ATTACHMENT 2


EXHIBIT B - CONDITIONS OF APPROVAL



Approved Development
1. This approval authorizes the:
a. Phased construction of a winery facility with a public tasting room. At build-out the winery facility would total 3,600 square feet (sf).
Phase I 
· The construction of a 1,600 sf winery and tasting room to include the following:
· 800 sf fermentation / processing area;
· 400 sf barrel/case good storage area;
· 400 sf tasting room;
· 1,000 sf outside crush pad area;
Phase II 
· The construction of a 2,000 sf building to include the following;
· 2,000 sf processing area'
b. Annual wine production is estimated at 5,000 cases;
c. Industry Wide events are allowed per ordinance;
d. Adjustment to the minimum 200 foot setback to the property line, to allow the tasting room to be located 143 feet (west front property line), to allow 179 feet (south side property line);
e. Adjustment to the minimum 100 foot setback to the property line, to allow the Phase II-processing facility to be located 69 feet west front property lines.

2. This Minor Use Permit does not authorize any special events. 


Conditions to be completed at the time of application for construction permits or prior to issuance of construction permits

Development
3. All development shall be consistent with the approved site plan, elevations, and floor plans. 

4. (AG-1) At the time of application for construction permits, the applicant shall submit a final landscape plan prepared by a qualified individual (e.g., arborist, landscape architect/ contractor, nurseryman), incorporating the use of drought-tolerant, low-water use species consistent with the surrounding natural vegetation that will use of drip irrigation or better water saving techniques. The Landscape plan shall preclude lawn/turf areas associated with the winery. 

Water
5. (W-1) At the time of application for construction permits, the applicant shall show on the construction permits, project designs that will promote groundwater recharge (Section 22.52.140) by application of Low Impact Development (LID) design techniques. For example roof runoff should be directed to drainage swales and not to impervious surfaces, rain barrels, stormwater ponds, bio-retention systems, or other methods as approved by Public Works.  At least two designer selected LID measures shall be applied to the project.  

Exterior Lighting
6. At the time of application for construction permits, the applicant shall provide details on any proposed exterior lighting, if applicable.  The details shall include the height, location, and intensity of all exterior lighting.  All lighting fixtures shall be shielded so that neither the lamp nor the related reflector interior surface is visible from adjacent properties.  Light hoods shall be dark colored.

Fire Safety
7. At the time of application for construction permits, all plans submitted to the Department of Planning and Building shall meet the fire and life safety requirements of the California Fire Code.  

Oak Trees
8. (BR-1) Prior to issuance of construction and/or grading permits, the applicant shall clearly show all oak trees within 50 feet of grading and /or construction activities on the grading and/or construction plans.  In addition to showing the limits of grading, the grading plans shall also designate which oak trees are to be removed and which oak trees will be impacted by grading activities occurring within the root zone (one and one half times the dripline).  Oak trees within 50 feet of grading activities, which are not designated for removal, shall be fenced and flagged for protection prior to permit issuance.  Fencing shall be clearly shown on the grading plans to be located at the root zone for trees not designated for removal.  For impacted trees, where grading activities will occur within the root zone, fencing may be placed at the limits of grading activities. Any tree removal associated with CAL FIRE/County Fire vegetative clearance/modification requirements shall also be considered on the plans.  
Fees
9. Prior to issuance of a construction permit, the applicant shall pay all applicable school and public facilities and road fees.

Conditions to be completed prior to occupancy or final building inspection /establishment of the use


Oak Trees
10. BR-1 Prior to occupancy or final inspection, whichever occurs first, the applicant shall plant at a 2:1 ratio for each oak tree impacted but not removed. Replanting shall be completed as soon as it is feasible (e.g. irrigation water is available, grading done in replant area).  Replant areas shall be either in native topsoil or areas where native topsoil has been reapplied.  If the latter, top soil shall be carefully removed and stockpiled for spreading over graded areas to be replanted (set aside enough for 6-12" layer). 

Wastewater
11. Liquid waste generated by the winery operations must be discharged to a waste water system designed by a civil engineer with expertise in the design of winery wastewater systems and approved by the County Building Official or Regional Water Quality Control Board. Such system shall not create offensive odors or materially impair the quality of groundwater for domestic or agricultural use.  Prior to discharge of winery wastewater, the applicant shall obtain approval/permits from the Regional Water Quality Control Board. In no case shall winery wastewater be discharged into a stream or other surface water.


Fire Safety
12. Prior to occupancy or final inspection, which ever occurs first, the applicant shall obtain final inspection and approval from CAL FIRE of all required fire/life safety measures.
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Exterior Lighting
13. Prior to occupancy or final inspection, any lighting located or installed on the outside of the winery building shall be shielded so that neither the lamp nor the related reflector interior surface is visible from adjacent properties. Light hoods shall be dark colored.

Planning and Building Inspection
14. Prior to occupancy of any structure, the applicant shall contact the Department of Planning and Building to have the site inspected for compliance with the conditions of this approval.


On-going conditions of approval (valid for the life of the project) 

Time Limits
15. This land use permit is valid for a period of 24 months from its effective date unless time extensions are granted pursuant to Land Use Ordinance Section 22.64.070 or the land use permit is considered vested.  This land use permit is considered to be vested once a construction permit has been issued on Phase I or Phase II and substantial site work has been completed.  Substantial site work is defined by Land Use Ordinance Section 22.64.080 as site work progressed beyond grading and completion of structural foundations; and construction is occurring above grade.

16. All conditions of this approval shall be strictly adhered to, within the time frames specified, and in an on-going manner for the life of the project.  Failure to comply with these conditions of approval may result in an immediate enforcement action by the Department of Planning and Building.  If it is determined that violation(s) of these conditions of approval have occurred, or are occurring, this approval may be revoked pursuant to Section 22.74.160 of the Land Use Ordinance.

Transportation
17. (TR-1) Any gate constructed on a driveway taking access to a County maintained road where off-site grapes are delivered and/or product is exported from the site shall be a setback minimum of 75 feet from the traveled way of any road open to public traffic.

Outdoor Storage
18. Long term outdoor winery storage areas shall be screened by solid fencing or landscaping and shall not be higher than the associated solid fence screening or landscaping, unless the storage area is not visible from any public road or adjacent properties.

19. Any water tanks associated with the project shall be a neutral, non-contrasting color, and landscape screening shall be provided so that the water tanks are not visible from any public road. 

Pomace
20. Solid vegetable waste from the winery (pomace) shall be removed from the site to an approved composting/green waste facility or composted on the site and used as a soil amendment. In no case shall pomace be treated, stored, or disposed of in a manner that could result in runoff into any surface stream.
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