	VII. Hazards and Hazardous Materials – Would the Project:
	Potentially Significant Impact
	Potentially Significant  Impact Unless Mitigation Incorporated
	Less than Significant Impact
	No Impact

	a) Create a significant hazard to the public or the environment through the routine transport, use or disposal of hazardous materials?
	
	X
	
	

	b) Create a significant hazard to the public or the environment through reasonable foreseeable upset and accident conditions involving the release of hazardous materials into the environment?
	
	X
	
	

	c) Emit hazardous emissions or acutely hazardous materials, substances, or waste within one-quarter mile of an existing or proposed school?
	
	X
	
	

	d) Be located on a site which is on a list of hazardous materials sites compiled pursuant to Government Code Section 65962.5 and, as a result, would create a significant hazard to the public or the environment?
	
	
	X
	

	e) For a project located within an airport land use plan or, where such a plan has not been adopted, within two miles of a public airport or public use airport, would the project result in a safety hazard for people residing or working in the project area?
	
	X
	
	

	f) Impair implementation of or physically interfere with an adopted emergency evacuation plan?
	
	
	
	X


a, b, c) The property lies within a quarter mile of the Napa Junction school, and any transport of hazardous substances from or to this site would travel down Napa Junction Road and Hess Road, adjacent to and surrounding the school. The project proposes nine individual winery condominiums contained within one large concrete tilt-up building which are not expected to store, use, or transport hazardous substances in large quantities. Each individual winery will need to be permitted and bonded through the Alcohol Tobacco and Trace Bureau (TTB), which imposes specific conditions on wineries based on the equipment and cleaning agents they use. Strict guidelines on handling of hazardous substances are required.

There is a possibility that hazardous substances incidental to winemaking could be used onsite. Sulfur dioxide (SO2), a pesticide, is sometimes used to sanitize the inside of wine barrels. Other potentially hazardous materials that could potentially be used include propane, carbon dioxide, liquid nitrogen, potassium metabisulfite and diammonia phosphate. Storage and use of these materials require licensing, and strict handling. Due to the potential use of these substances, a mitigation measure is included to ensure that potential impacts would remain less than significant.

Hazardous materials are regulated by Federal and State Environmental Protection Agencies, California Department of Toxic Substances Control (DTSC)) and locally by the Napa County Department of Environmental Management, which is the Certified Unified Program Agency (CUPA) for Napa County. All businesses that use, store, transport, and/or dispose of hazardous materials must register with both the local CUPA and the state, and comply with all applicable requirements and regulations. State law and standard conditions of approval require compliance with these regulations as well as local fire requirements, and in addition to the mitigation measure, would reduce any potential impacts to less than significant.
d) A Phase 1 Environmental Site Assessment was performed on the proposed project site, published on April 6, 2009 (Appendix D). The records review portion of the assessment revealed no evidence that the proposed project site was used to produce, treat, store, transport, or dispose of (formally or informally) hazardous materials at any time in the past. According to the Phase 1 Report, there is no evidence of any recognized environmental conditions associated with the subject property. The report did, however, identify construction debris (including concrete materials, piping, asphalt grindings and other debris) scattered throughout the subject property and the property to the south. The report suggests said debris be removed prior to construction. 

e) The Napa County Airport (a County-owned airport) lies about 1.7 miles to the northwest of the project site. The site is within the County’s airport land use plan and is within “Compatibility Zone D”, which permits industrial uses, limiting numbers of people to 100 in buildings, or 150 in and out of structures. The Applicant has applied for a “consistency determination” from the Airport Land Use Commission (ALUC) that will be moving to the commission in late May. The City’s standard mitigation measure is expected to reduce impacts to less than significant.  
f) The City of American Canyon currently follows Napa County’s emergency operations plan. The City has prepared a Draft City of American Canyon Emergency Operations Plan. The proposed project would not adversely affect emergency plans.
Mitigation Measures:
Mitigation Measure Haz-1: Each individual winery shall prepare and implement a Hazardous Materials Management Plan (HMMP) that shall also include a material handling pollution prevention program. The HMMP shall include:

· A business owner form and business activities form,

· An inventory of all types and quantities of hazardous materials stored onsite,

· A site map showing all storage locations and exit doors,

· Risks of using the hazardous materials,

· Spill prevention methods,

· Emergency Response plan,

· Disposal methods and requirements,

· Employee training, and

· Emergency contacts

The plan shall be submitted to the Napa County Department of Environmental Management, and the project site’s Owners Association. If there is any change in storage of a hazardous material or 100% increase in quantity of a hazardous material, the Department and Owners Association shall be notified within 30 days. An employee training record must be filed onsite and available for inspection.

Mitigation Measure Haz-2:  An avigation easement shall be recorded over the property prior to building permit issuance. All requirements of the Napa County Airport Land Use Commission shall be implemented, and the operations of the site and individual wineries shall conform to the requirements of the zone. All exterior lighting shall be downcast and the minimum necessary to light exterior use areas. If skylights are installed, they shall not emit light skyward at night. All materials (especially solar panels and windows) shall be non-glare/non-reflective (except that roofs may be heat reflective). 

