervisors for final consideration and adoption. It is anticipated that the Board of Supervisors will consider this
matter in September.

SUPPORTING DOCUMENTS
. Draft Winery Standard Conditions of Approval

. Draft Other Project Standard Conditions of Approval
. Draft Specific Plan Area-NonWineryStandard Conditions of Approval
. Public Comment - Napa Valley Vintners & Wine Growers

. Public Comment - Bernadette Brooks

M m o O w >

. Correspondence received after packet mail out (Added after meeting)

Napa County Planning Commission: Approve

Reviewed By: John McDowell



(WINERY APPLICATIONS)

PLANNING COMMISSION HEARING — (DATE)
CONDITIONS OF APPROVAL

(Project Name)
(Application Number(s) PXX-XXXX)
(Project Address)

(APN #XXX-XXX-XXX)

1.0 PROJECT SCOPE
This Permit encompasses and shall be limited to: OR
[If applicable, insert the following for Modifications: This Permit encompasses and
replaces the terms of Use Permit (and/or Use Permit Modification) and
shall be limited to:]

11 [If applicable, insert detailed Variance request description including how
much encroachment is granted e.g., 400 feet into 600 foot setback] Approval
of a Variance to allow a to encroach _ feet into the required foot
setback from

1.2 [If applicable, insert other detailed request description, such as Road
Modification, Tentative Parcel Map, or Viewshed.]

1.3 Approval of a Use Permit for a new gallon per year winery [or
Approval to modify an existing gallon per year winery
previously approved under [IDENTIFY ALL APPLICABLE

USE PERMIT/MODIFICATION PERMIT NUMBERS] to allow the following:

[Provide a detailed description of proposed winery components]

a. Construction Activities (buildings, crush pad, caves, etc.) [Denote square
feet what purpose it serves (accessory/production)];
b. Conversion Activities [Denote square feet and what purpose it serves

(accessory/production)];

Demolition Activities;

Visitation, tours and tastings, and a marketing plan set forth in Condition
of Approval (COA) 8.2 below;

On-premises consumption of wine as set forth in COA 8.3 below;
Hours of operation (winery operation and/or visitation);

Maximum number of employees;

Number of parking spaces;

Installation of a waste water system;

Installation of water system [Specify type e.g., Community];
Temporary and/or final location of cave spoils;

Off-site improvements (such as roads, and turn lanes);

Extent of driveway/new road improvements; and

Installation of fire suppression and other type of water tank(s) [Denote
number, size and location]

2o
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2.0

3.0

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 (the County Code). It is the responsibility of the permittee 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
County Code Section 18.124.130 and may be subject to the permit modification process.

Alternative locations for spoils and fire suppression tanks are permitted, subject to
review and approval by the Director of Planning, Building, and Environmental Services
(the PBES Director), when such alternative locations do not change the overall concept,
and do not conflict with any environmental mitigation measures or conditions of
approval.

COMPLIANCE WITH OTHER DEPARTMENTS AND AGENCIES

Project conditions of approval include all of the following County Divisions, Departments
and Agencies’ 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. Without limiting the
force of those other requirements which may be applicable, the following are
incorporated by reference as enumerated herein:

2.1 Engineering Services Division as stated in their Memorandum dated

2.2 Environmental Health Division as stated in their Memorandum dated

2.3 Building Division as stated in their Memorandum dated

2.4 Department of Public Works as stated in their Memorandum dated

2.5 Fire Department as stated in their Inter-Office Memo dated

2.6. [NOTE OTHER AGENCY(IES)] as stated in their letter dated

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 County 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 permit.

PAYMENT OF FEES AS PREREQUISITE FOR ISSUANCE OF PERMITS
No building, grading or sewage disposal permits shall be issued or other permits
authorized until all accrued planning permit processing fees have been paid in full.
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4.0 PRIOR TO ISSUANCE OF A GRADING PERMIT AND/OR BUILDING PERMIT
Permittee shall comply with the following with the submittal of a Grading and/or Building
Permit Application:

4.1 BUILDING DIVISION — GENERAL CONDITIONS
Please contact the Building Division with any questions regarding the following:

a.

A building permit shall be obtained for all construction occurring on the
site not otherwise exempt by the California Building Code or any State or
local amendment adopted thereto, and all fees associated with plan
check and building inspections, and associated development impact fees
established by County Ordinance or Resolution shall be paid prior to
issuance of a building permit.

If there are any existing structures and/or buildings on the property that
will need to be removed to accommodate construction activities, a
separate demolition permit shall be required from the Building Division
prior to removal. The permittee shall provide a “J” number from the Bay
Area Air Quality Management District (BAAQMD) at the time the
permittee applies for a demolition permit if applicable.

The site and associated buildings shall be accessible to persons with
disabilities. This shall include, but not limited be to, a van accessible
parking stall, accessible path of travel from the parking stall to all
buildings and areas on the site that are available to employees and the
public.

4.2 LIGHTING

a.

All exterior lighting, including landscape lighting, shall be shielded and
directed downward; located as low to the ground as possible; the
minimum necessary for security, safety, or operations; on timers; and
shall incorporate the use of motion detection sensors to the greatest
extent practical. All lighting shall be shielded or placed such that it does
not shine directly on adjacent properties or impact vehicles on adjacent
streets. 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.

Two (2) 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.

4.3 LANDSCAPING — PLAN SUBMITTAL

a.

Conditions of Approval

Two (2) copies of a detailed final landscaping and irrigation plan,
including parking details, shall be submitted with the building permit
application package for the Planning Division’s review and approval prior
to the issuance of any building permit associated with this Permit. The
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plan shall be prepared pursuant to the Water Efficient Landscape
Ordinance (WELO) requirements in effect at the time of building permit
application submittal, as applicable, and shall indicate the names and
locations of all plant materials to be used along with their method of
maintenance.

Plant materials shall be purchased locally when practical, and, to the
greatest extent possible, the plant materials shall be the same native
plants found in Napa County. The Agricultural Commissioner’s office shall
be notified of all impending deliveries of live plants with points of origin
outside of Napa County.

No trees greater than 6” diameter at breast height shall be removed,
except for those identified on the submitted site plan. Any Oak trees
removed as a result of the project shall be replaced at a 2:1 ratio on the
project site and shown on the landscaping plans for the Planning
Division’s review and approval. Trees to be retained shall be protected
during construction by fencing securely installed at the outer most dripline
of the tree or trees. Such fencing shall be maintained throughout the
duration of the work undertaken in connection with the winery
development/construction. In no case shall construction material, debris
or vehicles be stored in the fenced tree protection area.

Evergreen screening shall be installed between the industrial portions of
the operation (e.g., tanks, crushing area, parking area, etc.) and any off-
site residence from which these areas can be viewed.

4.4 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. The permittee shall obtain the written
approval of the Planning Division in conjunction with building permit review
and/or prior to painting the building. Highly reflective surfaces are prohibited.

4.5 OUTDOOR STORAGE/SCREENING/UTILITIES

a.

Conditions of Approval

Details of outdoor storage areas and structures shall be included on the
building and landscape plans. All outdoor storage of winery equipment
shall be screened from the view of residences of adjacent properties by a
visual barrier consisting of fencing or dense landscaping. No stored item
shall 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 County Code Chapter 18.106) shall be
placed underground or be made virtually invisible from the subject
roadway.
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C. Exterior winery equipment shall be enclosed or muffled and maintained
SO as not to create a noise disturbance in accordance with the County
Code.

4.6 TRASH ENCLOSURES
Adequate area must be provided for collection and loading of garbage and
recyclables generated by the project. The applicant must work with the franchised
garbage hauler for the service area in which they are located, in order to determine
the area and the pedestrian and vehicle access needed for the collection site. The
garbage and recycling enclosure shall meet the enclosure requirements provided
during permit process and shall be included in the building permit submittal. The
designated area shall remain available and be properly maintained for its intended
use.

4.7 ADDRESSING
All project site addresses shall be determined by the PBES Director, and be
reviewed and approved by the United States Post Office. The PBES 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.

4.8 AFFORDABLE HOUSING FEE
The permittee shall pay the Napa County Affordable Housing Mitigation Fee in
accordance with the requirements of County Code Chapter 18.107.

4.9 (INSERT IF APPLICABLE) HISTORIC RESOURCES
All permitted work performed on any historic resources shall follow the latest
edition of the Secretary of Interior’s standard for Historic Preservation and
Guidelines for Treatment of Historic Properties (Standards). Written verification
that such work meets the Standards shall be submitted by a qualified historic
architect for review and approval by the PBES Department prior to issuance of
any grading or building permit.

4.10 (INSERT IF APPLICABLE) DEMOLITION ACTIVITIES
a. Final demolition plans of the (Description of

buildings/utilities to be removed) shall be submitted for building permit
issuance. A site plan prepared by a qualified professional shall denote
streams, stream setbacks, existing and proposed improvements and slopes.
No new construction or earthmoving activities that have not been proposed or
approved within established stream setbacks as part of this permit unless
specifically enumerated in COA 1.0 (Scope), above. As determined by the
PBES Director or designee, temporary construction fencing shall be placed at
the stream setback line to prevent unauthorized encroachments. |If
applicable, a “J” number from the BAAQMD shall also be provided at the time
the permittee applies for a demolition permit.

b. A landscape plan for the demolition area (existing residential and accessory
structures) shall be submitted showing how the area will be restored back to
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its natural vegetation state to the extent feasible. Said landscape plan shall
be approved by the PBES Director or designee prior to installation.

4.11 (INSERT IF APPLICABLE) VIEWSHED — EXECUTION OF USE RESTRICTION
The property owner shall execute and record in the county recorder’s office a use
restriction, in a form approved by County Counsel, requiring
[SPECIFY APPLICABLE DESCRIPTION - building exteriors, water tanks,
and existing and proposed covering vegetation, as well as any equivalent
level of replacement vegetation] to be maintained by the owner or the owner’s
successor so as to maintain conformance with County Code Section
18.106.050(C).

4.12 (INSERT IF APPLICABLE) MITIGATION MEASURES
The permittee shall comply with all mitigation measures identified in the adopted
Initial Study/Mitigated Negative Declaration and Project Revision
Statement/Mitigation Monitoring and Reporting Program prepared for the project,
inclusive of the following:

a. [Insert measure]
Method of Monitoring:
Responsible Agency(ies):
b. [insert measure]
Method of Monitoring:
Responsible Agency(ies):

4.13 (INSERT IF APPLICABLE) PARCEL CHANGE REQUIREMENTS

a. PARCEL MERGER
The parcels shall be combined prior to the issuance of building
permits.

b. LOT LINE ADJUSTMENTS
The lot line adjustment ( Permit Number) shall be
recorded prior to the issuance of building permits.

C. EASEMENTS
Required easements shall be recorded prior to issuance of building
permits.

4.14 (INSERT IF APPLICABLE) OTHER CONDITIONS APPLICABLE TO THE
PROJECT PROPOSAL

5.0 PROJECT CONSTRUCTION

Permittee shall comply with the following during project construction:

5.1 SITE IMPROVEMENT
Please contact Engineering Services with any questions regarding the following:
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Conditions of Approval

GRADING & SPOILS

All grading and spoils generated by construction of the project facilities
shall be managed per Engineering Services direction. All spoils piles
shall be removed prior to issuance of a Final Certificate of Occupancy.

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. Outdoor construction activities shall not
occur when average wind speeds exceed 20 mph.

AIR QUALITY

During all construction activities the permittee shall comply with the
BAAQMD Basic Construction Best Management Practices, as provided in
Table 8-1, May 2011 Updated CEQA Guidelines:

1. Post a publicly visible sign with the telephone number and person
to contact at the lead agency regarding dust complaints. The
BAAQMD'’s phone number shall also be visible.

2. All exposed surfaces (e.g., parking areas, staging areas, soil piles,
grading areas, and unpaved access roads) shall be watered two
times per day.

3. All haul trucks transporting soil, sand, or other loose material off-
site shall be covered.

4, All visible mud or dirt tracked out onto adjacent public roads shall
be removed using wet power vacuum street sweepers at least
once per day. The use of dry power sweeping is prohibited.

5. All vehicle speeds on unpaved roads shall be limited to 15 mph.

6. All roadways, driveways, and sidewalks to be paved shall be
completed as soon as possible. Building pads shall be laid as
soon as possible after grading unless seeding or soil binders are
used.

7. Idling times shall be minimized either by shutting equipment off
when not in use or reducing the maximum idling time to five (5)
minutes (as required by the California airborne toxics control
measure Title 13, Section 2485 of California Code of Regulations).
Clear signage shall be provided for construction workers at all
access points.

8. All construction equipment shall be maintained and properly tuned
in accordance with manufacturer’s specifications. All equipment
shall be checked by a certified visible emissions evaluator. Any
portable engines greater than 50 horsepower or associated
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equipment operated within the BAAQMD's jurisdiction needs
either a California Air Resources Board (ARB) registration
Portable Equipment Registration Program (PERP) or a BAAQMD
permit. For general information regarding the certified visible
emissions evaluator or the registration program, visit the ARB
FAQ http://www.arb.ca.gov/portable/perp/perpfaq 04-16-15.pdf or
the PERP website http://www.arb.ca.gov/portable/portable.htm.

d. STORM WATER CONTROL
The permittee shall comply with all construction and post-construction
storm water pollution prevention protocols as required by the County
Engineering Services Division, and the State Regional Water Quality
Control Board.

5.2 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 permittee shall contact the PBES Department for further
guidance, which will likely include the requirement for the permittee to hire a
gualified professional to analyze the artifacts encountered and to determine if
additional measures are required.

If human remains are encountered during project development, all work in the
vicinity must be, by law, halted, and the Napa County Coroner informed, so that
the Coroner 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 shall be contacted by the permittee 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.

5.3 CONSTRUCTION NOISE
Construction noise shall be minimized to the greatest 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. If project terrain or
access road conditions require construction equipment to be staged, loaded, or
unloaded off the project site (such as on a neighboring road or at the base of a
hill), such activities shall only occur daily between the hours of 8:00 AM to 5:00
PM.

5.4 (INSERT IF APPLICABLE) CONSTRUCTION MITIGATION MEASURES
The permittee shall comply with all mitigation measures identified in the adopted
Initial Study/Mitigated Negative Declaration and Project Revision
Statement/Mitigation Monitoring and Reporting Program prepared for the project,
inclusive of the following:

a. [Insert measure]
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6.0

7.0

5.5

Method of Monitoring:
Responsible Agency(ies):

b. [insert measure]
Method of Monitoring:
Responsible Agency(ies):

(INSERT IF APPLICABLE) OTHER CONSTRUCTION CONDITIONS
APPLICABLE TO THE PROJECT PROPOSAL

PRIOR TO AUTHORIZATION OF A TEMPORARY CERTIFICATE OF OCCUPANCY
Permittee shall comply with the following before a Temporary Certificate of Occupancy
(TCO) is granted:

6.1

TEMPORARY OCCUPANCY

A TCO may be granted pursuant to County Code Section 15.08.070(B) to allow
commencement of production activities prior to completion of all project
improvements. All life and safety conditions shall be addressed prior to issuance
of a TCO by the County Building Official. TCOs shall not be used for the
occupancy of hospitality buildings and shall not exceed the maximum time
allowed by the Napa County Code Section 15.08.070(B) which is 180 days. In
special circumstances, Departments and/or Agencies with jurisdiction over the
project are authorized as part of the TCO process to require a security deposit or
other financial instrument to guarantee completion of unfinished improvements.

PRIOR TO THE ISSUANCE OF A FINAL CERTIFICATE OF OCCUPANCY
Permittee shall comply with the following before a Final Certificate of Occupancy is
granted:

7.1

7.2

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 issuance of a Final Certificate of Occupancy
by the County Building Official, which, upon granting, authorizes all use permit
activities to commence.

SIGNS

Prior to installation of any winery identification or directional signs, detailed plans,
including elevations, materials, color, and lighting, shall be submitted to the
PBES Department for administrative review and approval. Administrative review
and approval is not required if the signage to be installed is consistent with
signage plans submitted, reviewed and approved as part of this Permit approval.
All signs shall meet the design standards as set forth in County Code Chapter
18.116. At least one sign placed and sized at the property entrance in a manner
to inform the public must legibly post the words “Tours and Tastings by Prior
Appointment Only”. The only off-site signs allowed shall be in conformance with
the County Code Chapter 18.116. Temporary off-site signage, such as “A-
Frame” signs are prohibited under County Code Section 18.116.065(E). [Pre-
WDO signs to be addressed specifically for each project.]
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7.3 GATE/ENTRY STRUCTURES
Any gate installed at the winery entrance shall be reviewed by the PBES
Department and the Napa County Fire Department to assure that it is designed
to allow large vehicles, such as motorhomes, to turn around if the gate is closed
without backing into the public roadway, and that fire suppression access is
available at all times. If the gate is part of an entry structure an additional permit
shall be required according to the County Code and in accordance with the Napa
County Roads and Street Standards. A separate entry structure permit is not
required if the entry structure is consistent with entry structure plans submitted,
reviewed, and approved as part of this Permit approval.

7.4 LANDSCAPING
Landscaping shall be completed prior to issuance of a Final Certificate of
Occupancy, and shall be permanently maintained in accordance with the
landscaping plan.

7.5 (INSERT IF APPLICABLE) ROAD OR TRAFFIC IMPROVEMENT
REQUIREMENTS
The permittee shall construct prior to the issuance of
a Final Certificate of Occupancy by the Building Division. The design of the
shall be submitted to the Public Works Department for
review and approval. The shall be designed in
substantial conformance with the submitted site plan, and other submittal
materials and shall comply with all requirements of the County Code and Napa
County Road and Street Standards.

7.6 (INSERT IF APPLICABLE) DEMOLITION ACTIVITIES
Prior to the issuance of a Final Certificate of Occupancy for the winery, all
demolition activities associated with the (Description of
structures) shall be completed, landscaping installed, and debris cleared from
the subject parcel.

7.7 (INSERT IF APPLICABLE) MITIGATION MEASURES APPLICABLE PRIOR TO
ISSUANCE OF A FINAL CERTIFICATE OF OCCUPANCY
The permittee shall comply with all mitigation measures identified in the adopted
Initial Study/Mitigated Negative Declaration and Project Revision
Statement/Mitigation Monitoring and Reporting Program prepared for the project,
inclusive of the following:

a. [Insert measure]
Method of Monitoring:
Responsible Agency(ies):

b. [insert measure]
Method of Monitoring:
Responsible Agency(ies):

7.8 (INSERT IF APPLICABLE) OTHER CONDITIONS APPLICABLE PRIOR TO
ISSUANCE OF A FINAL CERTIFICATE OF OCCUPANCY
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8.0 OPERATIONAL CHARACTERISTICS OF THE PROJECT
Permittee shall comply with the following during operation of the winery:

8.1

8.2

8.3

GENERAL PROVISIONS

Consistent with County Code Section 18.16.030, tours and tastings and
marketing may occur at a winery only where such activities are accessory and
“clearly incidental, related, and subordinate to the primary operation of the winery
as a production facility.”

Tours and tastings and marketing (defined below) may include food and wine
pairings, where all such food service is provided without charge except to the
extent of cost recovery and is incidental to the tasting of wine. Food service may
not involve menu options and meal service such that the winery functions as a
café or restaurant. (County Code Section 18.08.620 - Tours and Tastings)

Retail sales shall be limited to only those persons visiting by appointment or
attending marketing events. No drop-in retail sales shall be permitted.
[Statement Applies to Post WDO Wineries Only]

TOURS AND TASTINGS/VISITATION
Tours and tastings shall be by appointment only and shall be limited to the
following:

a. Frequency: X days per week, Monday through Sunday [or otherwise
specified]

Maximum number of persons per day: X

Maximum number of persons per week: X

Hours of visitation: X to X

5 The maximum annual visitation shall be limited to

persons including the guests of the marketing events permitted in
COA No. 8.2 below.

f. Insert any special conditions related to tours and tastings

®Pa2oo

“Tours and tastings” means tours of the winery and/or tastings of wine, where
such tours and tastings are limited to persons who have made unsolicited prior
appointments for tours or tastings. To the maximum extent feasible, scheduling
of visitors shall not occur during peak travel times (State applicable hours
based upon traffic impact study).

Tours and Tastings shall be limited to those wines set forth in the County Code
Sections 18.16.030(G)(5)(c) - AP Zoning and 18.20.030(1)(5)(c) AW Zoning.

A log book (or similar record) shall be maintained to document the number of
visitors to the winery (for either tours and tastings or marketing events), and the
date of the visits. This record of visitors shall be made available to the PBES
Department upon request.

MARKETING
Marketing events shall be limited to the following:
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a. Type of Event:

1. Frequency: X times per year or month or week
2. Maximum number of persons: XX [no averages]
3. Time of Day: [Permittee requests, Planning Commission

decides —typically 11:00 AM to 10:00 PM]

b. [List other events here as requested.]
Type of Event:
1. Frequency: X times per year or month or week
2. Maximum Number of persons: XX [no averages]
3. Time of Day: [Permittee requests, Planning Commission
decides —typically 11:00 AM to 10:00 PM]

C. [List other events here as requested.]
Type of Event:
1. Frequency: X times per year or month or week
2. Maximum Number of persons: XX [no averages]
3. Time of Day: [Permittee requests, Planning Commission
decides —typically 11:00 AM to 10:00 PM]

d. Insert any special conditions related to marketing events

“Marketing of wine” means any activity of a winery which is conducted at the
winery on a prearranged basis for the education and development of customers
and potential customers with respect to wine which can be sold at the winery on
a retail basis pursuant to the County Code Chapters 18.16 and 18.20. Marketing
of wine may include cultural and social events directly related to the education
and development of customers and potential customers provided such events
are clearly incidental, related and subordinate to the primary use of the winery.
Marketing of wine may include food service, including food and wine pairings,
where all such food service is provided without charge except to the extent of
cost recovery.

Business events are similar to cultural and social events, in that they will only be
considered as “marketing of wine” if they are directly related to the education and
development of customers and potential customers of the winery and are part of
a marketing plan approved as part of the winery’s use permit. To be considered
directly related to the education and development of customers or potential
customers of the winery, business events must be conducted at no charge
except to the extent of cost recovery, and any business content unrelated to wine
must be limited.

Careful consideration shall be given to the intent of the event, the proportion of
the business event’s non-wine-related content, and the intensity of the overall
marketing plan. (County Code Section 18.08.370 - Marketing of Wine)

All activity, including cleanup, shall cease by PM. If any event is held
which will exceed the available on-site parking, the permittee shall prepare an
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event-specific parking plan which may include, but not be limited to, valet service
or off-site parking and shuttle service to the winery.

[INCORPORATE THIS SECTION ONLY IF PROPOSING CHANGES TO PRE-
WDO VISITATION & MARKETING.] RECOGNITION OF PRE-WDO
MARKETING AND VISITATION

Existing Public Tours & Tastings:

Frequency:

Maximum number of persons per day:

Maximum number of persons per week:

Hours of operation:

Existing Marketing Program: [Describe if they have one]
Marketing events are limited to the following:

Type of event:

Frequency:

Number of persons:

Time of Day:

8.4 ON-PREMISES CONSUMPTION
In accordance with Business and Professions Code Sections 23358, 23390 and
23396.5 and the PBES Director’s July 17, 2008 memo, “Assembly Bill 2004
(Evans) and the Sale of Wine for Consumption On-Premises,” on-premises
consumption of wine produced on-site and purchased from the winery may occur
solely in the [Identify the location]. Any and all
visitation associated with on-premises consumption shall be subject to the
maximum per person weekday and weekend daily tours and tastings visitation
limitation and/or applicable limitations of permittee’s marketing plan set forth in
COAs 8.1 and 8.2 above.

8.5 RESIDENCE OR NON-WINERY STRUCTURES
The existing [SPECIFY TYPE: single-family residence,
second unit, guest house, or other non-winery structures] shall not be used
for commercial purposes or in conjunction with the operation and/or
visitation/marketing program for the winery. If the residence is rented, it shall
only be rented out for periods of 30 days or more, pursuant to County Code
Section 18.104.410, Transient Commercial Occupancies of Dwelling Units
Prohibited.

8.6 GRAPE SOURCE

At least 75% of the grapes used to make the winery’s wine shall be grown within
Napa County. (ADD THE FOLLOWING STATEMENT IF A PRE-WDO WINERY:
; provided that this requirement does not apply to the winery’s original

gallons of production that were approved prior to the adoption of the
Winery Definition Ordinance.] The permittee shall keep records of annual
production documenting the source of grapes to verify that 75% of the annual
production is from Napa County grapes. The report shall recognize the
Agricultural Commissioner’s format for County of origin of grapes and juice used
in the Winery Production Process. The report shall be provided to the PBES
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Department upon request, but shall be considered proprietary information and
not available to the public.

8.7 COMPLIANCE REVIEW
Permittee shall obtain and maintain all permits (use permits and modifications)
and licenses from the California Department of Alcoholic Beverage Control
(ABC), United States Tax and Trade Bureau (TTB), and California Department of
Food and Agriculture (CDFA) Grape Crush Inquiry data, all of which are required
to produce and sell wine. In the event permittee loses the required ABC or TTB
permits and licenses (or the permits and licenses are revoked), permittee shall
cease marketing events and tours and tastings until such time as those ABC
and/or TTB permits and licenses are re-established.

Visitation log books, visitor reports, custom crush client records, and any
additional documentation determined by Staff to be necessary to evaluate
compliance may be requested by the County for any code compliance. The
permittee (and their successors) shall be required to participate fully in the winery
code compliance review process.

8.8 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 or entities producing and/or storing wine at the
winery, such as alternating proprietors and custom producers, except as may be
specifically authorized in this Permit or pursuant to the Temporary Events
Ordinance (County Code Chapter 5.36).

8.9 GROUND WATER MANAGEMENT — WELLS
Please contact the Planning Division with any questions regarding the following:

a. The permittee shall (at the permittee’s expense) maintain data regarding
monthly well monitoring and the total annual groundwater pumped. Such
data shall include water extraction volumes and static well levels of the
well. All monitoring shall commence within six months of the issuance of
this Permit, or immediately upon commencement of the expansion
authorized by this Permit, whichever occurs first, and shall be submitted
not later than January 31st every calendar year thereafter and available
upon the County’s request at any other time.

Water usage shall be minimized by use of best available control
technology and best water management conservation practices.

b. No new on-site or off-site water sources (other than those evaluated or
approved as part of this Permit) proposed to be used for the winery,
including but not limited to wells, imported water, new or existing
ponds/reservoir(s) or other surface water impoundments, to serve the
winery, shall be allowed without additional environmental review, if
necessary, and may be subject to a modification to this permit. A new
Water Availability Analysis shall be required prior to approval of any new
water source(s) on the property.
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C. Permittee shall limit groundwater use for the winery to acre-ft. per
year. Any exceedance of this amount in a calendar year is a material
breach of this permit.

d. If water use for the winery from the well exceeds acre-ft. per
year in a calendar year by 10% or more (a significant exceedance), the
permittee shall both immediately notify the County and cease any activity
causing the exceedance, shall begin daily well monitoring, and shall
promptly prepare a report to be submitted to the PBES Director regarding
the reasons for the significant exceedance and the measures immediately
taken and to be taken to bring the significant exceedance into compliance
with this condition.

The PBES Director may set this Permit for a revocation or modification
hearing before the Planning Commission within 60 calendar days of
discovery of the significant exceedance for possible modification,
revocation, or suspension.

e. If the water use for the winery from the well exceeds acre-ft.
in a calendar year by less than 10%, the permittee shall notify the County,
and promptly provide a report of the following:

1. water volume used;

2. the reason for exceedance;

3. the plan the winery has for reducing water use so as not to exceed
the allocation the following year; and

4, other information that may be affecting water use.

If after two calendar years of reporting the monitoring shows that the
annual water allocation identified above continues to be exceeded by less
than 10%, the PBES Director shall schedule the Permit for review by this
Planning Commission and possible modification, revocation or
suspension.

f. The permittee shall be required to include the well in the County’s
Groundwater Monitoring program upon the County’s request.

8.10 AMPLIFIED MUSIC
There shall be no amplified sound system or amplified music utilized outside of
approved, enclosed, winery buildings. Please contact Environmental Health with
any questions.

8.11 TRAFFIC
To the maximum extent feasible, scheduling of reoccurring vehicle trips to and
from the site for employees and deliveries shall not occur during peak travel
times ( weekdays; Saturdays; and
Sundays). All road improvements on private property required per
Engineering Services shall be maintained in good working condition and in
accordance with the Napa County Roads and Streets Standards.
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8.12

8.13

8.14

8.15

8.16

PARKING
The location of and visitor parking and truck loading zone areas shall be
identified along with proposed circulation and traffic control signage (if any).

Parking shall be limited to approved parking spaces only and shall not occur
along access or public roads or in other locations except during harvest activities
and approved marketing events. In no case shall parking impede emergency
vehicle access or public roads.

BUILDING DIVISION — USE OR OCCUPANCY CHANGES
Please contact the Building Division with any questions regarding the following:

In accordance with the California Building Code, no change shall be made in the
use or occupancy of an existing building unless the building is made to comply
with the requirements of the California Building Code for a new building.

FIRE DEPARTMENT — TEMPORARY STRUCTURES
Please contact the Fire Department with any questions regarding the following:

The permittee and/or designee shall obtain a tent permit from the Fire
Department for any temporary structures utilized for authorized marketing events
set forth in COA 8.3 above.

(INSERT IF APPLICABLE) NAPA COUNTY MOSQUITO ABATEMENT
PROGRAM

The installation, operation and maintenance of the [ldentify
applicable large water feature such as ponds, reservoirs, and fountains,
etc.] shall be in conformance with the Napa County Mosquito Abatement
District’'s program for eliminating mosquito sources and managing mosquito-
breeding areas in order to reduce mosquitoes to a tolerable and healthful level.

(INSERT IF APPLICABLE) OTHER CONDITIONS APPLICABLE TO THE
OPERATIONAL ASPECTS OF THE PROJECT

9.0 MISCELLANEOUS

9.1

9.2

STATUTORY AND CODE SECTION REFERENCES
All references to statutes and code sections shall refer to their successor as
those sections or statutes may be subsequently amended from time to time.

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 of approval 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 to the owner.
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 a $500 deposit for construction
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compliance monitoring that shall be retained until issuance of a Final Certificate
of 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 Planning Commission at some time in the future, the Planning Commission
may institute the program at the permittee’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
County Code Section 18.124.120.

9.3 [OPTIONAL TO BE USED ONLY IF A MAJOR MODIFICATION] PREVIOUS
CONDITIONS
The permittee shall comply with the following previous conditions of approval,
including revisions where so indicated, for the winery use. Original language to
remain is shown unchanged, original language to be removed is shown in
strikethrough, and proposed language is underlined:

a. [Carry over previous applicable non-construction and/or operational
conditions. Reference Use Permit and/or Modification number, as
well as, applicable condition number, and provide a brief
explanation of any proposed changes to the condition.]
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1.0

(OTHER PROJECT NON-RESIDENTIAL/RESIDENTIAL APPLICATIONS)

PLANNING COMMISSION HEARING — (DATE)
CONDITIONS OF APPROVAL

(Project Name)
(Application Number(s) PXX-XXXX)
(Project Address)

(APN #XXX-XXX-XXX)

PROJECT SCOPE

The permit encompasses and shall be limited to: OR

[If applicable, insert the following for Modifications: This permit encompasses and
replaces the terms of Use Permit (or Use Permit Modification) and
shall be limited to:]

11 (If applicable, insert Other Detailed Request Description — Variance)

1.2 (If applicable, insert Other Detailed Request Description - Road
Modification/ Tentative Parcel Map)

1.3 (If applicable, insert Other Detailed Request Description - Viewshed)

1.4 (If applicable, insert Other Detailed Request Description — Conservation
Regulation Exception)

15 (Insert Detailed Use Permit Request Description - Commercial, Institutional,
or Residential)

The (PROJECT TYPE) 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 (County Code). It is the
responsibility of the permittee to communicate the requirements of these conditions and
mitigations (if any) to all designers, contractors, employees, and the general public to
ensure compliance is achieved. Any expansion or changes in use shall be approved in
accordance with County Code Section 18.124.130 Code and may be subject to the
permit modification process.

The Final Parcel Map shall be in substantial compliance with the tentative parcel map
consisting of a subdivision on a acre parcel. (Add - held
in common ownership if applicable.)

Alternative locations for spoils and fire suppression tanks are permitted, subject to
review and approval by the Director of Planning, Building, and Environmental Services
(the PBES Director), when such alternative locations do not change the overall concept,
and do not conflict with any environmental mitigation measures or conditions of
approval.
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2.0

3.0

4.0

COMPLIANCE WITH OTHER DEPARTMENTS AND AGENCIES

Project conditions of approval include all of the following County Divisions, Departments
and Agencies’ 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. Without limiting the
force of those other requirements which may be applicable, the following are
incorporated by reference as enumerated herein:

2.1 Engineering Services Division as stated in their Memorandum dated

2.2 Environmental Health Division as stated in their Memorandum dated

2.3 Building Division as stated in their Memorandum dated

2.4 Department of Public Works as stated in their Memorandum dated

2.5 Fire Department as stated in their Inter-Office Memo dated

2.6. [NOTE OTHER AGENCY(IES)] as stated in their letter dated

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 County 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 permit.

PAYMENT OF FEES AS PREREQUISITE FOR ISSUANCE OF PERMITS
No building, grading or sewage disposal permits shall be issued or other permits
authorized until all accrued planning permit processing fees have been paid in full.

PRIOR TO ISSUANCE OF A GRADING PERMIT AND/OR BUILDING PERMIT
Permittee shall comply with the following with the submittal of a Grading and/or Building
Permit Application:

4.1 BUILDING DIVISION — GENERAL CONDITIONS
Please contact the Building Division with any questions regarding the following:
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a. A building permit shall be obtained for all construction occurring on the
site not otherwise exempt by the California Building Code or any State or
local amendment adopted thereto, and all fees associated with plan
check and building inspections, and associated development impact fees
established by County Ordinance or Resolution shall be paid prior to
issuance of a building permit.

b. If there are any existing structures and/or buildings on the property that
will need to be removed to accommodate construction activities, a
separate demolition permit shall be required from the Building Division
prior to removal. The permittee shall provide a “J” number from the Bay
Area Air Quality Management District (BAAQMD) at the time the
permittee applies for a demolition permit if applicable.

C. [Applicable to Non-Residential Projects Only] The site and associated
buildings shall be accessible to persons with disabilities. This shall
include, but not limited be to, a van accessible parking stall, accessible
path of travel from the parking stall to all buildings and areas on the site
that are available to employees and the public.

4.2 LIGHTING

a. All exterior lighting, including landscape lighting, shall be shielded and
directed downward; located as low to the ground as possible; the
minimum necessary for security, safety, or operations; on timers; and
shall incorporate the use of motion detection sensors to the greatest
extent practical. All lighting shall be shielded or placed such that it does
not shine directly on any adjoining properties, or impact vehicles on
adjacent streets. 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.

b. Two (2) 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.

4.3 LANDSCAPING — PLAN SUBMITTAL

a. Two (2) copies of a detailed final landscaping and irrigation plan,
including parking details, shall be submitted with the building permit
application package for the Planning Division’s review and approval prior
to the issuance of any building permit associated with this Permit. The
plan shall be prepared pursuant to the Water Efficient Landscape
Ordinance (WELO) requirements in effect at the time of building permit
application submittal, as applicable, and shall indicate the names and
locations of all plant materials to be used along with their method of
maintenance.

a. Plant materials shall be purchased locally when practical, and, to the
greatest extent possible, the plant materials shall be the same native
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plants found in Napa County. The Agricultural Commissioner’s office shall
be notified of all impending deliveries of live plants with points of origin
outside of Napa County.

b. No trees greater than 6” diameter at breast height shall be removed,
except for those identified on the submitted site plan. Any Oak trees
removed as a result of the project shall be replaced at a 2:1 ratio on the
project site and shown on the landscaping plans for the Planning
Division’s review and approval. Trees to be retained shall be protected
during construction by fencing securely installed at the outer most dripline
of the tree or trees. Such fencing shall be maintained throughout the
duration of the work undertaken in connection with
(Identify project) development/construction. In no case shall
construction material, debris or vehicles be stored in the fenced tree
protection area.

C. Evergreen screening shall be installed between the portions of the project
(e.g., loading areas, trash collection areas, parking areas, etc.) and any
off-site residence from which these areas can be viewed.

d. [Applicable to Non-Residential Projects Only] All landscaped areas
and sidewalks shall be separated from parking and drive aisle areas by a
minimum 6-inch raised concrete curb.

44  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. The permittee shall obtain the written
approval of the Planning Division in conjunction with building permit review
and/or prior to painting the building. Highly reflective surfaces are prohibited.

4.5 Applicable to Non-Residential Projects Only] OUTDOOR

STORAGE/SCREENING UTILITIES [

a. Details of outdoor storage areas and structures shall be included on the
building and landscape plans. All outdoor storage of equipment shall be
screened from the view of residences of adjacent properties by a visual
barrier consisting of fencing or dense landscaping. No stored item shall
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.

b. 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 County Code Chapter 18.106) shall be
placed underground or be made virtually invisible from the subject
roadway.

4.6 [Applicable to Non-Residential Projects Only] MECHANICAL EQUIPMENT
a. Roof mounted equipment shall be screened by a parapet wall of equal or
greater height than the highest piece of roof mounted equipment or vent.
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Equipment may be screened by a separate roof screen that is
architecturally integrated with the building if screening by a parapet wall is
not feasible or is architecturally undesirable. When separate roof screens
are used, roof equipment should be organized into major groups
screening a smaller number of units rather than multiple areas. The
PBES Director may approve exceptions for solar equipment. All
screening is subject to review and approval by the PBES Director. Any
skylights shall be subject to review and approval by the PBES Director
prior to the issuance of building permits.

b. The term "equipment” includes roof mounted equipment or vents,
electrical equipment, gas meter, communication antennas, irrigation
valves, storage tanks, or other mechanical equipment. The manner of
screening shall be as follows: Communications equipment, including
microwave equipment, may remain unscreened if visually integrated with
the building design through color, location, and construction; all building
mounted equipment, including but not limited to louvers, pipes, overhead
doors or service doors, access ladders, downspouts, conduit, and
electrical/service boxes, shall be painted consistent with the color scheme
of the building.

C. Ground mounted equipment shall be screened by walls or landscaping to
the satisfaction of the PBES Director.

d. Exterior equipment shall be enclosed or muffled and maintained so as not
to create a noise disturbance in accordance with the County Code.

4.7 [Applicable to Non-Residential Projects Only] TRASH ENCLOSURES
Adequate area must be provided for collection and loading of garbage and
recyclables generated by the project. The applicant must work with the franchised
garbage hauler for the service area in which they are located, in order to determine
the area and the pedestrian and vehicle access needed for the collection site. The
garbage and recycling enclosure shall meet the enclosure requirements provided
during permit process and shall be included in the building permit submittal. The
designated area shall remain available and be properly maintained for its intended
use.

4.8 ADDRESSING
All project site addresses shall be determined by the PBES Director, and be
reviewed and approved by the United States Post Office. The PBES 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.

49  AFFORDABLE HOUSING FEE
The permittee shall pay the Napa County Affordable Housing Mitigation Fee in
accordance with the requirements of County Code Chapter 18.107.
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4.10 (INSERT IF APPLICABLE) HISTORIC RESOURCES
All permitted work performed on any historic resources shall follow the latest
edition of the Secretary of Interior's standard for Historic Preservation and
Guidelines for Treatment of Historic Properties (Standards). Written verification
that such work meets the Standards shall be submitted by a qualified historic
architect for review and approval by the PBES Department prior to issuance of
any grading or building permit.

411 (INSERT IF APPLICABLE) DEMOLITION ACTIVITIES
a. Final demolition plans of the (Description of

buildings/utilities to be removed) shall be submitted for building permit
issuance. A site plan prepared by a qualified professional shall denote
streams, stream setbacks, existing and proposed improvements and slopes.
No new construction or earthmoving activities that have not been proposed or
approved within established stream setbacks as part of this permit unless
specifically enumerated in COA 1.0 (Scope), above. As determined by the
PBES Director or designee, temporary construction fencing shall be placed at
the stream setback line to prevent unauthorized encroachments. If
applicable, a “J” number from the BAAQMD shall also be provided at the time
the permittee applies for a demolition permit.

b. A landscape plan for the demolition area (existing residential and accessory
structures) shall be submitted showing how the area will be restored back to
its natural vegetation state to the extent feasible. Said landscape plan shall
be approved by the PBES Director or designee prior to installation.

4.12 (INSERT IF APPLICABLE) VIEWSHED — EXECUTION OF USE RESTRICTION
The property owner shall execute and record in the county recorder’s office a use
restriction, in a form approved by County Counsel, requiring
[SPECIFY APPLICABLE DESCRIPTION - building exteriors, water tanks,
and existing and proposed covering vegetation, as well as any equivalent
level of replacement vegetation] to be maintained by the owner or the owner’s
successor so as to maintain conformance with County Code Section
18.106.050(C).

4.13 (INSERT IF APPLICABLE) MITIGATION MEASURES
The permittee shall comply with all mitigation measures identified in the adopted
Initial Study/Mitigated Negative Declaration and Project Revision
Statement/Mitigation Monitoring and Reporting Program prepared for the project,
inclusive of the following:

a. [Insert measure]
Method of Monitoring:
Responsible Agency(ies):

b. [insert measure]
Method of Monitoring:
Responsible Agency(ies):
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5.0

Conditions of Approval

4.14 (INSERT IF APPLICABLE) PARCEL CHANGE REQUIREMENTS

a.

PARCEL MERGER
The parcels shall be combined prior to the issuance of building
permits.

LOT LINE ADJUSTMENTS
The lot line adjustment ( Permit Number) shall be
recorded prior to the issuance of building permits.

EASEMENTS
Required easements shall be recorded prior to issuance of building
permits.

4.15 (INSERT IF APPLICABLE) FINAL MAPS

a.

(Applicable to Tentative Parcel Maps) COUNTY SURVEYOR

The subdivider shall submit a Final Parcel Map to the Department of
Public Works for review and approval by the County Surveyor. The
subdivider shall pay the map checking fee as established by resolution of
the Napa County Board of Supervisors in effect at the time of submittal of
the Final Parcel Map.

(Applicable to Tentative Parcel Maps) CONDITIONS, COVENANTS AND
RESTRICTIONS (CC&RS)

Prior to recording the Final Map, the subdivider shall submit the final
Conditions, Covenants and Restrictions (CC&Rs) to the PBES Director
and County Counsel for review and approval. The CC&Rs shall indicate
all improvements and features to be maintained by the owners
association, and the method of maintenance and financing of those
commonly owned site and building improvements and features.

4.16 (INSERT IF APPLICABLE) OTHER CONDITIONS APPLICABLE TO THE
PROJECT PROPOSAL

PROJECT CONSTRUCTION
Permittee shall comply with the following during project construction:

5.1 SITE IMPROVEMENT
Please contact Engineering Services with any questions regarding the following:

a.

GRADING & SPOILS

All grading and spoils generated by construction of the project facilities
shall be managed per Engineering Services direction. All spoils piles
shall be removed prior to issuance of a Final Certificate of Occupancy.

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. Outdoor construction activities shall not
occur when average wind speeds exceed 20 mph.
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C. AIR QUALITY
During all construction activities the permittee shall comply with the
BAAQMD Basic Construction Best Management Practices, as provided in
Table 8-1, May 2011 Updated CEQA Guidelines:

1.

Post a publicly visible sign with the telephone number and person
to contact at the lead agency regarding dust complaints. The
BAAQMD’s phone number shall also be visible.

All exposed surfaces (e.g., parking areas, staging areas, soil piles,
grading areas, and unpaved access roads) shall be watered two
times per day.

All haul trucks transporting soil, sand, or other loose material off-
site shall be covered.

All visible mud or dirt tracked out onto adjacent public roads shall
be removed using wet power vacuum street sweepers at least
once per day. The use of dry power sweeping is prohibited.

All vehicle speeds on unpaved roads shall be limited to 15 mph.

All roadways, driveways, and sidewalks to be paved shall be
completed as soon as possible. Building pads shall be laid as
soon as possible after grading unless seeding or soil binders are
used.

Idling times shall be minimized either by shutting equipment off
when not in use or reducing the maximum idling time to five (5)
minutes (as required by the California airborne toxics control
measure Title 13, Section 2485 of California Code of Regulations).
Clear signage shall be provided for construction workers at all
access points.

All construction equipment shall be maintained and properly tuned
in accordance with manufacturer’s specifications. All equipment
shall be checked by a certified visible emissions evaluator. Any
portable engines greater than 50 horsepower or associated
equipment operated within the BAAQMD's jurisdiction needs
either a California Air Resources Board (ARB) registration
Portable Equipment Registration Program (PERP) or a BAAQMD
permit. For general information regarding the certified visible
emissions evaluator or the registration program, visit the ARB
FAQ http://www.arb.ca.gov/portable/perp/perpfaq 04-16-15.pdf or
the PERP website http://www.arb.ca.gov/portable/portable.htm.

d. STORM WATER CONTROL
The permittee shall comply with all construction and post-construction
storm water pollution prevention protocols as required by the County

Conditions of Approval
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Engineering Services Division, and the State Regional Water Quality
Control Board.

5.2 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 permittee shall contact the PBES Department for further
guidance, which will likely include the requirement for the permittee to hire a
gualified professional to analyze the artifacts encountered and to determine if
additional measures are required.

If human remains are encountered during project development, all work in the
vicinity must be, by law, halted, and the Napa County Coroner informed, so that
the Coroner 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 shall be contacted by the permittee 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.

5.3 CONSTRUCTION NOISE
Construction noise shall be minimized to the greatest 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. If project terrain or
access road conditions require construction equipment to be staged, loaded, or
unloaded off the project site (such as on a neighboring road or at the base of a
hill), such activities shall only occur daily between the hours of 8:00 AM to 5:00
PM daily.

5.4 (INSERT IF APPLICABLE) CONSTRUCTION MITIGATION MEASURES
The permittee shall comply with all mitigation measures identified in the adopted
Initial Study/Mitigated Negative Declaration and Project Revision
Statement/Mitigation Monitoring and Reporting Program prepared for the project,
inclusive of the following:

a. [Insert measure]
Method of Monitoring:
Responsible Agency(ies):

b. [insert measure]
Method of Monitoring:
Responsible Agency(ies):

5.5 (INSERT IF APPLICABLE) OTHER CONSTRUCTION CONDITIONS
APPLICABLE TO THE PROJECT PROPOSAL
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6.0

7.0

PRIOR TO AUTHORIZATION OF A TEMPORARY CERTIFICATE OF OCCUPANCY
Permittee shall comply with the following before a Temporary Certificate of Occupancy
(TCO) is granted:

6.1

TEMPORARY OCCUPANCY

A TCO may be granted pursuant to County Code Section 15.08.070(B) to allow
specific limited use of the project ( ) (Specify which limited
use of the project may be allowed) prior to completion of all project
improvements. All life and safety conditions shall be addressed prior to issuance
of a TCO by the County Building Official. TCOs shall not be used for general
public occupancy of buildings and shall not exceed the maximum time allowed by
the Napa County Code Section 15.08.070(B) which is 180 days. In special
circumstances, Departments and/or Agencies with jurisdiction over the project
are authorized as part of the TCO process to require a security deposit or other
financial instrument to guarantee completion of unfinished improvements.

PRIOR TO THE ISSUANCE OF A FINAL CERTIFICATE OF OCCUPANCY
Permittee shall comply with the following before a Final Certificate of Occupancy is
granted:

7.1

7.2

7.3

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 issuance of a Final Certificate of Occupancy
by the County Building Official, which, upon granting, authorizes all use permit
activities to commence.

SIGNS

Prior to installation of any project identification or directional signs, detailed plans,
including elevations, materials, color, and lighting, shall be submitted to the
PBES Department for administrative review and approval. Administrative review
and approval is not required if the signage to be installed is consistent with
signage plans submitted, reviewed and approved as part of this Permit approval.
All signs shall meet the design standards as set forth in County Code Chapter
18.116. The only off-site signs allowed shall be in conformance with the County
Code Chapter 18.116. Temporary off-site sighage, such as “A-Frame” signs are
prohibited under County Code Section 18.116.065(E).

GATE/ENTRY STRUCTURES

Any gate installed at the project entrance shall be reviewed by the PBES
Department and the Napa County Fire Department to assure that it is designed
to allow large vehicles, such as motorhomes, to turn around if the gate is closed
without backing into the public roadway, and that fire suppression access is
available at all times. If the gate is part of an entry structure an additional permit
shall be required according to the County Code and in accordance with the Napa
County Roads and Street Standards. A separate entry structure permit is not
required if the entry structure is consistent with entry structure plans submitted,
reviewed, and approved as part of this Permit approval.
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7.4

7.5

7.6

7.7

7.8

LANDSCAPING

Landscaping shall be completed prior to issuance of a Final Certificate of
Occupancy, and shall be permanently maintained in accordance with the
landscaping plan.

(INSERT IF APPLICABLE) ROAD OR TRAFFIC IMPROVEMENT
REQUIREMENTS

The permittee shall construct prior to the issuance of
a Final Certificate of Occupancy by the Building Division. The design of the

shall be submitted to the Public Works Department for

review and approval. The shall be designed in
substantial conformance with the submitted site plan, and other submittal
materials and shall comply with all requirements of the County Code and Napa
County Road and Street Standards.

(INSERT IF APPLICABLE) DEMOLITION ACTIVITIES

Prior to the issuance of a final certificate of occupancy for the project, all
demolition activities associated with the (Description of
structures) included in this application shall be completed, landscaping installed,
and debris cleared from the subject parcel.

(INSERT IF APPLICABLE) MITIGATION MEASURES APPLICABLE PRIOR TO
ISSUANCE OF A FINAL CERTIFICATE OF OCCUPANCY

The permittee shall comply with all mitigation measures identified in the adopted
Initial Study/Mitigated Negative Declaration and Project Revision
Statement/Mitigation Monitoring and Reporting Program prepared for the project,
inclusive of the following:

a. [Insert measure]
Method of Monitoring:
Responsible Agency(ies):

b. [insert measure]
Method of Monitoring:
Responsible Agency(ies):

(INSERT IF APPLICABLE) OTHER CONDITIONS APPLICABLE PRIOR TO
ISSUANCE OF A FINAL CERTIFICATE OF OCCUPANCY

8.0 OPERATIONAL CHARACTERISTICS OF THE PROJECT
Permittee shall comply with the following during operation of the project:

8.1 GROUND WATER MANAGEMENT — WELLS
Please contact the Planning Division with any questions regarding the following:
a. The permittee shall (at the permittee’s expense) maintain data regarding
monthly well monitoring and the total annual groundwater pumped. Such
data shall include water extraction volumes and static well levels of the
well. All monitoring shall commence within six months of the issuance of
this Permit, or immediately upon commencement of the expansion
Conditions of Approval Page 11 of 15

Name of Project and Project Number
(DraftOtherProjectNonResidential/ResidentialStandardConditions6-21-16)



authorized by this Permit, whichever occurs first, and shall be submitted
not later than January 31st every calendar year thereafter and available
upon the County’s request at any other time.

Water usage shall be minimized by use of best available control
technology and best water management conservation practices.

b. No new on-site or off-site water sources (other than those evaluated or
approved as part of this Permit) proposed to be used for the
(Specify project), including but not limited to wells,
imported water, new or existing ponds/reservoir(s) or other surface water
impoundments, to serve the (Specify project), shall be
allowed without additional environmental review, if necessary, and may
be subject to a modification to this permit. A new Water Availability
Analysis shall be required prior to approval of any new water source(s) on
the property.

C. Permittee shall limit groundwater use for the (Specify
project) to acre-ft. per year. Any exceedance of this amount in a
calendar year is a material breach of this permit.

d. If water use for the (Specify project) from the well
exceeds acre-ft. per year in a calendar year by 10% or more (a
significant exceedance), the permittee shall both immediately notify the
County and cease any activity causing the exceedance, shall begin daily
well monitoring, and shall promptly prepare a report to be submitted to the
PBES Director regarding the reasons for the significant exceedance and
the measures immediately taken and to be taken to bring the significant
exceedance into compliance with this condition.

The PBES Director may set this Permit for a revocation or modification
hearing before the Planning Commission within 60 calendar days of
discovery of the significant exceedance for possible modification,
revocation, or suspension.

e. If the water use from the well exceeds acre-ft. in a calendar
year by less than 10%, the permittee shall notify the County, and promptly
provide a report of the following:

1. water volume used;

2. the reason for exceedance;

3. the plan the project has for reducing water use so as not to
exceed the allocation the following year; and

4, other information that may be affecting water use.

If after two calendar years of reporting the monitoring shows that the
annual water allocation identified above continues to be exceeded by less
than 10%, the PBES Director shall schedule the Permit for review by this
Planning Commission and possible modification, revocation or
suspension.
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f. The permittee shall be required to include the well in the County’s
Groundwater Monitoring program upon the County’s request.

8.2 [Applicable to Non-Residential Projects Only] AMPLIFIED MUSIC
There shall be no amplified sound system or amplified music utilized outside of
approved, enclosed, buildings. Please contact Environmental Health with any
guestions.

8.3 [Applicable to Non-Residential Projects Only] TRAFFIC
To the maximum extent feasible, scheduling of reoccurring vehicle trips to and
from the site for employees and deliveries shall not occur during peak travel
times ( weekdays; Saturdays; and
Sundays). All road improvements on private property required per
Engineering Services shall be maintained in good working condition and in
accordance with the Napa County Roads and Streets Standards.

8.4 [Applicable to Non-Residential Projects Only] PARKING
The location of and visitor parking and truck loading zone areas shall be
identified along with proposed circulation and traffic control signage (if any).

Parking shall be limited to approved parking spaces only and shall not occur
along access or public roads or in other locations except during authorized
events. For authorized events, overflow parking may occur in the areas allowed
per COA No. 1.0 above. In no case shall parking impede emergency vehicle
access or public roads.

8.5 [Applicable to Non-Residential Projects Only] BUILDING DIVISION — USE
OR OCCUPANCY CHANGES
Please contact the Building Division with any questions regarding the following:

In accordance with the California Building Code, no change shall be made in the
use or occupancy of an existing building unless the building is made to comply
with requirements of the California Building Code as for a new building.

8.6 [Applicable to Non-Residential Projects Only] FIRE DEPARTMENT —
TEMPORARY STRUCTURES
Please contact the Fire Department with any questions regarding the following:

The permittee and/or designee shall obtain a tent permit from the Fire
Department for any temporary structures utilized for authorized events set forth in
COA 1.0 above.

8.7 (INSERT IF APPLICABLE) NAPA COUNTY MOSQUITO ABATEMENT
PROGRAM
The installation, operation and maintenance of the [Identify
applicable large water feature such as ponds, reservoirs, and fountains,
etc.] shall be in conformance with the Napa County Mosquito Abatement
District’s program for eliminating mosquito sources and managing mosquito-
breeding areas in order to reduce mosquitoes to a tolerable and healthful level.
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8.8

8.9

(INSERT IF APPLICABLE) OTHER CONDITIONS APPLICABLE TO THE
OPERATIONAL ASPECTS OF THE PROJECT

(INSERT IF APPLICABLE) MITIGATION MEASURES APPLICABLE TO THE
OPERATIONAL ASPECTS OF THE PROJECT

The permittee shall comply with all mitigation measures identified in the adopted
Initial Study/Mitigated Negative Declaration and Project Revision
Statement/Mitigation Monitoring and Reporting Program prepared for the project,
inclusive of the following:

a. [Insert measure]
Method of Monitoring:
Responsible Agency(ies):

b. [insert measure]
Method of Monitoring:
Responsible Agency(ies):

9.0 MISCELLANEOUS

9.1

9.2

9.3

STATUTORY AND CODE SECTION REFERENCES
All references to statutes and code sections shall refer to their successor as
those sections or statutes may be subsequently amended from time to time.

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 of approval 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 to the owner.
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 a $500 deposit for construction
compliance monitoring that shall be retained until issuance of a Final Certificate
of 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 Planning Commission at some time in the future, the Planning Commission
may institute the program at the permittee’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
County Code Section 18.124.120.

[OPTIONAL TO BE USED ONLY IF A MAJOR MODIFICATION] PREVIOUS
CONDITIONS
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The permittee shall comply with the following previous conditions of approval,
including revisions where so indicated, for the winery use. Original language to
remain is shown unchanged, original language to be removed is shown in
strikethrough, and proposed language is underlined:

a. [Carry over previous applicable non-construction and/or operational
conditions. Reference Use Permit and/or Modification number, as
well as, applicable condition number, and provide a brief
explanation of any proposed changes to the condition.]
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1.0

2.0

(SPECIFIC PLAN AREA - NON-WINERY APPLICATIONS)

PLANNING COMMISSION HEARING — (DATE)
CONDITIONS OF APPROVAL

(Project Name)
(Application Number(s) PXX-XXXX)
(Project Address)

(APN #XXX-XXX-XXX)

PROJECT SCOPE
The permit encompasses and shall be limited to: [If applicable, insert the following for

Modifications: This permit encompasses and replaces the terms of Use Permit (or Use
Permit Modification) and shall be limited to:]

1.1 (If applicable, insert Other Detailed Request Description - Tentative Parcel
Map)

1.2 (Insert Detailed Use Permit Request Description - Commercial, Warehouse,
Industrial)
a. Total size of building and description of area (X sf of office, X sf of

warehouse, X sf of industrial, X manufacturing, X sf of commercial)

b. X number of Parking Spaces
C. Landscape Improvements
d. Ground Mounted Signhage

The (PROJECT TYPE) 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 Valley Business Park Specific Plan and Napa
County Code (County Code). It is the responsibility of the permittee to communicate the
requirements of these conditions and mitigations (if any) to all designers, contractors,
employees, and the general public to ensure compliance is achieved. Any expansion or
changes in use shall be approved in accordance with County Code Section 18.124.130
Code and may be subject to the permit modification process.

The Final Parcel Map shall be in substantial compliance with the tentative parcel map
consisting of a subdivision on a acre parcel. (Add - held
in common ownership if applicable.)

Alternative locations for spoils are permitted, subject to review and approval by the
Director of Planning, Building, and Environmental Services (the PBES Director), when
such alternative locations do not change the overall concept, and do not conflict with any
environmental mitigation measures or conditions of approval.

COMPLIANCE WITH OTHER DEPARTMENTS AND AGENCIES

Project conditions of approval include all of the following County Divisions, Departments
and Agencies’ 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. Without limiting the
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3.0

4.0

force of those other requirements which may be applicable, the following are
incorporated by reference as enumerated herein:

2.1 Engineering Services Division as stated in their Memorandum dated

2.2 Environmental Health Division as stated in their Memorandum dated

2.3 Building Division as stated in their Memorandum dated

2.4 Department of Public Works as stated in their Memorandum dated

2.5 Fire Department as stated in their Inter-Office Memo dated

2.6 City of American Canyon as stated in their “will serve” letter dated

2.7 Napa Sanitation District as stated in their “will serve” letter dated

2.8 [NOTE OTHER AGENCY(IES)] as stated in their letter dated

PAYMENT OF FEES AS PREREQUISITE FOR ISSUANCE OF PERMITS
No building, grading or sewage disposal permits shall be issued or other permits
authorized until all accrued planning permit processing fees have been paid in full.

PRIOR TO ISSUANCE OF A GRADING PERMIT AND/OR BUILDING PERMIT
Permittee shall comply with the following with the submittal of a Grading and/or Building
Permit Application:

4.1  BUILDING DIVISION — GENERAL CONDITIONS
Please contact the Building Division with any questions regarding the following:

a. A building permit shall be obtained for all construction occurring on the
site not otherwise exempt by the California Building Code or any State or
local amendment adopted thereto, and all fees associated with plan
check and building inspections, and associated development impact fees
established by County Ordinance or Resolution shall be paid prior to
issuance of a building permit.
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If there are any existing structures and/or buildings on the property that
will need to be removed to accommodate construction activities, a
separate demolition permit shall be required from the Building Division
prior to removal. The permittee shall provide a “J” number from the Bay
Area Air Quality Management District (BAAQMD) at the time the
permittee applies for a demolition permit if applicable.

The site and associated buildings shall be accessible to persons with
disabilities. This shall include, but not limited be to, a van accessible
parking stall, accessible path of travel from the parking stall to all
buildings and areas on the site that are available to employees and the
public.

4.2 LIGHTING

a.

All exterior lighting, including landscape lighting, shall be shielded and
directed downward; located as low to the ground as possible; the
minimum necessary for security, safety, or operations; on timers; and
shall incorporate the use of motion detection sensors to the greatest
extent practical. All lighting shall be shielded or placed such that it does
not shine directly on any adjoining properties, impact aircraft overflight, or
impact vehicles on adjacent streets. 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.

Two (2) 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.

4.3 LANDSCAPING — PLAN SUBMITTAL

a.

Conditions of Approval

Two (2) copies of a detailed final landscaping and irrigation plan,
including parking details, shall be submitted with the building permit
application package for the Planning Division’s review and approval prior
to the issuance of any building permit associated with this Permit. The
plan shall be prepared pursuant to the Water Efficient Landscape
Ordinance (WELO) requirements in effect at the time of building permit
application submittal, as applicable, and shall indicate the names and
locations of all plant materials to be used along with their method of
maintenance.

Plant materials shall be purchased locally when practical, and, to the
greatest extent possible, the plant materials shall be the same native
plants found in Napa County. The Agricultural Commissioner’s office shall
be notified of all impending deliveries of live plants with points of origin
outside of Napa County.

No trees greater than 6” diameter at breast height shall be removed,
except for those identified on the submitted site plan. Trees to be
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retained shall be protected during construction by fencing securely
installed at the outer most dripline of the tree or trees. Such fencing shall
be maintained throughout the duration of the work undertaken in
connection with development/construction. In no case shall construction
material, debris or vehicles be stored in the fenced tree protection area.

e. All landscaped areas and sidewalks shall be separated from parking and
drive aisle areas by a minimum 6 inch raised concrete curb. The irrigation
system shall utilize reclaimed water. Two feet of required parking stall
depth may overhang into non-required landscape planters and sidewalks.
Standard sized parking stalls are required to have a minimum depth of 19
feet, and compact stalls may be 16 feet. A maximum of 35% of the
parking stalls may be compact.

f. The irrigation system shall utilize reclaimed water when it is made
available in the vicinity. Any undeveloped portion of the property shall be
hydro-seeded or an approved equivalent and permanently maintained.

44  COLORS
Exterior finishes and colors of the building, roof, parking lot and walkways shall
be subject to approval by the Planning Division in conjunction with building permit
review and/or prior to painting. Highly reflective surfaces are prohibited.

4.5 OUTDOOR STORAGE/SCREENING UTILITIES
Details of outdoor storage areas and structures shall be included on the building
and landscape plans. No outdoor storage is permitted as part of this action.
[Delete if outdoor storage is part of project scope, such as contractor
yards, material storage yards, etc.] Any proposal for outdoor storage and
proposed screening is subject to separate review and approval by the PBES
Department. New utility lines required for this project shall be placed
underground.

4.6 MECHANICAL EQUIPMENT

a. Roof mounted equipment shall be screened by a parapet wall of equal or
greater height than the highest piece of roof mounted equipment or vent.
Equipment may be screened by a separate roof screen that is
architecturally integrated with the building, if screening by a parapet wall
is not feasible or is architecturally undesirable. When separate roof
screens are used, roof equipment should be organized into major groups
screening a smaller number of units rather than multiple areas. The
PBES Director may approve exceptions for solar equipment. All
screening is subject to review and approval by the PBES Director. Any
skylights shall be subject to review and approval by the PBES Director
prior to the issuance of building permits.

b. The term "equipment" includes roof mounted equipment or vents,
electrical equipment, gas meter, communication antennas, irrigation
valves, storage tanks, or other mechanical equipment. The manner of
screening shall be as follows: Communications equipment, including
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microwave equipment, may remain unscreened if visually integrated with
the building design through color, location, and construction; all building
mounted equipment, including but not limited to louvers, pipes, overhead
doors or service doors, access ladders, downspouts, conduit, and
electrical/service boxes, shall be painted consistent with the color scheme
of the building.

C. Ground mounted equipment shall be screened by walls or landscaping to
the satisfaction of the PBES Director.

d. Exterior equipment shall be enclosed or muffled and maintained so as not
to create a noise disturbance in accordance with the County Code.

4.7 TRASH ENCLOSURES

a. The permittee shall provide one or more trash enclosures (decorative
masonry or equivalent), the design of which shall be compatible with the
architecture of the project. The enclosure shall be reasonably accessible
to employees. A minimum 8' x 10' thickened paving section shall be
provided in front of each enclosure. The PBES Director shall approve the
design and location of each enclosure. All trash bins shall be stored
within approved trash enclosures. The enclosure shall also include a
separate pedestrian walk-in access.

b. The permittee shall provide adequate, accessible, and convenient areas
for the collection and loading of recyclable materials generated by the
development. These areas shall be located adjacent to trash enclosures
when practical. All recyclable materials areas shall be accessible by
collection vehicles. The PBES Director shall approve the design and
location of each collection and loading area.

4.8 BICYCLE PARKING
Bicycle parking areas shall be provided at a ratio of one bicycle parking space for
every 25 employees, as applicable. At least one bicycle parking space shall be
provided.

4.9 MISCELLANEOUS
Any crane used in the construction of the phases shall be lighted and have flags for
improved visibility from aircraft; no crane shall exceed 80 feet in height without first
obtaining the FAA’s express approval.

4.10 AIRCRAFT OVERFLIGHT EASEMENT
Prior to issuance of building permits, the permittee shall submit verification that
an aircraft overflight easement has been recorded on the property that provides
for the right of aircraft operation, overflight and related noises, and for the
regulation of light emissions, electrical emissions, or the release of substances
such as steam or smoke which could interfere with aircraft operations.
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4.11 ADDRESSING
All project site addresses shall be determined by the PBES Director, and be
reviewed and approved by the United States Post Office. The PBES 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.

4.12 AFFORDABLE HOUSING FEE
The permittee shall pay the Napa County Affordable Housing Mitigation Fee in
accordance with the requirements of County Code Chapter 18.107.

4.13 (INSERT IF APPLICABLE) MITIGATION MEASURES
The permittee shall comply with all mitigation measures identified in the adopted
Initial Study/Mitigated Negative Declaration and Project Revision
Statement/Mitigation Monitoring and Reporting Program prepared for the project,
inclusive of the following:

a. [Insert measure]
Method of Monitoring:
Responsible Agency(ies):

b. [insert measure]
Method of Monitoring:
Responsible Agency(ies):

4.14 (INSERT IF APPLICABLE) PARCEL CHANGE REQUIREMENTS

a. PARCEL MERGER
The parcels shall be combined prior to the issuance of building
permits.

b. LOT LINE ADJUSTMENTS
The lot line adjustment ( State Permit Number)
shall be recorded prior to the issuance of building permits.

C. EASEMENTS
Required easements shall be recorded prior to issuance of building
permits.

4.15 (INSERT IF APPLICABLE) FINAL MAPS
a. (Applicable to Tentative Parcel Maps) COUNTY SURVEYOR
The subdivider shall submit a Final Parcel Map to the Department of
Public Works for review and approval by the County Surveyor. The
subdivider shall pay the map checking fee as established by resolution of
the Napa County Board of Supervisors in effect at the time of submittal of
the Final Parcel Map.
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(Applicable to Tentative Parcel Maps) CONDITIONS, COVENANTS
AND RESTRICTIONS (CC&RS)

Prior to recording the Final Map, the subdivider shall submit the final
Conditions, Covenants and Restrictions (CC&Rs) to the PBES Director
and County Counsel for review and approval. The CC&Rs shall indicate
all improvements and features to be maintained by the owners
association, and the method of maintenance and financing of those
commonly owned site and building improvements and features.

4.16 (INSERT IF APPLICABLE) OTHER CONDITIONS APPLICABLE TO THE
PROJECT PROPOSAL

5.0 PROJECT CONSTRUCTION
Permittee shall comply with the following during project construction:

5.1 SITE IMPROVEMENT
Please contact Engineering Services with any questions regarding the following:

a.

Conditions of Approval

GRADING & SPOILS

All grading and spoils generated by construction of the project facilities
shall be managed per Engineering Services direction. All spoils piles
shall be removed prior to issuance of a Final Certificate of Occupancy.

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. Outdoor construction activities shall not
occur when average wind speeds exceed 20 mph.

AIR QUALITY

During all construction activities the permittee shall comply with the
BAAQMD Basic Construction Best Management Practices, as provided in
Table 8-1, May 2011 Updated CEQA Guidelines:

1. Post a publicly visible sign with the telephone number and person
to contact at the lead agency regarding dust complaints. The
BAAQMD'’s phone number shall also be visible.

2. All exposed surfaces (e.g., parking areas, staging areas, soil piles,
grading areas, and unpaved access roads) shall be watered two
times per day.

3. All haul trucks transporting soil, sand, or other loose material off-
site shall be covered.

4, All visible mud or dirt tracked out onto adjacent public roads shall

be removed using wet power vacuum street sweepers at least
once per day. The use of dry power sweeping is prohibited.
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5. All vehicle speeds on unpaved roads shall be limited to 15 mph.

6. All roadways, driveways, and sidewalks to be paved shall be
completed as soon as possible. Building pads shall be laid as
soon as possible after grading unless seeding or soil binders are
used.

7. Idling times shall be minimized either by shutting equipment off
when not in use or reducing the maximum idling time to five (5)
minutes (as required by the California airborne toxics control
measure Title 13, Section 2485 of California Code of Regulations).
Clear signage shall be provided for construction workers at all
access points.

8. All construction equipment shall be maintained and properly tuned
in accordance with manufacturer’s specifications. All equipment
shall be checked by a certified visible emissions evaluator. Any
portable engines greater than 50 horsepower or associated
equipment operated within the BAAQMD's jurisdiction needs
either a California Air Resources Board (ARB) registration
Portable Equipment Registration Program (PERP) or a BAAQMD
permit. For general information regarding the certified visible
emissions evaluator or the registration program, visit the ARB
FAQ http://www.arb.ca.gov/portable/perp/perpfaq 04-16-15.pdf or
the PERP website http://www.arb.ca.gov/portable/portable.htm.

d. STORM WATER CONTROL
The permittee shall comply with all construction and post-construction
storm water pollution prevention protocols as required by the County
Engineering Services Division, and the State Regional Water Quality
Control Board.

5.2 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 permittee shall contact the PBES Department for further
guidance, which will likely include the requirement for the permittee to hire a
gualified professional to analyze the artifacts encountered and to determine if
additional measures are required.

If human remains are encountered during project development, all work in the
vicinity must be, by law, halted, and the Napa County Coroner informed, so that
the Coroner 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 shall be contacted by the permittee 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.
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5.3 CONSTRUCTION NOISE
Construction noise shall be minimized to the greatest 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. If project terrain or
access road conditions require construction equipment to be staged, loaded, or
unloaded off the project site (such as on a neighboring road or at the base of a
hill), such activities shall only occur daily between the hours of 8:00 AM to 5:00
PM.

54 (INSERT IF APPLICABLE) CONSTRUCTION MITIGATION MEASURES
The permittee shall comply with all mitigation measures identified in the adopted
Initial Study/Mitigated Negative Declaration and Project Revision
Statement/Mitigation Monitoring and Reporting Program prepared for the project,
inclusive of the following:

a. [Insert measure]
Method of Monitoring:
Responsible Agency(ies):

b. [insert measure]
Method of Monitoring:
Responsible Agency(ies):

5.5 (INSERT IF APPLICABLE) OTHER CONSTRUCTION CONDITIONS
APPLICABLE TO THE PROJECT PROPOSAL

6.0 PRIOR TO AUTHORIZATION OF A TEMPORARY CERTIFICATE OF OCCUPANCY
Permittee shall comply with the following before a Temporary Certificate of Occupancy
(TCO) is granted:

6.1 TEMPORARY OCCUPANCY
A TCO may be granted pursuant to County Code Section 15.08.070(B) to allow
specific limited use of the project ( ) (Specify which
limited use of the project may be allowed) prior to completion of all project
improvements. All life and safety conditions shall be addressed prior to issuance
of a TCO by the County Building Official. TCOs shall not be used for general
public occupancy of buildings and shall not exceed the maximum time allowed by
the Napa County Code Section 15.08.070(B) which is 180 days. In special
circumstances, Departments and/or Agencies with jurisdiction over the project
are authorized as part of the TCO process to require a security deposit or other
financial instrument to guarantee completion of unfinished improvements.

7.0 PRIOR TO THE ISSUANCE OF A FINAL CERTIFICATE OF OCCUPANCY
Permittee shall comply with the following before a Final Certificate of Occupancy is
granted:
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7.1 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 issuance of a Final Certificate of Occupancy
by the County Building Official, which, upon granting, authorizes all use permit
activities to commence.

7.2 SIGNS
Prior to installation of any project identification or directional signs, detailed plans,
including elevations, materials, color, and lighting, shall be submitted to the
PBES Department for administrative review and approval. Administrative review
and approval is not required if the signage to be installed is consistent with
signage plans submitted, reviewed and approved as part of this Permit approval.
All signs shall meet the design standards as set forth in County Code Chapter
18.116. The only off-site signs allowed shall be in conformance with the County
Code Chapter 18.116. Temporary off-site sighage, such as “A-Frame” signs are
prohibited under County Code Section 18.116.065(E).

7.3 GATE/ENTRY STRUCTURES
Any gate installed at the project entrance shall be reviewed by the PBES
Department and the Napa County Fire Department to assure that it is designed
to allow large vehicles, such as motorhomes, to turn around if the gate is closed
without backing into the public roadway, and that fire suppression access is
available at all times. If the gate is part of an entry structure an additional permit
shall be required according to the County Code and in accordance with the Napa
County Roads and Street Standards. A separate entry structure permit is not
required if the entry structure is consistent with entry structure plans submitted,
reviewed, and approved as part of this Permit approval.

7.4 LANDSCAPING
Landscaping shall be completed prior to issuance of a Final Certificate of
Occupancy, and shall be permanently maintained in accordance with the
landscaping plan.

7.5 (INSERT IF APPLICABLE) ROAD OR TRAFFIC IMPROVEMENT
REQUIREMENTS
The permittee shall construct prior to the issuance of
a Final Certificate of Occupancy by the Building Division. The design of the
shall be submitted to the Public Works Department for
review and approval. The shall be designed in
substantial conformance with the submitted site plan, and other submittal
materials and shall comply with all requirements of the County Code and Napa
County Road and Street Standards.

7.6 (INSERT IF APPLICABLE) MITIGATION MEASURES APPLICABLE PRIOR TO
ISSUANCE OF A FINAL CERTIFICATE OF OCCUPANCY
The permittee shall comply with all mitigation measures identified in the adopted
Initial Study/Mitigated Negative Declaration and Project Revision
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Statement/Mitigation Monitoring and Reporting Program prepared for the project,
inclusive of the following:

a. [Insert measure]
Method of Monitoring:
Responsible Agency(ies):

b. [insert measure]
Method of Monitoring:
Responsible Agency(ies):

7.7 (INSERT IF APPLICABLE) OTHER CONDITIONS APPLICABLE PRIOR TO
ISSUANCE OF A FINAL CERTIFICATE OF OCCUPANCY

8.0 OPERATIONAL CHARACTERISTICS OF THE PROJECT
Permittee shall comply with the following during operation of the project:

8.1 TRAFFIC
To the maximum extent feasible, scheduling of reoccurring vehicle trips to and
from the site for employees and deliveries shall not occur during peak travel
times (4:00-6:00 PM). All road improvements on private property required per
Engineering Services shall be maintained in good working condition and in
accordance with the Napa County Roads and Streets Standards.

8.2 PARKING
All parking, driveways, and internal roadways shall comply with the Napa County
Road and Street Standards. Parking shall be limited to approve parking spaces
only and shall not occur along access or public roads or in other locations. In no
case shall parking impede emergency vehicle access or public roads.

8.3  AMPLIFIED MUSIC
There shall be no amplified sound system or amplified music utilized outside of
approved, enclosed, buildings. Please contact Environmental Health with any
guestions.

8.4  TENANCY CHANGE
a. Any future change of tenancy within the structure shall require

administrative review and approval by the PBES Department prior to
occupancy. The permittee shall provide the PBES Department with a
written profile of the proposed tenant, including name, present address,
phone number, description of proposed use, employees, a list of any
hazardous materials, and any other information deemed necessary by the
PBES Department. The permittee shall also provide a detailed floor plan
of the entire structure identifying the location and square footage of all
uses within the structure prior to any new tenancy.

b. Parking based on the use of the tenant/building shall be provided in
compliance with the Napa Valley Business Park (NVBP) prior to issuance
of a Final Certificate of Occupancy. Parking shall be provided in
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8.5

8.6

8.7

8.8

8.9

accordance with the NVBP upon any change of use and/or tenancy,
subject to review and approval by the PBES Director. The installation of
parking may be deferred until such time as building tenancy requires,
subject to review and approval by the PBES Director. Additional
landscaping shall be provided in place of any deferred parking spaces.

BUILDING DIVISION — USE OR OCCUPANCY CHANGES
Please contact the Building Division with any questions regarding the following:

In accordance with the California Building Code, no change shall be made in the
use or occupancy of an existing building unless the building is made to comply
with requirements of the California Building Code as for a new building.

FIRE DEPARTMENT — TEMPORARY STRUCTURES
Please contact the Fire Department with any questions regarding the following:

The permittee and/or designee shall obtain a tent permit from the Fire
Department for any temporary structures utilized for authorized events set forth in
COA 1.0 above.

(INSERT IF APPLICABLE) NAPA COUNTY MOSQUITO ABATEMENT
PROGRAM

The installation, operation and maintenance of the [ldentify
applicable large water feature such as ponds, reservoirs, and fountains,
etc.] shall be in conformance with the Napa County Mosquito Abatement
District’s program for eliminating mosquito sources and managing mosquito-
breeding areas in order to reduce mosquitoes to a tolerable and healthful level.

(INSERT IF APPLICABLE) OTHER CONDITIONS APPLICABLE TO THE
OPERATIONAL ASPECTS OF THE PROJECT

(INSERT IF APPLICABLE) MITIGATION MEASURES APPLICABLE TO THE
OPERATIONAL ASPECTS OF THE PROJECT

The permittee shall comply with all mitigation measures identified in the adopted
Initial Study/Mitigated Negative Declaration and Project Revision
Statement/Mitigation Monitoring and Reporting Program prepared for the project,
inclusive of the following:

a. [Insert measure]
Method of Monitoring:
Responsible Agency(ies):

b. [insert measure]
Method of Monitoring:
Responsible Agency(ies):
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9.0

MISCELLANEOUS

9.1

9.2

9.3

STATUTORY AND CODE SECTION REFERENCES
All references to statutes and code sections shall refer to their successor as
those sections or statutes may be subsequently amended from time to time.

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 of approval 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 to the owner.
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 a $500 deposit for construction
compliance monitoring that shall be retained until issuance of a Final Certificate
of 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 Planning Commission at some time in the future, the Planning Commission
may institute the program at the permittee’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
County Code Section 18.124.120.

[OPTIONAL TO BE USED ONLY IF A MAJOR MODIFICATION] PREVIOUS
CONDITIONS

The permittee shall comply with the following previous conditions of approval,
including revisions where so indicated, for the winery use. Original language to
remain is shown unchanged, original language to be removed is shown in
strikethrough, and proposed language is underlined:

a. [Carry over previous applicable non-construction and/or operational
conditions. Reference Use Permit and/or Modification number, as
well as, applicable condition number, and provide a brief
explanation of any proposed changes to the condition.]
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