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Planning Commission Agenda September 7, 2022

HOW TO WATCH OR LISTEN TO THE NAPA COUNTY PLANNING COMMISSION MEETING:

The Napa County Planning Commission will continue to meet pursuant to the adopted calendar located at the 
following link: 
https://www.countyofnapa.org/DocumentCenter/View/23929/View-the-meeting-schedule-for-2022-Planning-Co
mmission?bidId=

PLEASE SEE INSTRUCTIONS BELOW FOR VIRTUAL/TELEPHONIC ATTENDANCE.

1. Watch on your TV - Napa Valley TV Channel 28.

2. Listen on your cell phone - via Zoom at 1-669-900-6833 Enter Meeting ID 991-4190-6645 once you 
have joined the meeting.

3. Watch via the Internet - view the Live Stream via Zoom by https://www.zoom.us/join, then enter 
Meeting ID 991-4190-6645.

4. Via Granicus by http://napa.granicus.com/ViewPublisher.php?view_id=21

You may submit public comment on any item that appears on the agenda, or general public comment for any 
item or issue that does not appear on the agenda, as follows:

Via Email

Send your comment to the following email address:  Planningcommissionclerk@countyofnapa.org.  Please 
provide your name and indicate the agenda item upon which you are commenting.  Emails received will not be 
read aloud but will still become part of the public record.

Online

1. Use the Zoom attendee link:  https://countyofnapa.zoom.us/j/99141906645.  Make sure the browser is 
up-to-date.

2. Enter an email address and following naming convention:
Item #, First Name Last Name

3. When the Chair calls for the item on which you wish to speak, click “raise hand.”  Mute all other audio 
before speaking to avoid feedback.

4. When called, please limit your remarks to three minutes.  After the comment, your microphone will be 
muted.

By Phone

1. Call the Zoom phone number and enter the webinar ID: 1-669-900-6833 Enter Meeting ID 991 4190 
6645

2. When the Chair calls for the item on which you wish to speak, press *9 to raise a hand.  **Please note 
that phone numbers in their entirety will be visible online while speakers are speaking.**

3. Please provide your name and the agenda item on which you are commenting. Calls will be heard in the 
order received.

4. Please limit your remarks to three minutes.  After the comment has been given, your phone will be 
muted.
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The above-identified measures exceed all legal requirements for participation and public comment, including 
those imposed by the Ralph M. Brown Act and Executive Order AB361  If you have any questions, contact us 
via telephone at (707) 253-4417 or email - Planningcommissionclerk@countyofnapa.org.

APPEALS PROCEDURE

If you do not agree with the Commission's decision or the conditions that may have been imposed
by the Commission in approving an agenda item, you may appeal the Commission's action to the
Napa County Board of Supervisors.  Appeals may be limited to those issues raised at the public
hearing relating to the agenda item or to written correspondence delivered to the Planning Commission at or 
prior to the public hearing. For additional information concerning the County's Ordinance requirements for filing 
an appeal or to obtain the required forms to file an appeal, please stop at the front counter in the County 
Executive Office/Clerk of the Board, 1195 Third Street, Suite 310 in Napa.  If you have any questions 
concerning the appeals procedure, please call (707) 253-4580 and request assistance.

All materials relating to an agenda item for an open session of a regular meeting of the Planning Commission 
which are provided to a majority or all of the members of the Commission by Commissioners, staff or the public 
within 72 hours of but prior to the meeting will be available for public inspection, at the time of such 
distribution, in the office of the Clerk of the Planning Commission, 1195 Third Street, Suite 210, Napa, 
California 94559, Monday through Friday, between the hours of 8:00 a.m. and 5:00 p.m., except for County 
holidays.  Materials distributed to a majority or all of the members of the Commission at the meeting will be 
available for public inspection at the public meeting if prepared by the members of the Commission or County 
staff and after the public meeting if prepared by some other person.  Availability of materials related to agenda 
items for public inspection does not include materials which are exempt from public disclosure under 
Government Code sections 6253.5, 6254, 6254.3, 6254.7, 6254.15, 6254.16, or 6254.22.

1. CALL TO ORDER; ROLL CALL

2. PLEDGE OF ALLEGIANCE

3. CITIZEN COMMENTS AND RECOMMENDATIONS

4. APPROVAL OF MINUTES

The Clerk of the Commission request approval of Minutes for the meeting held on:
August 17, 2022 (All Commissioners present)

5. AGENDA REVIEW

6. DISCLOSURES

7. PUBLIC HEARING ITEMS
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A. LEE HUDSON / HUDSON VINEYARD WINERY / USE PERMIT MAJOR 

MODIFICATION NO. P21-00281-MOD

CEQA Status: Consideration and possible adoption of a Categorical 

Exemption Class 1. It has been determined that this type of project does 

not have a significant effect on the environment and is exempt from the 

California Environmental Quality Act (CEQA). See Section 15301 [Class 1 

Minor Alterations to Existing Facilities] which may be found in the 

guidelines for the implementation of the CEQA at 14 CCR §15301. The 

project site is not included on a list of hazardous materials sites compiled 

pursuant to Government Code Section 65962.5.

Request: Approval of a Use Permit Major Modification to an existing 

80,000 gallon per year winery to allow the following:

Changes to the marketing plan with no physical or additional operational 

changes proposed. The proposed changes to the approved marketing 

plan consists of a reorganization of the size and number of permitted 

marketing events while decreasing the overall number of permitted 

tours and tastings visitors; the proposed changes will result in six (6) 

fewer visitors per year, as compared to existing conditions. For both 

normal operations and marketing events, parking for all visitors will 

continue to be accommodated on-site through the use of paved parking 

lots and the unpaved vineyard avenues and farm access roads 

surrounding the winery facility.

The proposed project is located on 166.8 acres at 5398 

Carneros/Sonoma Highway (Highway 12/121). Assessor’s Parcel Number 

047-070-023-000.  Napa. 

Staff Recommendation:  Adopt the Categorical Exemption and approve 

the Use Permit Major Modification as conditioned.

Staff Contact: Dana Morrison, Planner III; phone number (707) 253-4437; 

email address: Dana.Morrison@countyofnapa.org

Applicant: Lee Hudson, phone number (707) 255-1455, email address 

Lee@HudsonRanch.com 

Representative: George H. Monteverdi, Monteverdi Consulting; phone 

number (707) 761-2516, email address 

George@MonteverdiConsulting.com

ITEM CONTINUED FROM THE REGULAR PLANNING COMMISSION 

MEETING OF AUGUST 3, 2022.

22-1626
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Attachment A - Findings
Attachment B - Recommended COAs
Attachment C - Previous COAs
Attachment D - CEQA Cat. Ex. Memo
Attachment E - Application Submittal Materials
Attachment F - Water Use Table and Water Availability Analysis 
(2015)
Attachment G - Graphics
Attachment H - Winery Comparison Tables
Item 7A - Public Comment.pdf
Item 7A - Hudson Winery MOD - Voluntary Water Reduction.pdf
Item 7A - Hudson Supplemental Memo.pdf

Attachments:

8. ADMINISTRATIVE ITEMS

A. Director of Planning, Building, and Environmental Services will provide 
an update and presentation on the process for a comprehensive update to 
the Napa County General Plan.

22-1676

9. DEPUTY DIRECTOR'S REPORT

- DISCUSSION OF ITEMS FOR THE SEPTEMBER 21, 2022 REGULAR MEETING

- BOARD OF SUPERVISORS ACTIONS

- OTHER DEPARTMENT ACTIVITIES

- CODE COMPLIANCE REPORT

- ZONING ADMINISTRATOR ACTIONS

- OTHER PENDING PROJECTS' STATUS

10. COMMISSIONER COMMENTS/COMMITTEE REPORTS

11. PROJECTS REQUIRING COMMISSION FOLLOW-UP REVIEW

Refer to "PBES Current Projects" Web Page https://www.countyofnapa.org/591/Current-Projects

12. ADJOURNMENT

I HEREBY CERTIFY THAT THE AGENDA FOR THE ABOVE STATED MEETING WAS POSTED AT A 
LOCATION FREELY ACCESSIBLE TO MEMBERS OF THE PUBLIC AT THE NAPA COUNTY 
ADMINISTRATIVE BUILDING, 1195 THIRD STREET, NAPA, CALIFORNIA ON 8/30/2022 BY 11:30 A.M. 
A HARDCOPY SIGNED VERSION OF THE CERTIFICATE IS ON FILE WITH THE CLERK OF THE 
COMMISSION AND AVAILABLE FOR PUBLIC INSPECTION.

ALEXANDRIA QUACKENBUSH (By e-signature)

Alexandria Quackenbush, Clerk of the Commission
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Napa County

Board Agenda Letter

Planning Commission Agenda Date: 9/7/2022 File ID #: 22-1626

TO: Napa County Planning Commission

FROM: Brian Bordona for David Morrison - Director Planning, Building and Environmental
Services

REPORT BY: Dana Morrison, Planner III (707) 253-4437

SUBJECT: Hudson Vineyard Winery Use Permit Major Modification P21-00281 - Item

Continued from 8.3.2022 Planning Commission Hearing

RECOMMENDATION

LEE HUDSON / HUDSON VINEYARD WINERY / USE PERMIT MAJOR MODIFICATION NO. P21-00281-MOD

CEQA Status: Consideration and possible adoption of a Categorical Exemption Class 1. It has been determined

that this type of project does not have a significant effect on the environment and is exempt from the

California Environmental Quality Act (CEQA). See Section 15301 [Class 1 Minor Alterations to Existing Facilities]

which may be found in the guidelines for the implementation of the CEQA at 14 CCR §15301. The project site

is not included on a list of hazardous materials sites compiled pursuant to Government Code Section 65962.5.

Request: Approval of a Use Permit Major Modification to an existing 80,000 gallon per year winery to allow

the following:

Changes to the marketing plan with no physical or additional operational changes proposed. The proposed

changes to the approved marketing plan consists of a reorganization of the size and number of permitted

marketing events while decreasing the overall number of permitted tours and tastings visitors; the proposed

changes will result in six (6) fewer visitors per year, as compared to existing conditions. For both normal

operations and marketing events, parking for all visitors will continue to be accommodated on-site through

the use of paved parking lots and the unpaved vineyard avenues and farm access roads surrounding the

winery facility.

The proposed project is located on 166.8 acres at 5398 Carneros/Sonoma Highway (Highway 12/121).

Assessor’s Parcel Number 047-070-023-000.  Napa.

Staff Recommendation:  Adopt the Categorical Exemption and approve the Use Permit Major Modification as

Napa County Printed on 8/30/2022Page 1 of 11
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conditioned.

Staff Contact: Dana Morrison, Planner III; phone number (707) 253-4437; email address:

Dana.Morrison@countyofnapa.org

Applicant: Lee Hudson, phone number (707) 255-1455, email address Lee@HudsonRanch.com

Representative: George H. Monteverdi, Monteverdi Consulting; phone number (707) 761-2516, email address

George@MonteverdiConsulting.com

ITEM CONTINUED FROM THE REGULAR PLANNING COMMISSION MEETING OF AUGUST 3, 2022.

EXECUTIVE SUMMARY

Proposed Actions:

That the Planning Commission:

• Adopt the Categorical Exemption for the project based on Findings 1-3 of Attachment  A; and,

• Approve a Major Modification to the Use Permit (#P21-00281), based on Findings 4-8 of Attachment A,

and subject to the Conditions of Approval listed in Attachment B.

The winery operator is requesting modifications to the existing entitlements to allow changes to the marketing

plan and daily visitation. There are no physical site changes requested or required with this Use Permit Major

Modification. Existing sanitary wastewater treatment infrastructure is adequate for treatment of sanitary

flows. Staff prepared a Categorical Exemption that evaluated the environmental impacts of the project and did

not identify any potentially significant effects. Proposed changes are to the marketing plan, balanced by a

reduction to the number of daily tour and tastings visitors. The proposed changes result in an overall decrease

of six (6) visitors to the site annually. With no significant environmental effects anticipated, and with the

project’s consistency with adopted County policy and regulations, staff believes that the necessary findings for

the project can be made and recommends approval of the Use Permit Major Modification request as proposed

and subject to the recommended conditions of approval.

ENVIRONMENTAL IMPACT

ENVIRONMENTAL DETERMINATION: Consideration and possible adoption of a Categorical Exemption

Class 1. It has been determined that this type of project does not have a significant effect on the environment

and is exempt from the California Environmental Quality Act (CEQA). See Section 15301 [Class 1 Minor

Alterations to Existing Facilities] which may be found in the guidelines for the implementation of the CEQA at

14 CCR §15301. The project site is not included on a list of hazardous materials sites compiled pursuant to

Government Code Section 65962.5.

Pursuant to Public Resources Code § 15125 the “baseline conditions” (or the environmental setting) that a
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project’s potential effects are compared against are the physical environmental conditions present when an

application is submitted and the environmental analysis is commenced.

According to the Categorical Exemption (Attachment D), the proposed project would have no potentially

significant environmental impacts and is Categorically Exempt per CEQA Guideline Section 15301 (Class 1,

Existing Facilities). This project site is not on any of the lists of hazardous waste enumerated under

Government Code Section 65962.5.

BACKGROUND AND DISCUSSION

Owner:  Lee Hudson, phone number (707) 255-1455, email address Lee@HudsonRanch.com

Applicant/Representative: George Monteverdi, Monteverdi Consulting; phone number (707) 761-2516, email

address George@MonteverdiConsulting.com

Parcel Size:  166.8 acres

Zoning: Agriculture Watershed (AW)

General Plan Designation: Agricultural Resource (AR) and Agriculture Watershed and Open Space (AWOS)

Application Filed:  October 18, 2021; Resubmittal (1): April 8, 2022; Resubmittal (2): July 5, 2022

Application Complete: July 18, 2022

Existing Development: To date, only Phase I of the winery development has been implemented. This consists

of 5,050 sf hospitality/administration building; 7,064 sf fermentation and crush pad area; 10,130 sf cave (Type

III); 480 sf of mechanical sheds; all paths and covered porches’ wastewater treatment facilities; and, driveway

improvements. Phase II (not yet implemented) would finalize the full build out of the originally approved

10,124 sf hospitality/administration building; 20,434 sf fermentation and crush pad area; 38,240 sf cave; and,

4,733 sf mechanical sheds. The parcel also contains approximately 100 acres of vineyards and an existing

residence, which are outside the scope of this request.

Winery Characteristics:

Winery Size (Approved): 42,283 sf (0.98 acres).

Winery Size (Existing): 22,724 sf (0.52 acres).

Winery Size (Proposed): no change, same as approved and/or existing.

Accessory to Production Ratio (approved): 9,238 sf (14%).
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Accessory to Production Ratio (proposed): no change, same as approved and/or existing.

Production Capacity (approved): 80,000 gpy.

Production capacity (existing): 35,000 gpy.

Production capacity (proposed): no change, same as approved and/or existing.

Winery Coverage (approved): 102,838 square feet (2.36 acres) = 1.42% (Maximum 25% allowed).

Winery coverage (proposed): no change, same as approved and/or existing.

Number of winery employees (approved): 16.

Number of winery employees (proposed): no change, same as approved.

Tours and Tastings Visitors (approved): 120 visitor per day (480 per week); 24,960 visitors annually.

Tour and Tastings Visitors (proposed): No change to daily and weekly visitor allowance, except that applicant

proposes to reduce Tour and Tastings visitor numbers on days which have events, as follows:

- 108 tour and tastings visitors on days with small events

- 84 tour and tastings visitors on days with medium events

- Zero (0) tour and tastings visitors on days with large events

- 21,840 tour and tastings visitors annually

o Total reduction of 3,120 tour and tasting visitors annually

Marketing Program (approved):

- Six (6) events per month with a maximum of 24 guests (1,728 small event guests annually)

- Seven (7) events per year with a maximum of 50 guests (350 medium event guests annually)

- Three (3) events per year with a maximum of 150 guests (450 large event guests annually)

- 2,528 event guests annually; 82 events total

Marketing Program (proposed):

- Six (6) events per month with a maximum of 36 guests (2,592 small event guests annually)

Napa County Printed on 8/30/2022Page 4 of 11
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- 30 events per year with a maximum of 60 guests (1,800 medium event guests annually)

- Two (2) events per year with a maximum of 250 guests and five (5) events per year with a maximum of

150 guests (1,250 large event guests annually)

- 5,642 event guests annually; 109 events total

o Total increase of 3,114 event guest annually

Overall Winery Guests (Tours and Tastings, and, Events): Project will result in total increase of 3,114 event

guests annually and a reduction of 3,120 tour and tastings guests, resulting in an overall decrease of six (6)

visitors to the winery per year.

Wine Production Day and Hours of Operation (approved, excluding harvest): Monday-Sunday 7 am - 4 pm.

Wine Production Day and Hours of Operation (proposed, excluding harvest): No change, same as approved.

Hospitality Days and Hours of Operation (approved): Monday-Sunday 10 am - 6:30 pm.

Hospitality Days and Hours of Operation (proposed): No change, same as approved.

Parking (approved): 29

Parking (proposed): No change, same as approved.

Setbacks:

Required Road setbacks: 600 feet from the centerline of State Highway 12/121

Required Property line setbacks: 20 feet side and rear yard setbacks (for structures)

Setbacks (existing): 3,665 feet from State Highway 12/121; 460 feet and 1,080 feet from the side property

lines, and 680 feet from the rear property line.

Setbacks (proposed): no change, same as approved.

Adjacent General Plan Designations, Zoning Districts and Land Uses:

The 166.8-acre property is currently developed with Phase I of the wine production facility, approximately 100

acres of vineyards and an existing residence. Like the subject site, surrounding properties are zoned

Agricultural Watershed (AW) and have a General Plan land use designation of Agricultural Resource and

Agriculture Watershed and Open Space. Land uses on surrounding properties are also primarily agricultural or

open space and include some single-family residential and winery developments, as described below:
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- North: the lands to the north of the subject parcel are open space, with no existing development.

- South: the land south of the parcel consists of additional winery and vineyard developments. State

Highway 12 parallels the southern property line, with the Domaine Carneros Winery and vineyard

development located across said Highway.

- East: a 163.5 acre parcel is located to the east of the subject property, this parcel contains a single

family residence and one accessory structure while the remainder of the parcel is open space. Beyond that

parcel are additional properties developed with vineyard.

- West: Mumm Winery borders the site to the west. This consists of multiple parcels developed with a

winery and vineyards. Lands further west consist of open space.

Wineries within 1 Mile of Project Site:

For a listing of all wineries located within 1 mile of the project site, refer to Attachment H (Winery Comparison

Analysis and Project Summary).

Property History:

On October 7, 2015, the Planning Commission adopted a Mitigated Negative Declaration (MND) and approved

a use permit request (P14-00202 - UP) for Hudson Vineyards Winery to operate a wine production facility with

visitation, marketing events, and Type III cave on a 166.8-acre property located at 5398 State Highway 12. That

approval allowed construction of a new winery hospitality building totaling 6,913 sf, with a commercial

kitchen, 3,215 sf winery office building with storage and laboratory space, 20,545 sf of fermentation space in

two (2) structures, and 4,550 sf of covered crush pad, 32,240 of caves (Type III). Winery operations were

limited to production of up to 80,000 gallons of wine per year, 16 employees, up to 120 tours and tastings

visitors per day by appointment (weekly maximum of 480), and a wine marketing program consisting of up to

16 events per year with a range of 24-150 guests.

A very minor modification (P16-00068), approved March 24, 2016, permitted the winery to be constructed in a

two phase development. Phase I consisted of the development of a 5,050 sf of hospitality/administration

building, a 7,064 sf fermentation and crush pad area, a 10,130 sf cave, a 480 sf of mechanical sheds, along

with all paths and covered porches, wastewater and driveway improvements. Phase II, not yet implemented,

would consist of a full build out of the originally approved 10,125 sf hospitality/administration building, 20,545

sf fermentation and crush pad area, 38,240 sf cave, and 4,733 sf of mechanical sheds. The very minor

modification did not result in changes to the production, hospitality, marketing, or number of employees.

Compliance History: There are no active code violations at this project site.

Discussion Points:
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Setting - The 166.8-acre parcel is located the north side of Sonoma Highway (Highway 12/121), approximately

0.8 miles west of its intersection with Duhig Road. The property has a steep northern slope with slopes

ranging from zero (0) to 30%. The parcel is developed with a residence, 100 acres of vineyard, farm operations

center, irrigation reservoir, two wells, greenhouse, and several agricultural workshops, storage, and

maintenance buildings. The property also currently includes livestock and orchard operations. The property

produces both olive oil and products prepared from fruit trees on site. The winery includes olive oil tastings

and sales. The surrounding land uses include vineyards, wineries (Artesa Winery, Domaine Carneros, Cuvaison

Carneros, Michael Mondavi Family Winery), and residential development on large parcels, the nearest of

which is approximately 2,700 feet southwest of the proposed winery. An unnamed blue line stream which

flows into Huichica Creek runs along the western property line. The project does not involve any site

development, as such, no construction activities are proposed near the creek.

Winery Proposal - The proposed project site is developed with Phase I of the approved Hudson Vineyards

Winery, the proposed project is seeking to change the existing approved Marketing Plan and visitation for the

winery. The proposed changes result in a reduction of six (6) visitors to the site per year. No construction

activities are proposed as part of this project.

Visiting/Marketing Program - To balance the proposed increase in Marketing visitors the applicant proposes to

decrease the number of tours and tastings visitors on days when marketing events occur. As such, the site

would reduce the number of tour and tastings visitors to 108 on day with small marketing events, to 84 on

days with medium marketing events, and to zero (0) on days with large events. This results in an overall

reduction of 3,120 tour and tastings guests, for a total of 21,840 annual tour and tastings guests. As proposed,

the marketing program would add to the existing marketing events and amend the maximum allowance for

event guests. The current approved Marketing Plan permits six (6) events per month with a maximum of 24

guests (1,728 small event guests annually), seven (7) events per year with a maximum of 50 guests (230

medium event guests annually), three (3) events per year with a maximum of 150 guests (450 large event

guest annually), total of 2,528 event guests annually. Proposed changes involve increasing the number of

guests permitted at small event guests to 36 (resulting in 2,592 small event guests annually), increasing

medium event frequency to 30 events per year and increase maximum guests to 60 guests (resulting in 1,800

medium event guests annually), and increasing large events to two (2) events per year with a maximum of 250

guests, and five (5) events per year with maximum 150 guests (resulting in 1,250 large event guest annually),

for a total of 5,642 marketing event guests annually. An increase of 3,114 event guests annually. With the

reduction of 3,120 tour and tasting visitors, the proposed project will result in an overall decrease of six (6)

visitors to the site annually (3,120-3,114).

As shown in Attachment H, the proposed daily, weekly and annual visitation to the winery is higher than the

average and median for by appointment listed wineries and lower for Pre-WDO listed wineries of comparable

production of 225,000 gallons of wine per year. The number of annual winery events and marketing event

guests is also above for all similarly sized wineries with entitled production in this range. However, as noted

earlier, with the reduced tours and tastings visitors the winery is decreasing the overall annual visitor total by

six (6).

Winery Building Addition - none proposed.

Groundwater Availability - Due to the project’s location on a hillside, a Tier 1 and Tier 2 Water Analysis Study
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was prepared by Ludhorff & Scalmanini Consulting Engineers as part of the original winery approval dated

March 19, 2015. The applicant has also provided Water Use Estimate Calculations for existing and proposed

permit conditions. The project is not expected to violate any water quality standards or waste discharge

requirements nor substantially deplete local groundwater supplies. The project site contains a Transient Non-

Community Water System, which will continue to serve the existing winery, vineyard and on-site residence.

The wells are 117 feet and 170 feet deep, and produce at 25 and 60 gpm. The projected water use for the

project is 11.09 AF/YR; which is a very minor increase as compared to existing conditions (11.00 AF/YR). The

slight increase is due the revised marketing plan which increases the number of medium and large events.

However, the proposed water use is well under the permitted water use for the site, which approved under

P14-00202 as 39.6 AF/YR for normal years and 27.72 AF/YR for dry years. The existing vineyards are currently

watered from the existing freshwater pond on site (State of California Water Resources Board Permit # 18829)

and will continue to be watered from that source; as such, the vineyards are not included in either the existing

or proposed water use.

The 2015 WAA concluded that based on an average rainfall on the parcel was 29.54 inches or 410.5 AF/YR.

This average rainfall was measured using precipitation data from 1998-2011, encompassing dry, normal, and

wet years. Based on the soils on site the groundwater recharge was estimated to be 39.6 AF/YR in normal

years and 27.72 AF/YR in dry years; this is also less than and consistent with new Countywide water use

criteria of 0.3 AF/ac/YR which would limit water use for the site to 50.04 AF/YR (166.8 acres X 0.3 AF/ac/YR).

The proposed water use of 11.09 AF/YR is well below the available groundwater of 39.6 AF/YR (and 27.72

AF/YR in dry years) available to the site, as such, no further analysis is needed. Additionally, there are no non-

project wells within 500 feet. Based on these calculations, the project would remain below the established

availability of groundwater use on the parcel, and the water system engineer’s report indicated there is

adequate water available to serve the project. Furthermore, the project will not interfere substantially with

groundwater recharge such that there would be a net deficit in aquifer volume or a lowering of the local

groundwater level. The project is only proposing a very minor increase in water use on the site (+0.09 AF/YR)

and, as such, no further review in regards to water is required.

Wastewater - The proposed project was reviewed by the Environmental Health Division, who did not raise

concerns regarding the projects ability to accommodate wastewater from the altered marketing plan,

provided the project implements the existing Conditions of Approval. According to the Wastewater Feasibility

Study prepared by Applied Civil Engineering, Inc., dated May 30, 2014, the winery facility is serviced by one

combined domestic and process waste septic system. The existing system is anticipated to have adequate

capacity for disposal of the domestic wastewater, with an existing capacity of 1,425 gallons per day (gpd).

Transportation and parking - The applicant submitted a Trip Generation form that was reviewed by the Public

Works Department. The form concluded, and Public Works concurred, that no Traffic Study was required for

the project as proposed. The proposed project results in an additional 28 trips per day on weekdays (25 on

weekends) which is below the 110 daily trip threshold; projects with under 110 daily trips are considered to

have less-than-significant transportation impact.

There are 29 parking spaces for the winery. The parcel has room for additional parking spaces available in the

vineyards along the side of the access road, for the overflow parking during the larger events. In addition, the

crush area is used for parking. Visitation is by appointment only and the parking demand can be controlled by
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the winery. Due to the large size of the property and existing paved areas near the winery, there is sufficient

space for parking of vehicles even for the proposed larger marketing events.

Greenhouse Gas (GHG) Emissions - The County requires project applicants to consider methods to reduce

Green House Gas (GHG) emissions consistent with Napa County General Plan Policy CON-65(e), which requires

GHG review of discretionary projects. The applicant has completed the Department’s Best Management

Practices Checklist for Development Projects, which is attached to this report as part of the application

materials. The existing winery already incorporates the following GHG reductions methods: generation of on-

site renewable energy, habitat restoration or new vegetation, local food production, and use of 70-80% cover

crop. In addition the following GHG reduction methods are already being done and plan to be continued: solar

hot water heating, energy conserving lighting, energy star roof/cool roof, water efficient fixtures, water

efficient landscape, recycle 75% of all waste, connection to recycled water, compost 75% of food and garden

material, planting of shade trees, and implement site design to optimize natural heating/cooling. Additionally,

the project is under the 110 daily trip threshold, after which projects are considered to have significant impact

to GHG emissions and require at 15% VMT reduction. However, the proposed project results in an additional

25-28 daily trips and is considered less-than-significant.

Grape Sourcing - The applicant has 100 acres of existing vineyards on site which yield approximately 35,000

gallons. Additionally, the owner operates other vineyards in the Valley and has access to all the necessary

grapes required to fulfill the 75% requirement.

Noise - There are no off-site residences located within 500’ of the existing winery, as such no noise study was

required as part of this Modification.

Consistency with Standards

Zoning - The project is consistent with the AW (Agricultural Watershed) zoning district regulations. A winery

(as defined in the Napa County Code Section 18.08.640) and uses in connection with a winery (refer to Napa

County Code Section 18.20.030) are permitted in the AW District with an approved use permit. The project, as

conditioned, complies with the Napa County Winery Definition Ordinance and all other requirements of the

Zoning Code as applicable.

Public Comments - As of the writing of this staff report, no public comments have been received.

Decision-Making Options:

As noted in the Executive Summary Section above, staff is recommending approval of the project with

conditions of approval as described in Option 1 below. Decision making options also include a no project

alternative and a continuance project alternative. A reduced visitation alternative is not included as the

proposed request would result in an overall reduction of visitors to the winery.

Upon consideration of additional public comment and close of the public hearing, the Commission may take
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one of the following actions:

Option 1: Approve Applicant’s Proposal

Disposition - This option would result in approval of the proposed modifications to the 80,000 gallon per year

winery. Staff recommends this option as the request is consistent with the Zoning Ordinance and applicable

General Plan policies. Potential environmental impacts were found to be less significant. Adequate water is

available to implement the project and the existing wastewater treatment system has adequate capacity.

Action Required - Follow the proposed action listed in the Executive Summary. If conditions of approval are to

be amended, specify conditions to be amended at time motion is made. This option was analyzed for its

environmental impacts and were found to be less than significant.

Option 2: Deny the Requested Use Permit

Discussion - As a result of this action, the winery would continue to operate under its currently permitted

allowances for wine production, tours and tastings, employment and winery size. No changes to existing

conditions on or off of the property would occur with this option; however, as described in further detail

above, significant impacts are not anticipated to occur from the Use Permit Major Modification as requested.

In the event the Commission determines that the project with conditions does not or cannot meet the

required findings for granting of a Use Permit Major Modification, the Commissioners should clearly articulate

what aspect or aspects of the project are in conflict with the required findings.  State law requires the

Commission to adopt findings, based on the General Plan and County Code, setting forth why the proposed

use permit exception is not being approved.

Action Required - Commission would adopt a tentative motion to deny the project and remand the matter to

staff for preparation of required findings to return to the Commission at a future hearing date.

Option 3: Continuance Option

The Commission may continue an item to a future hearing date, at its discretion.

Supporting Documents:

A. Recommended Finings

B. Recommended Conditions of Approval

C. Previous COAs

D. CEQA Memo of Categorical Exemption

E. Application Submittal Materials

F. Water Use Table and Water Availability Analysis (2015)
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G. Graphics

H. Winery Comparison Analysis and Project Summary
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PLANNING COMMISSION HEARING – SEPTEMBER 7, 2022 
RECOMMENDED FINDINGS 

 
Hudson Vineyard Winery Major Modification 

Major Modification of Existing Winery Use Permit 
Application Number P21-00281-UP 

5398 Carneros/Sonoma Highway, NAPA, California 
APN: 047-070-023-000 

 

ENVIRONMENTAL: 

The Planning Commission (Commission) has received and reviewed the proposed Categorical 

Exemption pursuant to the provisions of the California Environmental Quality Act (CEQA) and of 

Napa County’s Local Procedures for Implementing CEQA, and finds that:  

1. The project is Categorically Exempt from the California Environmental Quality Act 

(“CEQA”) pursuant to Section 15301, Class 1, which exempts alterations to existing 

facilities. 

 

2. The project site is not on any of the lists of hazardous waste sites enumerated under 

Government Code Section 65962.5 and is not within the boundaries of any airport land 

use plan. 

 

3. The Secretary of the Commission is the custodian of the records of the proceedings on 

which this decision is based. The records are located at the Napa County Planning, 

Building & Environmental Services Department, 1195 Third Street, Second Floor, Napa, 

California 

USE PERMIT: 

The Commission has reviewed the use permit request in accordance with the requirements of 

the Napa County Code §18.124.070 and makes the following findings: 

4. The Commission has the power to issue a Use Permit under the Zoning Regulations in 

effect as applied to property.  

Analysis:  The project is consistent with the AW (Agricultural Watershed) zoning district 

regulations. A winery (as defined in the Napa County Code Section 18.08.640) and uses 

in connection with a winery (refer to Napa County Code Section 18.16.030) are 

permitted in the AW District with an approved use permit. The project, as conditioned, 

complies with the Napa County Winery Definition Ordinance (WDO) and all other 

requirements of the Zoning Code as applicable. 

5. The procedural requirements for a Use Permit set forth in Chapter 18.124 of the NCC 

(zoning regulations) have been met.  

Analysis: The Use Permit Major Modification application has been appropriately filed and 

notice and public hearing requirements have been met. The hearing notice and intent to 

adopt a Categorical Exemption were posted and published in the Napa Valley Register 
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on July 22, 2022. Copies were forwarded to property owners within 1,000 feet of the 

subject parcel, as well as, other interested parties.  

6. The grant of the Use Permit, as conditioned, will not adversely affect the public health, 

safety or welfare of the County of Napa.   

Analysis:  Granting the Use Permit Major Modification for the project, as proposed and 

conditioned will not adversely affect the health, safety or welfare of the County. Various 

County divisions and departments have reviewed the project and commented regarding 

wastewater disposal, water demands, traffic impacts, site access, internal circulation and 

parking. Conditions are recommended, which will incorporate these comments into the 

project to ensure the protection of the public health, safety, and welfare. As conditioned, 

the divisions and the departments recommend approval. 

7. The proposed use complies with applicable provisions of the Napa County Code and is 

consistent with the policies and standards of the Napa County General Plan and any 

applicable specific plan.  

Analysis:   

Compliance with the Zoning Ordinance  

The project is consistent with the AW zoning district regulations. A winery (as defined in 

the Napa County Code Section 18.08.640) and uses in connection with a winery (refer to 

Napa County Code Section 18.16.030) are permitted in the AW District with an approved 

use permit. The proposed project includes a request for a change in the existing 

marketing plan, with no physical on-site or production related changes proposed, which 

will meet County standards and will comply with the development standards of the AW 

District. The project, as conditioned, complies with the Napa County Winery Definition 

Ordinance (WDO) and all other requirements of the Zoning Code as applicable. 

Consistency with the General Plan 

As proposed and as conditioned, the requested Use Permit is consistent with the overall 

goals and objectives of the General Plan (2008). The General Plan land use designation 

for the subject winery parcel and a portion of the vineyard, winery process wastewater & 

irrigation pond, solar PV system and access parcel is Agricultural Resource. The 

remaining portion of the vineyard parcel is Agricultural, Watershed and Open Space.  

General Plan Agricultural Preservation and Land Use Goal AG/LU-1 guides the County 

to “preserve existing agricultural land uses and plan for agriculture and related activities 

as the primary land uses in Napa County.” General Plan Goal AG/LU-3 states that the 

County should “support the economic viability of agriculture, including grape growing, 

winemaking, other types of agriculture, and supporting industries to ensure the 

preservation of agricultural lands.” Goal AG/LU-3 and Policy AG/LU-2 recognize wineries 

as agricultural uses.  

The continued use of the property for fermenting and processing of grape juice into wine 

supports the economic viability of agriculture within the County, consistent with Goal 

AG/LU-3 and Policy AG/LU-4 (“The County will reserve agricultural lands for agricultural 

use including land used for grazing and watershed/open space…”). By allowing the 
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continued agricultural use, the requested Use Permit Major Modification supports the 

economic viability of both the vineyard use on the property, consistent with Economic 

Development Goal E-1 and Policy E-1. 

The “Right to Farm” is recognized throughout the General Plan and is specifically called 

out in Policy AG/LU-15 and in the County Code. “Right to Farm” provisions ensure that 

agriculture remains the primary land use in Napa County and is not threatened by 

potentially competing uses or neighbor complaints. Napa County’s adopted General 

Plan reinforces the County’s long-standing commitment to agricultural preservation, 

urban centered growth, and resource conservation. 

Applicable Napa County General Plan Goals and Policies:  

Goal AG/LU-1: Preserve existing agricultural land uses and plan for agriculture and 

related activities as the primary land uses in Napa County.  

Goal AG/LU-3: Support the economic viability of agriculture, including grape growing, 

winemaking, other types of agriculture, and supporting industries to ensure the 

preservation of agricultural lands.  

Policy AG/LU-2: “Agriculture” is defined as the raising of crops, trees, and livestock; the 

production and processing of agricultural products; and related marketing, sales and 

other accessory uses. Agriculture also includes farm management businesses and farm 

worker housing. 

Policy AG/LU-4: The County will reserve agricultural lands for agricultural use including 

lands used for grazing and watershed/open space, except for those lands which are 

shown on the Land Use Map as planned for urban development. 

Policy AG/LU-8: The County’s minimum agricultural parcel sizes shall ensure that 

agricultural areas can be maintained as economic units.  

Policy AG/LU-15: The County affirms and shall protect the right of agricultural operators 

in designated agricultural areas to commence and continue their agricultural practices (a 

“right to farm”), even though established urban uses in the general area may foster 

complaints against those agricultural practices. The “right to farm” shall encompass the 

processing of agricultural products and other activities inherent in the definition of 

agriculture provided in Policy AG/LU-2.  

Goal CON-10: Conserve, enhance and manage water resources on a sustainable basis 

to attempt to ensure that sufficient amounts of water will be available for the uses 

allowed by this General Plan, for the natural environment, and for future generations.  

Goal CON-11: Prioritize the use of available groundwater for agricultural and rural 

residential uses rather than for urbanized areas and ensure that land use decisions 

recognize the long-term availability and value of water resources in Napa County.  

Policy CON-53: The County shall ensure that the intensity and timing of new 

development are consistent with the capacity of water supplies and protect groundwater 

and other water supplies by requiring all applicants for discretionary projects to 

demonstrate the availability of an adequate water supply prior to approval. Depending on 

the site location and the specific circumstances, adequate demonstration of availability 
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may include evidence or calculation of groundwater availability via an appropriate 

hydrogeologic analysis or may be satisfied by compliance with County Code “fair-share” 

provisions or applicable State law. In some areas, evidence may be provided through 

coordination with applicable municipalities and public and private water purveyors to 

verify water supply sufficiency.  

Policy CON-55: The County shall consider existing water uses during the review of new 

water uses associated with discretionary projects, and where hydrogeologic studies 

have shown that the new water uses will cause significant adverse well interference or 

substantial reductions in groundwater discharge to surface waters that would alter critical 

flows to sustain riparian habitat and fisheries or exacerbate conditions of overdraft, the 

County shall curtail those new or expanded water uses.  

Policy CON-77: All new discretionary projects shall be evaluated to determine potential 

significant project-specific air quality impacts and shall be required to incorporate 

appropriate design, construction, and operational features to reduce emissions of criteria 

pollutants regulated by the state and federal governments below the applicable 

significance standard(s) or implement alternate and equally effective mitigation 

strategies consistent with BAAQMD’s air quality improvement programs to reduce 

emissions. In addition to these policies, the County’s land use policies discourage 

scattered development which contributes to continued dependence on the private 

automobile as the only means of convenient transportation. The County’s land use 

policies also contribute to efforts to reduce air pollution.  

Goal E-1: Maintain and enhance the economic viability of agriculture.  

Policy E-1: The County’s economic development will focus on ensuring the continued 

viability of agriculture in Napa County.  

 
8. The proposed use would not require a new water system or improvement causing 

significant adverse effects, either individually or cumulatively, on an affected 

groundwater basin in Napa County, unless that use would satisfy any of the other criteria 

specified for approval or waiver of a groundwater permit under Sections 13.15.070 or 

13.15.080 of the NCC.  

 

Analysis: The project is consistent with General Plan Conservation Policies CON-53 

and CON-55, which require that applicants, who are seeking discretionary land use 

approvals, prove that adequate water supplies are available to serve the proposed use 

without causing significant negative impacts to shared groundwater resources. The 

project is categorized as being located within the Napa Hills, the findings of the WAA 

completed as part of the original use permit approval demonstrates that the project 

would not substantially deplete local groundwater supplies and would not have a 

significant impact on groundwater resources; proposed water use is 11.09 AF/YR which 

is a minor increase from the existing 11.00 AF/YR. Calculated water recharge for the site 

was 39.6 AF/YR during normal rainfall year and 27.72 for drought years. The proposed 

changes to the Marketing Plan do not result in an increase in annual overall visitors to 

the site; changes result in an overall reduction of six (6) visitors to the site per year. 

Furthermore, as shown by the Water Use Estimate Calculations the change in water use 
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between the proposed and existing conditions is very minor and well under the 39.6 

AF/YR normal conditions water recharge, as well as the water recharge of 27.72 AF/YR 

for drought years.  

 

The proposed project would result in a very minor increase demand of ground water 

supplies but based on the Allowable Water Allotment and drought years water recharge 

the project is not anticipated to interfere with groundwater recharge or lower the local 

groundwater level. Because the projected water demand for the project is below the 

estimated groundwater availability acre-feet per year for the parcel, the requested Use 

Permit is consistent with General Plan Goals CON-10 and CON-11, as well as, the 

policies mentioned above that support reservation and sustainable use of groundwater 

for agricultural and related purposes. The project will not require a new water system or 

other improvements and will not have a negative impact on local groundwater 
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PLANNING COMMISSION HEARING – SEPTEMBER 7, 2022 
CONDITIONS OF APPROVAL 

 

Hudson Winery 
Use Permit Major Modification  

Application Number P21-00281-MOD 
5398 Carneros/Sonoma Highway, Napa, California 

APN 047-070-023 
 
This Permit encompasses and shall be limited to the project commonly known as Hudson Winery 
Use Permit Major Modification No P21-00281 located at 5398 Carneros/Sonoma Highway, 
Napa. Part I encompasses the Project Scope and general conditions pertaining to statutory and 
local code references, project monitoring and the process for any future changes or activities.  
Part II encompasses the ongoing conditions relevant to the operation of the project.  Part III 
encompasses the conditions relevant to construction and the prerequisites for a Final Certificate 
of Occupancy.  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.  
 
Where conditions are not applicable or relevant to this project, they shall be noted as “Reserved” 
and, therefore, have been removed. 
 
When modifying a legally established entitlement related to this project, these conditions are not 
intended to be retroactive or to have any effect on existing vested rights except where specifically 
indicated. 
 
 

PART I 
 
1.0 PROJECT SCOPE 

This Permit encompasses and shall be limited to: 
 

1.1 Approval to modify an existing 80,000 gal/yr winery to allow the following: 
 
a. Revised visitation, tours and tastings, and marketing as set forth in 

Conditions of Approval (COAs) Nos. 4.2 and 4.3, below. 
 
b. No changes are proposed to the approved production, employees, hours 

of operation, infrastructure and parking. 

 
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 change in winery use or alternative locations for fire suppression or other 
types of water tanks shall be approved in accordance with the County Code and may be 
subject to the permit modification process. 

 
 

24



 
Recommended Conditions of Approval  Page 3 of 22 
Hudson Winery Use Permit Major Modification P21-00281-MOD 

2.0 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. 

 
3.0 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 property owner or permittee. 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 a compliance deficiency 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 
proceedings in accordance with the County Code. 
 

 
PART II 

 
4.0 OPERATIONAL CHARACTERISTICS OF THE PROJECT 
 

4.1  GENERAL PROVISIONS  
Consistent with the County Code, 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 (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.  
 
Retail sales of wine shall be permitted as set forth in the County Code. 

 
4.2 TOURS AND TASTINGS/VISITATION  

Tours and tastings shall be by appointment only and shall be limited to the 
following:  
 
a.  Frequency: Daily  
b.  Maximum number of persons per day: 120 per day 
c.  Maximum number of persons per week: 480 per week 
d.  Hours of visitation: 10:00 a.m. to 6:30 p.m.   
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e.  Reduced Tour and Tastings visitors on days which have marketing events, 
as follows: 

 108 tour and tastings visitors on days with small events 

 84 tour and tastings visitors on days with medium events 

 0 tour and tastings visitors on days with large events 
 
“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 identified as between 7:00 a.m. 
and 8:00 a.m.; 4:15 p.m. and 5:15 p.m. weekdays, and 3:15 p.m. and 4:15 p.m. on 
Saturdays. 
 
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 
dates of the visits. This record of visitors shall be made available to the Planning, 
Building and Environmental Services (PBES) Department upon request. 

 
4.3  MARKETING  

Marketing events are limited to the following:  
a. Type of Event: Small Marketing  

1. Frequency: 72 times per year  
2. Number of persons: 36 maximum  
3. Time of Day: 11:00 AM to 10:00 PM  

 
b. Type of Event: Medium Marketing  

1. Frequency: 30 times per year  
2. Number of persons: 60 maximum  
3. Time of Day: 11:00 AM to 10:00 PM  

 
c. Type of Event: Large Marketing A 

1. Frequency: Two (2) times per year  
2. Number of persons: 250 maximum  
3. Time of Day: 11:00 AM to 10:00 PM  

 
d. Type of Event: Large Marketing B 

1. Frequency: Five (5) times per year  
2. Number of persons: 150 maximum  
3. Time of Day: 11:00 AM to 10:00 PM  

 
e. Participation in Auction Napa Valley  

 
“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, 
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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). 
 
All marketing event activity, excluding quiet clean-up, shall cease by 10:00 pm. If 
any event is held which will exceed the available on-site parking, the permittee 
shall prepare an event-specific parking plan which may include, but not be limited 
to, valet service or off-site parking and shuttle service to the winery. 
 
Auction Napa Valley (ANV) events need not be included in a participating 
winery’s marketing plan because they are covered by ANV’s Category 5 
Temporary Permit. The winery may utilize any ANV event authorized in this 
permit for another charitable event of similar size. 

 
4.4  ON-PREMISES CONSUMPTION [RESERVED] 
 
4.5  RESIDENCE OR NON-WINERY STRUCTURES  

Unless specifically authorized by this permit or a previously approved permit, the 
existing single-family residence 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 for periods of 30 days or more, pursuant to the County Code. 

 
4.6 GRAPE SOURCE [RESERVED] 
 
4.7 COMPLIANCE REVIEW [RESERVED] 

 
4.8 RENTAL/LEASING [RESERVED] 

 
4.9 GROUND WATER MANAGEMENT – WELLS [RESERVED] 
 
4.10 AMPLIFIED MUSIC  
 There shall be no amplified sound system or amplified music utilized outside of 

approved, enclosed, winery buildings. 
 
4.11 TRAFFIC [RESERVED] 
  
4.12 PARKING [RESERVED]  
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4.13 GATES/ENTRY STRUCTURES [RESERVED]  
 

4.14 BUILDING DIVISION – USE OR OCCUPANCY CHANGES [RESERVED] 
 

4.15 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 
allowed per COA No. 4.3 above. 
 

4.16 NAPA COUNTY MOSQUITO ABATEMENT PROGRAM [RESERVED] 
 

4.17 GENERAL PROPERTY MAINTENANCE – LIGHTING, LANDSCAPING, 
PAINTING, OUTDOOR EQUIPMENT STORAGE, MECHANICAL EQUIPMENT, 
AND TRASH ENCLOSURE AREAS [RESERVED] 
 

4.18 NO TEMPORARY SIGNS  
 Temporary off-site signage, such as “A-Frame” signs, is prohibited. 
 
4.19 COMPLIANCE WITH OTHER DEPARTMENTS AND AGENCIES -

OPERATIONAL CONDITIONS [RESERVED] 
 
4.20 OPERATIONAL MITIGATION MEASURES [RESERVED] 
 
4.21 OTHER CONDITIONS APPLICABLE TO THE OPERATIONAL ASPECTS OF 

THE PROJECT [RESERVED] 
 
4.22 PREVIOUS CONDITIONS 
 The permittee shall comply with the following previous conditions of approval for 

the winery use as consolidated into the attached document as Exhibit A. To the 
extent there is a conflict between a previous condition of approval identified in the 
attached document and these conditions, the more stringent condition shall 
control. 

 
 

PART III 
 
5.0 PREREQUISITE FOR ISSUANCE OF PERMITS 

 
5.1 PAYMENT OF FEES 

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.  This includes all fees associated with plan check and building inspections, 
associated development impact fees established by County Ordinance or 
Resolution, and the Napa County Affordable Housing Mitigation Fee in 
accordance with County Code. 

 
6.0 GRADING/DEMOLITION/ENVIRONMENTAL/BUILDING PERMIT/OTHER PERMIT 

PREREQUISITES 
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Permittee shall comply with the following with the submittal of a grading, demolition 
environmental, building and/or other applicable permit applications: 
 
6.1 COMPLIANCE WITH OTHER DEPARTMENTS AND AGENCIES - PLAN 

REVIEW, CONSTRUCTION AND PREOCCUPANCY CONDITIONS 
[RESERVED] 

 
6.2 BUILDING DIVISION – GENERAL CONDITIONS [RESERVED]  

 
6.3 LIGHTING – PLAN SUBMITTAL [RESERVED] 

 
6.4 LANDSCAPING – PLAN SUBMITTAL  [RESERVED]  

 
6.5 COLORS [RESERVED] 

 
6.6 OUTDOOR STORAGE/SCREENING/UTILITIES [RESERVED] 

 
6.7 MECHANICAL EQUIPMENT [RESERVED] 

 
6.8 TRASH ENCLOSURES [RESERVED] 
 
6.9 ADDRESSING [RESERVED] 
 
6.10 HISTORIC RESOURCES [RESERVED] 
 
6.11 DEMOLITION ACTIVITIES [RESERVED] 

 
6.12 VIEWSHED – EXECUTION OF USE RESTRICTION [RESERVED] 

 
6.13 PERMIT PREREQUISITE MITIGATION MEASURES [RESERVED] 

 
6.14 PARCEL CHANGE REQUIREMENTS [RESERVED]  

 
6.15 FINAL MAPS [RESERVED] 
 
6.16 OTHER CONDITIONS APPLICABLE TO THE PROJECT PERMITTING 

PROCESS [RESERVED] 
7.0 PROJECT CONSTRUCTION 
 Permittee shall comply with the following during project construction: 
 

7.1 SITE IMPROVEMENT [RESERVED] 
 

7.2 ARCHEOLOGICAL FINDING [RESERVED] 
 
7.3 CONSTRUCTION NOISE [RESERVED] 
 
7.4 CONSTRUCTION MITIGATION MEASURES [RESERVED] 

 
7.5 (INSERT IF APPLICABLE) OTHER CONSTRUCTION CONDITIONS 

APPLICABLE TO THE PROJECT PROPOSAL [RESERVED] 
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8.0 TEMPORARY CERTIFICATE OF OCCUPANCY – PREREQUISITES [RESERVED] 
 

8.1 TEMPORARY OCCUPANCY [RESERVED] 
 
9.0 FINAL CERTIFICATE OF OCCUPANCY – PREREQUISITES [RESERVED] 

 
9.1 FINAL OCCUPANCY [RESERVED] 

 
9.2 SIGNS [RESERVED] 

 
 9.3 GATE/ENTRY STRUCTURES [RESERVED] 
 
 9.4 LANDSCAPING [RESERVED] 

 
9.5 ROAD OR TRAFFIC IMPROVEMENT REQUIREMENTS [RESERVED] 

 
9.6 DEMOLITION ACTIVITIES [RESERVED] 
 
9.7 GRADING SPOILS [RESERVED] 
 
9.8 MITIGATION MEASURES APPLICABLE PRIOR TO ISSUANCE OF A FINAL 

CERTIFICATE OF OCCUPANCY [RESERVED] 
 

9.9 OTHER CONDITIONS APPLICABLE PRIOR TO ISSUANCE OF A FINAL 
CERTIFICATE OF OCCUPANCY [RESERVED] 
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Exhibit A 
 

HUDSON VINEYARDS WINERY 
USE PERMIT MODIFICATION APPLICATION NUMBER P21-00281-MOD 

5398 CARNEROS/SONOMA HIGHWAY 
APN: 047-070-016 

 
PREVIOUS CONDITIONS 

 
4.21 The permittee shall comply with the following previous conditions of approval for the 

facility as consolidated in this document. To the extent there is a conflict between a 
previous condition of approval identified in this document and the Recommended 
Conditions of Approval, the more stringent shall control. (Text shown in italics have 
been added by staff). 

 
A. USE PERMIT NO. P14-00202  

 
COA No 1.0 SCOPE 

This permit shall be limited to: 
 

1.1 Production up to 80,000 gallons per year; 
1.2 Construction of approximately 38,240 square feet Type III 

cave; 
1.3 Tours and tastings by appointment only on a daily basis up 

to a maximum of 120 visitors per day and a weekly 
maximum of 480 visitors; 

1.4 Marketing events up to six per month with a maximum of 24 
guests; 

1.5 Marketing events up to seven per year with a maximum of 
50 guests; 

1.6 Marketing events up to three per year with a maximum of 
150 guests; 

1.7 A maximum of 16 employees; 
1.8 Construction of a new winery hospitality building totaling 

6,913 square feet, with a commercial kitchen, 3,215 square 
foot winery office building with storage and laboratory space, 
20,545 square feet of fermentation space in two structures, 
and 4,550 square feet of covered crush pad; 

1.9 Request for on premise consumption of wines produced on 
site within the hospitality building and outdoor areas as 
shown on the submitted plans consistent with Business and 
Professions Code §§23356, 23390, and 23396.5; 

1.10 Construction of a Transient Non-Community Water System 
(a water system to serve the winery, visitors, and 
employees); 

1.11 Construction of a wastewater treatment system; 
1.12 Construction of 29 parking spaces; 
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1.13 Construction of a twenty foot wide access driveway to the 
proposed winery buildings; and 

1.14 Landscaping improvements including a picnic area near the 
hospitality building. 
 

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 applicant to communicate the 
requirements of these conditions and mitigations (if any) to all designers, 
contractors, employees, and guests of the winery to ensure compliance is 
achieved. Any expansion or changes in use shall be approved in 
accordance with County Code Section 18.124.130 and may be subject to 
the Use Permit modification process. 
 
**Alternative locations for cave 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. 
Replaced by P21-00281-MOD Condition of Approval 1.0 

 
 

COA No. 2.1 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 hospitality building and 
outdoor patio as specified in the application. 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 Section 4.0 of the P21-000281-MOD Conditions of 
Approval. below.  

 
COA No. 2.2 The installation, operation and maintenance of freshwater pond 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.  

 
COA No. 2.3 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:  
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a. Prior to the issuance of a Certificate of Final Occupancy for any 
Winery component, the applicant/permittee shall submit a 
transportation demand program for review and approval by the 
Director of Planning, Building and Environmental Services. Upon 
approval of the transportation demand program, the applicant shall 
implement the following mitigation measures:  

1. Scheduling of employee work shifts to commence and 
conclude outside of peak periods between 7:00 a.m. and 8:00 
a.m.; 4:15 p.m. and 5:15 p.m. weekdays, and 3:15 p.m. and 
4:15 p.m. on Saturdays.  

2. Schedule marketing event set up, arrival and departure to 
occur outside of weekday and weekend peak traffic periods. 
Peak periods are between 7:00 a.m. and 8:00 a.m.; 4:15 p.m. 
and 5:15 p.m. weekdays, and 3:15 p.m. and 4:15 p.m. on 
Saturdays.  

 
COA No. 3.0  COMPLIANCE WITH OTHER DEPARTMENTS AND AGENCIES  

Project conditions of approval include all of the following County, 
Divisions, Departments and Agency(ies) 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:  

 

3.1 Engineering Services Division as stated in their 
Memorandum dated August 30, 2015. 

3.2 Environmental Health Division as stated in their 
Memorandum dated December 29, 2014. 

3.3 Building Division as stated in their Memorandum dated June 
20, 2014. 

3.4 Fire Department as stated in their Inter-Office Memo dated 
June 26, 2014. 

The determination as to whether or not the permittee has substantially 
complied with the requirements of other County Divisions, Departments 
and Agencies shall be determined by those Divisions, Departments or 
Agencies.  The inability to substantially comply with the requirements of 
other County Divisions, Departments and Agencies may result in the 
need to modify the approved use permit. 

 
COA No. 4.0 VISITATION  

Consistent with County Code Sections 18.16.030 and 18.20.030, 
marketing and tours and tastings 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.”  

 
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 
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available to the Department of Planning, Building and Environmental 
Services (PBES Department) upon request.  

 
TOURS AND TASTING  
Tours and tastings shall be limited to the following:  

a. Frequency: 7 days per week, Monday through Sunday (or 
otherwise specified)  

b. Maximum number of persons per day: 120  
c. Maximum number of persons per week: 480  
d. Hours of operation: 10:00 AM to 6:30 PM  

 
“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. 

 
Tours and tastings 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).  

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

 
MARKETING  
Marketing events are limited to the following:  

f. Type of Event: Marketing  
1. Frequency: 48 times per year  
2. Number of persons: 24 maximum  
3. Time of Day: 11:00 AM to 10:00 PM  

 
g. Type of Event: Marketing  

1. Frequency: Seven times per year  
2. Number of persons: 50 maximum  
3. Time of Day: 11:00 AM to 10:00 PM  

 
h. Type of Event: Marketing  

1. Frequency: Three times per year  
2. Number of persons: 150 maximum  
3. Time of Day: 11:00 AM to 10:00 PM  

 
i. Participation in Auction Napa Valley  

 
“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 
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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. Marketing plans in their totality must remain “clearly 
incidental, related and subordinate to the primary operation of the winery 
as a production facility” (County Code Sections 18.16.030(G)(5) and 
18.20.030(I)(5)). 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 recovery 
of variable costs, 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 10:00 PM. If any event is 
held which will exceed the available on-site parking, the applicant shall 
prepare an event-specific parking plan which may include, but not be 
limited to, valet service or off-site parking and shuttle service to the 
winery.  
Replaced by P21-00281-MOD Condition of Approval 4.1, 4.2 and 4.3 

 
 

COA No. 5.0 GRAPE SOURCE  
At least 75% of the grapes used to make the winery’s wine shall be grown 
within Napa County. 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 Department upon request, but shall be 
considered proprietary information and not available to the public.  

 
COA No. 6.0 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 
permit/license is revoked), permittee shall cease marketing events and 
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tours and tastings until such time as those ABC and/or TTB permits and 
licenses are re-established.  

 
Visitation log books, 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 or 
code enforcement process. The permittee (and their successors) shall be 
required to participate fully in the winery code compliance or enforcement 
process.  

 
COA No. 7.0 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 use permit or 
pursuant to the Temporary Events Ordinance (County Code Chapter 
5.36).  
 

 COA No. 8.0 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 signage to 
be installed is consistent with signage plans submitted, reviewed and 
approved as part of this use 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 in a manner to inform the public must legibly 
post the words “Tours and Tastings by Prior Appointment Only”.  

 
COA No. 9.0 LIGHTING  

All exterior lighting, including landscape lighting, shall be shielded and 
directed downward, shall be located as low to the ground as possible, 
shall be the minimum necessary for security, safety, or operations, shall 
be on timers, and shall incorporate the use of motion detection sensors to 
the greatest extent practical. No flood-lighting or sodium lighting of the 
building is permitted, including architectural highlighting and spotting. 
Low-level lighting shall be utilized in parking areas as opposed to 
elevated high-intensity light standards. Lighting utilized during harvest 
activities is not subject to this requirement.  

 
Prior to issuance of any building permit pursuant to this approval, two (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. 

 
COA No. 10.0  LANDSCAPING  

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 
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to the issuance of any building permit associated with this approval. The 
plan shall be prepared pursuant to the County’s Water Efficient 
Landscape Ordinance (WELO), (County Code Chapter 18.118), 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. 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 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.  

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

 
COA No. 11.0  OUTDOOR STORAGE/SCREENING/UTILITIES  

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 item in storage 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 in an equivalent manner be made virtually invisible 
from the subject roadway.  

 
COA No. 12.0  COLORS  

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

 
COA No. 13.0 SITE IMPROVEMENT CONDITIONS  

Please contact Engineering Services with any questions regarding the 
following:  

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

 
13.2  TRAFFIC  
Reoccurring and scheduled vehicle trips to and from the site for 
employees, deliveries, and visitors shall not occur during peak hours 
identified as between 7:00 a.m. and 8:00 a.m.; 4:15 p.m. and 5:15 p.m. 
weekdays, and 3:15 p.m. and 4:15 p.m. on Saturdays travel times to the 
maximum extent possible. 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.  

 
13.3  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.  

 
13.4  AIR QUALITY  
During all construction activities the permittee shall comply with the Bay 
Area Air Quality Management District Basic Construction Best 
Management Practices, as provided in Table 8-1, May 2011 Updated 
CEQA Guidelines:  

 
a. Post a publicly visible sign with the telephone number and person to 

contact at the lead agency regarding dust complaints. The Air 
District’s phone number shall also be visible.  

 
b. All exposed surfaces (e.g., parking areas, staging areas, soil piles, 

grading areas, and unpaved access roads) shall be watered two times 
per day.  

 
c. All haul trucks transporting soil, sand, or other loose material off-site 

shall be covered. 

 
d. 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.  

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

 
f. 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.  

 
g. 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, 
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Section 2485 of California Code of Regulations (CCR)). Clear signage 
shall be provided for construction workers at all access points.  

 
h. 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.  

 
13.5.  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 (SRWQCB).  

 
13.6  PARKING  
The location of employee 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.  

 
13.7 GATES/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 use permit approval. 

 
COA No. 14.0  ENVIRONMENTAL HEALTH-SPECIFIC CONDITIONS  

Please contact Environmental Health with any questions regarding the 
following:  

 
14.1  WELLS  
The permittee shall (at the permittee’s expense) provide well monitoring 
data monthly and the total annual groundwater pumped. Data requested 
shall include, but not necessarily be limited to, water extraction volumes 
and static well levels. Water usage shall be minimized by use of best 
available control technology and best water management conservation 
practices.  
 

a. No new on-site or off-site water sources, including but not limited 
to wells, imported water, new ponds/reservoir(s) or other surface 
water impoundments, or use of an existing pond shall be 
permitted without additional environmental review and may be 
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subject to a modification to this use permit. A new Water 
Availability Analysis shall be required prior to approval of any new 
water source(s) on the property.  
 

b. All monitoring shall commence within six months of the issuance 
of the use permit, or immediately upon commencement of the 
winery use, whichever occurs first and shall be submitted annually 
thereafter.  
 

c. The monitoring required by these conditions shall verify that the 
water use assumptions and the actual water use are consistent 
with the usage and assumptions analyzed in the Water Availability 
Analysis prepared by Ludhorff & Scalmanini Consulting Engineers 
dated March 19, 2015, (the “WAA”). If the actual water usage is 
greater than what was assumed in the WAA, the report shall 
analyze whether the increased water usage is likely to have 
potential impacts and whether it results in the annual water 
allocation of 39.6 af/yr in normal years and 27.72 af/yr in dry years 
(dry years are defined as 70% or less of normal rainfall) for the 
project being exceeded. If the annual water allocation is 
exceeded, the report shall recommend ways in which water usage 
can be reduced so as not to exceed the allocation the following 
year. All recommendations shall be immediately implemented to 
the satisfaction of the PBES Director.  

 
d. If after two years of reporting the monitoring shows that the annual 

water allocation identified above continues to be exceeded, this 
use permit shall be scheduled for review by the Planning 
Commission and possible modification, revocation or suspension. 

  
e. Groundwater pumping shall not exceed 39.6 af/yr in normal years 

and 27.72 af/yr in dry years.  
 

14.2  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 between the hours of 8 AM to 5 PM. Exterior winery 
equipment shall be enclosed or muffled and maintained so as not to 
create a noise disturbance in accordance with the County Code. There 
shall be no amplified sound system or amplified music utilized outside of 
approved, enclosed, winery buildings. 

 
COA No. 15.0  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 
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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 qualified professional to analyze the artifacts 
encountered and to determine if additional measures are required.  

 
If human remains are encountered during the 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.  

 
COA No. 16.0 ADDRESSING  

All project site addresses shall be determined by the PBES Director, and 
be reviewed and approved by the United States Post Office, prior to 
issuance of any building permit. 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.  

 
COA No. 17.0  INDEMNIFICATION  

If an indemnification agreement has not already been signed and 
submitted, one shall be signed and returned to the County within twenty 
(20) days of the granting of this approval using the PBES Department’s 
standard form.  

 
COA No. 18.0  AFFORDABLE HOUSING MITIGATION  

Prior to County issuance of a building permit, the applicant shall pay the 
Napa County Affordable Housing Mitigation Fee in accordance with the 
requirements of County Code Chapter 18.107.  

 
COA No. 19.0  MONITORING COSTS  

All staff costs associated with monitoring compliance with these 
conditions, previous permit conditions, and project revisions shall be 
borne by the permittee and/or property owner. Costs associated with 
conditions and mitigation measures that require monitoring, including 
investigation of complaints, other than those costs related to investigation 
of complaints of non-compliance that are determined to be unfounded, 
shall be charged 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 grant of 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.  
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The Planning Commission may implement an audit program if compliance 
deficiencies are noted. If evidence of compliance deficiencies is found to 
exist by the Commission at some time in the future, the Commission may 
institute the program at the applicant’s expense (including requiring a 
deposit of funds in an amount determined by the Commission) as needed 
until compliance assurance is achieved. The Planning Commission may 
also use the data, if so warranted, to commence revocation hearings in 
accordance with County Code Section 18.124.120.  
Replaced by P21-00281-MOD Condition of Approval 3.0 

 
COA No. 20.0  TEMPORARY AND FINAL OCCUPANCY  

All project improvements, including compliance with applicable codes, 
conditions, and requirements of all departments and agencies with 
jurisdiction over the project, shall be completed prior to granting of a Final 
Certificate of Occupancy by the County Building Official, which, upon 
granting, authorizes all use permit activities to commence. However, a 
Temporary Certificate of Occupancy 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. In special 
circumstances, departments and/or agencies with jurisdiction over the 
project are authorized as part of the Temporary Certificate of Occupancy 
process to require a security deposit or other financial instrument to 
guarantee completion of unfinished improvements.  

 
COA No. 21.0  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.  
Replaced by P21-00281-MOD Condition of Approval 2.0 

 
COA No. 22.0  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. 
Replaced by P21-00281-MOD Condition of Approval 5.1 

 
 

B. VERY MINOR MODIFICATION USE PERMIT NO. P16-00068 

COA No. 1.0 SCOPE: 
The permit shall be limited to: 

 
a.       Construct the approved winery development in two phases; 
b. Phase I will consist of a 5,050 s.f. of hospitality/administration 

building, a 7,064 s.f. fermentation and crush pad area, a 
10,130 s.f. cave, 480 s.f. of mechanical sheds, all paths and 
covered porches, wastewater and driveway improvements; 

c. Phase II will include full build out of the originally approved 
10,125 s.f. hospitality/administration building, 20,545 s.f. 
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fermentation and crush pad area, 38,240 s.f. cave, and 4,733 
mechanical sheds; 

d. There are no changes proposed or approved to production, 
hospitality, marketing, or number of employees. No additional 
improvements or modifications are authorized as part of this 
approval. 

 
The site improvements shall be designed in substantial 
conformance with the submitted site plan, except as modified 
by these conditions of approval. It is the responsibility of the 
applicant to communicate the requirements of these conditions 
to all designers, contractors, and employees to ensure 
compliance is achieved. Any expansion or change in use, or 
project changes, which are necessitated by the requirements 
of other department or agencies, are subject to further County 
approval. 

 
COA No. 2.0 COMPLIANCE WITH OTHER DEPARTMENTS AND AGENCIES: 

Project conditions of approval include all of the following County, 
Divisions, Departments and Agency(ies) 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 determination as to whether or not the permittee has substantially 
complied with the requirements of other County Divisions, Departments 
and Agencies shall be determined by those Divisions, Departments or 
Agencies. The inability to substantially comply with the requirements of 
other County Divisions, Departments and Agencies may result in the 
need to modify the approved use permit. 

 
COA No. 3.0 PREVIOUS CONDITIONS: 

As applicable, the permittee shall comply with any previous conditions of 
approval for the winery use except as they may be explicitly modified by 
this action. To the extent there is a conflict between previous conditions of 
approval and these conditions of approval, these conditions shall control. 
Replaced by P21-00281-MOD Condition of Approval 4.22 

 
COA No. 4.0 MONITORING COSTS: 

All staff costs associated with monitoring compliance with these 
conditions, previous permit conditions, and project revisions shall be 
borne by the permittee and/or property owner. Costs associated with 
conditions and mitigation measures that require monitoring, including 
investigation of complaints, other than those costs related to investigation 
of complaints of non-compliance that are determined to be unfounded, 
shall be charged. Costs shall be as established by resolution of the Board 
of Supervisors in accordance with the hourly consulting rate established 
at the time of the monitoring and shall include maintenance of a $500 
deposit for construction compliance monitoring that shall be retained until 
grant of final occupancy. Violations of conditions of approval or mitigation 
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measures caused by the permittee’s contractors, employees, and/or 
guests are the responsibility of the permittee. 

 
The Planning Commission may implement an audit program if compliance 
deficiencies are noted. If evidence of compliance deficiencies is found to 
exist by the Commission at some time in the future, the Commission may 
institute the program at the applicant's expense (including requiring a 
deposit of funds in an amount determined by the Commission) as needed 
until compliance assurance is achieved. The Planning Commission may 
also use the data, if so warranted, to commence revocation hearings in 
accordance with §18.124.120 of the Napa County Code. 
Replaced by P21-00281-MOD Condition of Approval 3.0 
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FINAL CONDITIONS OF APPROVAL 
 P14-00202-UP 

 
PLANNING COMMISSION – OCTOBER 7, 2015 

 
HUDSON VINEYARDS WINERY 

5398 CARNERON HIGHWAY 
(APN: 047-070-016) 

 
1.0 SCOPE 

This permit shall be limited to: 
 

1.1 Production up to 80,000 gallons per year; 
1.2 Construction of approximately 38,240 square feet Type III cave; 
1.3 Tours and tastings by appointment only on a daily basis up to a maximum of 120 

visitors per day and a weekly maximum of 480 visitors; 
1.4 Marketing events up to six per month with a maximum of 24 guests; 
1.5 Marketing events up to seven per year with a maximum of 50 guests; 
1.6 Marketing events up to three per year with a maximum of 150 guests; 
1.7 A maximum of 16  employees; 
1.8 Construction of a new winery hospitality building totaling 6,913 square feet, with 

a commercial kitchen, 3,215 square foot winery office building with storage and 
laboratory space, 20,545 square feet of fermentation space in two structures, and 
4,550 square feet of covered crush pad; 

1.9 Request for on premise consumption of wines produced on site within the 
hospitality building and outdoor areas as shown on the submitted plans 
consistent with Business and Professions Code §§23356, 23390, and 23396.5; 

1.10 Construction of a Transient Non-Community Water System (a water system to 
serve the winery, visitors, and employees); 

1.11 Construction of a wastewater treatment system; 
1.12 Construction of 29 parking spaces; 
1.13 Construction of a twenty foot wide access driveway to the proposed winery 

buildings; and 
1.14 Landscaping improvements including a picnic area near the hospitality building. 

 
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 applicant to 
communicate the requirements of these conditions and mitigations (if any) to all 
designers, contractors, employees, and guests of the winery to ensure compliance is 
achieved. Any expansion or changes in use shall be approved in accordance with 
County Code Section 18.124.130 and may be subject to the Use Permit modification 
process. 
 
**Alternative locations for cave 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 PROJECT SPECIFIC CONDITIONS 
Should any of the Project Specific Conditions below conflict with any of the other, 
standard conditions included in this document (beginning in Section 3.0 and following), 
the Project Specific Conditions shall supersede and control. 

 
2.1 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 hospitality building and outdoor patio as specified in the application. 
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 Section 4.0 below.   

 
2.2 The installation, operation and maintenance of freshwater pond 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. 
 

2.3 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. Prior to the issuance of a Certificate of Final Occupancy for any Winery 

component, the applicant/permittee shall submit a transportation demand 
program for review and approval by the Director of Planning, Building and 
Environmental Services. Upon approval of the transportation demand 
program, the applicant shall implement the following mitigation measures: 

  

1. Scheduling of employee work shifts to commence and conclude 
outside of peak periods between 7:00 a.m. and 8:00 a.m.; 4:15 
p.m. and 5:15 p.m. weekdays, and 3:15 p.m. and 4:15 p.m. on 
Saturdays. 

2. Schedule marketing event set up, arrival and departure to occur 
outside of weekday and weekend peak traffic periods.  Peak 
periods are between 7:00 a.m. and 8:00 a.m.; 4:15 p.m. and 5:15 
p.m. weekdays, and 3:15 p.m. and 4:15 p.m. on Saturdays. 

 
Method of Monitoring: Annual report certifying employee schedules submitted by 
the applicant for the review and approval by the Director of PBES, and/or their 
designee. 
Responsible Agency(ies): PBES 
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3.0 COMPLIANCE WITH OTHER DEPARTMENTS AND AGENCIES 
Project conditions of approval include all of the following County, Divisions, Departments 
and Agency(ies) 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:  

 
3.1 Engineering Services Division as stated in their Memorandum dated August 30, 

2015. 
 
3.2 Environmental Health Division as stated in their Memorandum dated December 

29, 2014. 
 
3.3 Building Division as stated in their Memorandum dated June 20, 2014. 

 
3.4 Fire Department as stated in their Inter-Office Memo dated June 26, 2014. 

 
 

The determination as to whether or not the permittee has substantially complied with the 
requirements of other County Divisions, Departments and Agencies shall be determined 
by those Divisions, Departments or Agencies.  The inability to substantially comply with 
the requirements of other County Divisions, Departments and Agencies may result in the 
need to modify the approved use permit. 

 
4.0 VISITATION 

Consistent with County Code Sections 18.16.030 and 18.20.030, marketing and tours 
and tastings 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.”  
 
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 Department of Planning, Building 
and Environmental Services (PBES Department) upon request. 

 
4.1 TOURS AND TASTING 

Tours and tastings shall be limited to the following: 
 
a. Frequency: 7 days per week, Monday through Sunday (or otherwise 

specified) 
b. Maximum number of persons per day: 120 
c. Maximum number of persons per week: 480 
d. Hours of operation: 10:00 AM to 6:30 PM 
 
“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. 
 
Tours and tastings may include food and wine pairings, where all such food 
service is provided without charge except to the extent of cost recovery and is 
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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). 
 
Tours and Tastings shall be limited to those wines set forth in the County Code 
Section 18.20.030(I)(5)(c) - AW Zoning and 18.16.030(G)(5)(c) - AP Zoning. 
 

4.2 MARKETING 
Marketing events are limited to the following: 
 
a. Type of Event: Marketing 

1. Frequency: 72 times per year 
2. Number of persons: 24 maximum  
3. Time of Day: 11:00 AM to 10:00 PM 

 
b. Type of Event: Marketing 

1. Frequency: Seven times per year 
2. Number of persons: 50 maximum  
3. Time of Day: 11:00 AM to 10:00 PM 

 
c. Type of Event: Marketing 

1. Frequency: Three times per year 
2. Number of persons: 150 maximum  
3. Time of Day: 11:00 AM to 10:00 PM 
 

  d.  Participation in Auction Napa Valley 
 
“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. Marketing plans in 
their totality must remain “clearly incidental, related and subordinate to the 
primary operation of the winery as a production facility” (County Code Sections 
18.16.030(G)(5) and 18.20.030(I)(5)). 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 recovery 
of variable costs, and any business content unrelated to wine must be limited. 
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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 10:00 PM.  If any event is held 
which will exceed the available on-site parking, the applicant shall prepare an 
event-specific parking plan which may include, but not be limited to, valet service 
or off-site parking and shuttle service to the winery. 
 

5.0 GRAPE SOURCE 
At least 75% of the grapes used to make the winery’s wine shall be grown within Napa 
County. 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 Department upon request, but shall be considered proprietary information and 
not available to the public. 

 
6.0 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 
permit/license is 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, 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 or code enforcement process. The permittee (and their 
successors) shall be required to participate fully in the winery code compliance or 
enforcement process. 

 
7.0 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 use 
permit or pursuant to the Temporary Events Ordinance (County Code Chapter 5.36). 

 
8.0 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 signage to be installed is consistent with signage plans submitted, 
reviewed and approved as part of this use 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 in a manner to inform the public must legibly post the words “Tours and 
Tastings by Prior Appointment Only”.  
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9.0 LIGHTING 
All exterior lighting, including landscape lighting, shall be shielded and directed 
downward, shall be located as low to the ground as possible, shall be the minimum 
necessary for security, safety, or operations, shall be on timers, and shall incorporate the 
use of motion detection sensors to the greatest extent practical. No flood-lighting or 
sodium lighting of the building is permitted, including architectural highlighting and 
spotting. Low-level lighting shall be utilized in parking areas as opposed to elevated 
high-intensity light standards. Lighting utilized during harvest activities is not subject to 
this requirement. 
 
Prior to issuance of any building permit pursuant to this approval, two (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. 

 
10.0 LANDSCAPING 
 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 approval. The plan shall be prepared pursuant to the County’s Water Efficient 
Landscape Ordinance (WELO), (County Code Chapter 18.118), 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. 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 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. 

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

11.0 OUTDOOR STORAGE/SCREENING/UTILITIES 
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 
item in storage 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 in an equivalent manner be made 
virtually invisible from the subject roadway. 
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12.0 COLORS 
The colors used for the roof, exterior walls and built landscaping features of the winery 
shall be limited to earth tones that will blend the facility into the colors of the surrounding 
site specific vegetation and the applicant shall obtain the written approval of the PBES 
Department prior to painting the building. Highly reflective surfaces are prohibited. 

 
13.0 SITE IMPROVEMENT CONDITIONS 

Please contact Engineering Services with any questions regarding the following: 
 

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

 
13.2 TRAFFIC 

Reoccurring and scheduled vehicle trips to and from the site for employees, 
deliveries, and visitors shall not occur during peak hours identified as between 
7:00 a.m. and 8:00 a.m.; 4:15 p.m. and 5:15 p.m. weekdays, and 3:15 p.m. and 
4:15 p.m. on Saturdays travel times to the maximum extent possible.  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. 

 
13.3 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. 

 
13.4 AIR QUALITY 

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

 
a. Post a publicly visible sign with the telephone number and person to 

contact at the lead agency regarding dust complaints.  The Air District’s 
phone number shall also be visible. 

 
b. All exposed surfaces (e.g., parking areas, staging areas, soil piles, 

grading areas, and unpaved access roads) shall be watered two times 
per day. 

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

be covered. 
 
d. 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. 

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

 
g. 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 (CCR)). Clear signage 
shall be provided for construction workers at all access points. 

 
h. 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. 

 
13.5. 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 
(SRWQCB). 

 
13.6 PARKING 

The location of employee 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. 

 
13.7 GATES/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 use permit approval. 

 
 
14.0 ENVIRONMENTAL HEALTH-SPECIFIC CONDITIONS 

Please contact Environmental Health with any questions regarding the following: 
 

14.1 WELLS  
The permittee shall (at the permittee’s expense) provide well monitoring data 
monthly and the total annual groundwater pumped.  Data requested shall 
include, but not necessarily be limited to, water extraction volumes and static well 
levels.  Water usage shall be minimized by use of best available control 
technology and best water management conservation practices. 
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a. No new on-site or off-site water sources proposed to be used for the 
winery, including but not limited to wells, imported water, new 
ponds/reservoir(s) or other surface water impoundments, or use of an 
existing pond shall be permitted without additional environmental review 
(if applicable) and may be subject to a modification to this use permit. A 
new Water Availability Analysis shall be required prior to approval of any 
new water source(s) on the property. 

 
b. All monitoring shall commence within six months of the issuance of the 

use permit, or immediately upon commencement of the winery use, 
whichever occurs first and shall be submitted annually thereafter. 

 
c. The monitoring required by these conditions shall verify that the water use 

assumptions and the actual water use are consistent with the usage and 
assumptions analyzed in the Water Availability Analysis prepared by 
Ludhorff & Scalmanini Consulting Engineers dated March 19, 2015, (the 
“WAA”).  If the actual water usage is greater than what was assumed in 
the WAA, the report shall analyze whether the increased water usage is 
likely to have potential impacts and whether it results in the annual water 
allocation of 39.6 af/yr in normal years and 27.72 af/yr in dry years (dry 
years are defined as 70% or less of normal rainfall) for the project being 
exceeded.  If the annual water allocation is exceeded, the report shall 
recommend ways in which water usage can be reduced so as not to 
exceed the allocation the following year.  All recommendations shall be 
immediately implemented to the satisfaction of the PBES Director.  

 
d. If after two years of reporting the monitoring shows that the annual water 

allocation identified above continues to be exceeded, this use permit shall 
be scheduled for review by the Planning Commission and possible 
modification, revocation or suspension. 

 
e. Groundwater pumping shall not exceed 39.6 af/yr in normal years and 

27.72 af/yr in dry years. 
 

14.2 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 between the hours of 8 AM to 5 PM. Exterior 
winery equipment shall be enclosed or muffled and maintained so as not to 
create a noise disturbance in accordance with the County Code. There shall be 
no amplified sound system or amplified music utilized outside of approved, 
enclosed, winery buildings. 

 
15.0 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 
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permittee shall contact the PBES Department for further guidance, which will likely 
include the requirement for the permittee to hire a qualified professional to analyze the 
artifacts encountered and to determine if additional measures are required.  

 
If human remains are encountered during the 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. 

 
16.0 ADDRESSING 

All project site addresses shall be determined by the PBES Director, and be reviewed 
and approved by the United States Post Office, prior to issuance of any building permit. 
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. 

 
17.0 INDEMNIFICATION 

If an indemnification agreement has not already been signed and submitted, one shall 
be signed and returned to the County within twenty (20) days of the granting of this 
approval using the PBES Department’s standard form. 

 
18.0 AFFORDABLE HOUSING MITIGATION 

Prior to County issuance of a building permit, the applicant shall pay the Napa County 
Affordable Housing Mitigation Fee in accordance with the requirements of County Code 
Chapter 18.107. 
 

19.0 MONITORING COSTS 
All staff costs associated with monitoring compliance with these conditions, previous 
permit conditions, and project revisions shall be borne by the permittee and/or property 
owner. Costs associated with conditions and mitigation measures that require 
monitoring, including investigation of complaints, other than those costs related to 
investigation of complaints of non-compliance that are determined to be unfounded, shall 
be charged 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 grant of 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 Commission at 
some time in the future, the Commission may institute the program at the applicant’s 
expense (including requiring a deposit of funds in an amount determined by the 
Commission) as needed until compliance assurance is achieved. The Planning 
Commission may also use the data, if so warranted, to commence revocation hearings 
in accordance with County Code Section 18.124.120. 
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20.0 TEMPORARY AND FINAL OCCUPANCY 

All project improvements, including compliance with applicable codes, conditions, and 
requirements of all departments and agencies with jurisdiction over the project, shall be 
completed prior to granting of a Final Certificate of Occupancy by the County Building 
Official, which, upon granting, authorizes all use permit activities to commence.  
However, a Temporary Certificate of Occupancy 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.  In special circumstances, departments and/or 
agencies with jurisdiction over the project are authorized as part of the Temporary 
Certificate of Occupancy process to require a security deposit or other financial 
instrument to guarantee completion of unfinished improvements. 
 

21.0 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. 

 
22.0 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. 

 
23.0 PREVIOUS CONDITIONS [RESERVED] 

 

 
 

FINAL CONDITIONS OF APPROVAL 
 P16-00068-UP 

 
ZONING ADMINISTRATOR – MARCH 24, 2016 

 
HUDSON VINEYARDS WINERY 

5398 CARNERON HIGHWAY 
(APN: 047-070-016) 

 
1. SCOPE: 

The permit shall be limited to: 
 

a. Construct the approved winery development in two phases; 
b. Phase I will consist of a 5,050 s.f. of hospitality/administration building, a 7,064 

s.f. fermentation and crush pad area, a 10,130 s.f. cave, 480 s.f. of mechanical 
sheds, all paths and covered porches, wastewater and driveway improvements; 

c. Phase II will include full build out of the originally approved 10,125 s.f. 
hospitality/administration building, 20,545 s.f. fermentation and crush pad area, 
38,240 s.f. cave, and 4,733 mechanical sheds; 

d. There are no changes proposed or approved to production, hospitality, 
marketing, or number of employees. No additional improvements or modifications 
are authorized as part of this approval. 

 
The site improvements shall be designed in substantial conformance with the submitted 
site plan, except as modified by these conditions of approval. It is the responsibility of 
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the applicant to communicate the requirements of these conditions to all designers, 
contractors, and employees to ensure compliance is achieved. Any expansion or change 
in use, or project changes, which are necessitated by the requirements of other 
department or agencies, are subject to further County approval. 

 
2. COMPLIANCE WITH OTHER DEPARTMENTS AND AGENCIES: 

Project conditions of approval include all of the following County, Divisions, Departments 
and Agency(ies) 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 determination as to whether or not the permittee has substantially complied with the 
requirements of other County Divisions, Departments and Agencies shall be determined 
by those Divisions, Departments or Agencies. The inability to substantially comply with 
the requirements of other County Divisions, Departments and Agencies may result in the 
need to modify the approved use permit. 

 
3. PREVIOUS CONDITIONS: 

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

 
4. MONITORING COSTS: 

All staff costs associated with monitoring compliance with these conditions, previous 
permit conditions, and project revisions shall be borne by the permittee and/or property 
owner. Costs associated with conditions and mitigation measures that require 
monitoring, including investigation of complaints, other than those costs related to 
investigation of complaints of non-compliance that are determined to be unfounded, shall 
be charged. Costs shall be as established by resolution of the Board of Supervisors in 
accordance with the hourly consulting rate established at the time of the monitoring and 
shall include maintenance of a $500 deposit for construction compliance monitoring that 
shall be retained until grant of final occupancy. Violations of conditions of approval or 
mitigation measures caused by the permittee’s contractors, employees, and/or guests 
are the responsibility of the permittee. 
 
The Planning Commission may implement an audit program if compliance deficiencies 
are noted. If evidence of compliance deficiencies is found to exist by the Commission at 
some time in the future, the Commission may institute the program at the applicant's 
expense (including requiring a deposit of funds in an amount determined by the 
Commission) as needed until compliance assurance is achieved. The Planning 
Commission may also use the data, if so warranted, to commence revocation hearings 
in accordance with §18.124.120 of the Napa County Code. 
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Quackenbush, Alexandria

From: PlanningCommissionClerk
Subject: FW: Hudson Major Mod Sept 7 agenda item

 

From: mike hackett <mhackett54@gmail.com>  
Sent: Monday, September 5, 2022 1:34 PM 
To: PlanningCommissionClerk <planningcommissionclerk@countyofnapa.org> 
Subject: Hudson Major Mod Sept 7 agenda item 

 

[External Email - Use Caution] 

I'd like to ask for your help in identifying the very important spawning stream which 
runs through this parcel.  I've been hearing that there's an obstruction to this stream's 
flow, and I'd like to know where it is depicted on the several graphics maps attached to 
the major mod. The vicinity of water extraction areas to waterways is becoming a very 
important measure these days, as you all know. 

 

Thanks very much, 
 

Mike Hackett 
707 7380273 
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From: george@monteverdiconsulting.com
To: Morrison, Dana
Cc: Lee Hudson; Mike Muelrath (mike@appliedcivil.com)
Subject: Hudson Winery MOD
Date: Tuesday, September 6, 2022 5:26:39 PM

[External Email - Use Caution]

Hello Dana:
In light of the County-wide concerns over groundwater usage, Hudson Winery will reduce the
quantity of groundwater used for landscape irrigation by 0.1 acre-feet/year (from 4.0 acre-feet/year
to 3.9 acre-feet/year).
This reduction will more than offset the 0.09 acre-feet/year increase associated with the proposed
reconfiguration of the winery’s hospitality program, as described in P21-00281.
Please let me know if you have any questions.
Thank you and stay well,
GM
 
 
MONTEVERDI CONSULTING, LLC
Planning + Permitting + Project Management
 
George H Monteverdi, Ph.D.
Principal
PO Box 6079
Napa, CA 94581
707-761-2516
 
CONFIDENTIALITY NOTICE : This email and any files transmitted with it are confidential and intended solely for the use of the individual or
entity to whom they are addressed. If you have received this email in error please notify the system manager at
admin@monteverdiconsulting.com or 707.761.2516. This message contains confidential information and is intended only for the
individual named. If you are not the named addressee you should not disseminate, distribute or copy this e-mail. Please notify the sender
immediately by e-mail if you have received this e-mail by mistake and delete this e-mail from your system. If you are not the intended
recipient you are notified that disclosing, copying, distributing or taking any action in reliance on the contents of this information is
STRICTLY PROHIBITED. Monteverdi Consulting accepts no liability for the content of this email, or for the consequences of any actions
taken on the basis of the information provided, unless that information is subsequently confirmed in writing.

 

121

mailto:george@monteverdiconsulting.com
mailto:dana.morrison@countyofnapa.org
mailto:lee@hudsonranch.com
mailto:mike@appliedcivil.com
mailto:admin@monteverdiconsulting.com


 
 Planning, Building & Environmental Services 

 
1195 Third Street, Suite 210 

  Napa, CA  94559  
www.countyofnapa.org 

 
Hillary Gitelman 

Director 
 

 

___________________________________________________________________________________________________________ 
Planning Division  Building Division Engineering & Conservation  Environmental Health  Parks & Open Space 

(707) 253-4417 (707) 253-4417 (707) 253-4417 (707) 253-4471  (707) 259-5933 
 
 

 
M E M O R A N D U M  
 
To: Planning Commissioners From: Dana Morrison 

Planner III 
    Date: September 6, 2022 Re: Agenda Item 7A – Hudson Family 

Winery Use Permit Major Modification 
P21-00281-MOD 

 
Given recent concerns throughout the State, and within Napa County, the Hudson Family Winery Use 
Permit Modification is proposing to voluntarily reduce their landscaping water use from an estimated 4.0 
ac/ft-yr to 3.9 ac/ft-yr. This reduction in water of 0.01 af will result in a no net increase in water use for 
the project as proposed. Water use for the existing project is 11.0 af/ac-yr, as presented in the Staff Report 
water use resulting from changes to the number of catered small and medium events resulted in a very 
minor increase in water use of 0.09 af/yr (increase from 11.0 af/ac-yr to 11.09 af/ac-yr). With the voluntary 
reduction in landscaping water use, detailed in the attached email, from 4.0 ac/ft-yr to 3.9 ac/ft-yr the 
project will result in a final water use of 10.99 ac/ft-yr which is a no net increase in water use. An email 
from the applicant’s representative detailing this proposed change is attached to this memo; a hard copy 
will also be provided at the Public Hearing tomorrow.  

 
 

If you have any questions, please do not hesitate to contact me at (707) 253-4437 or at 
dana.morrison@countyofnapa.com. 
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Napa County

Board Agenda Letter

Planning Commission Agenda Date: 9/7/2022 File ID #: 22-1676

TO: Napa County Planning Commission

FROM: David Morrison, Director of Planning, Building, and Environmental Services

REPORT BY: David Morrison, Director of Planning, Building, and Environmental Services

SUBJECT: Update and presentation on the process for a comprehensive update to the Napa

County General Plan

RECOMMENDATION

Director of Planning, Building, and Environmental Services will provide an update and presentation on the
process for a comprehensive update to the Napa County General Plan.

EXECUTIVE SUMMARY

The 2008 General Plan described the following vision for Napa County: “Today and in the future,
unincorporated Napa County will be home to world-famous wines and a residential population smaller than
most Bay Area cities and towns.  The County’s scenic beauty, valuable agricultural resources, and quality of life
are reinforced by longstanding commitments to agricultural preservation, resource conservation, and urban-
centered growth.  While other Bay Area counties have experienced unprecedented development and urban
infrastructure expansion over the last four decades, Napa County’s citizens have conscientiously preserved the
agricultural lands and rural character that we treasure.”

Napa County in 2022 reflects the vision defined above and the success of the 2008 General Plan.  In fact, the
emphasis on preservation and conservation has resulted in a rate of growth since 2005 (which serves as the
baseline for the General Plan) that has been far less than what was expected.  The General Plan assumed the
creation of 2,935 new housing units and 8,259 new jobs in the unincorporated County between year 2005 and
2030.  It also assumed the development of up to 12,000 acres of new vineyard during this time, as well as the
approval of 225 new wineries, the majority of which would be less than 50,000 gallons annual production.

Instead, of creating 2,935 new houses, the total number of residential units from 2005 to 2021 has decreased by
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773 homes.  The number of people employed in Napa County has increased by only 2,200 since 2005.  There
have been 141 new wineries approved since 2005, well below the number anticipated, with the majority of new
wineries having 30,000 gallons of annual production or less.  A total of 5,402 acres of new vineyard have been
approved over the past 17 years, much smaller than what was predicted.

The vision of the 2008 General Plan remains true.  As reflected in the 2019 Strategic Plan, there is community
consensus for Napa County to remain “…an agricultural treasure known for its legendary wines, our small-
town character, and sustainable natural resources.”  But the General Plan forecast rates of development that
have not been achievable in light of unforeseen events such as the Great Recession of 2009, the earthquake of
2014, devastating wildfires in 2017 and 2020, the COVID-19 pandemic, and the current prolonged drought.
Nor does the General Plan reflect the increasing importance of policies to effectively and immediately reduce
greenhouse gas emissions, address social justice, and reflect the adopted Groundwater Sustainability Plan.

The vision established in 2008 continues to serve as a strong guidepost for the future, but that it needs to be
refined and strengthened in light of the significant social and environmental changes that have occurred since
2005.  Updating the General Plan is an ambitious undertaking.  The comprehensive update will require several
years, substantial cost, extensive public engagement, and a commitment of County staff resources to complete.
Still, the challenge is well worth the effort to secure the policies needed for the next generation to protect and
preserve our community into the future.

To begin the process, staff intends to return to the Board of Supervisors in early 2023 when the new Board of
Supervisors is seated, with a draft proposal for an Advisory Committee; to initiate the RFP process for the
General Plan and Environmental Impact Report; and a proposed community outreach strategy.

ENVIRONMENTAL IMPACT

ENVIRONMENTAL DETERMINATION:  The proposed action is not a project as defined by Title 14 of the
California Code of Regulations (CCR) Section 15378 (State California Environmental Quality Act (CEQA)
Guidelines) and therefore CEQA is not applicable.  As a project under CEQA, environmental review of the
General Plan, ALUCP, and CAP will be conducted prior to adoption.  In addition, the proposed action to seek
direction is statutorily exempt under 14 California CCR Section 15262 as feasibility or planning studies for
possible future actions which the Board of Supervisors has not approved, adopted, or funded.

BACKGROUND AND DISCUSSION

Every county and city in California is required by state law to prepare and maintain a General Plan. State law
requires that each General Plan include a minimum of seven elements: Land Use, Circulation, Housing,
Conservation, Open Space, Noise, and Safety.  In addition, jurisdictions that include disadvantaged
communities are required to include an eighth element: Environmental Justice.
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There is no requirement regarding how often a General Plan must be updated.  Individual elements, however,
have regularly mandated reviews.  The Housing Element must be updated every eight years.  Safety Elements
must be updated following the adoption of a Hazard Mitigation Plan, which occurs every five years.
Environmental Justice Elements must be adopted if there are qualified disadvantaged communities within the
plan area AND two or more General Plan elements are updated at the same time.  Local jurisdictions may also
adopt optional elements at their discretion.  The 2008 Napa County General Plan has an optional Economic
Development Element.

The Environmental Impact Report (EIR) for the 2008 General Plan evaluated impacts through the planning
horizon of 2030.  This EIR assesses impacts of the General Plan over a long planning horizon, and consistent
with CEQA, the EIR does not assess impacts based on theoretical “build out” of development potential, since
build-out (i.e. the maximum permitted number of development on every parcel) may occur well past the 25
year planning horizon, if at all. Instead, the EIR analysis assesses potential policy changes under each
alternative and relies on a set of reasonable projections of residential and employment growth that might be
expected to occur.

However, any new development that would occur after 2030 may require additional analysis under the
California Environmental Quality Act (CEQA).

The current General Plan was unanimously adopted by the Board of Supervisors on June 3, 2008, after
recommendations from both the Planning Commission and the General Plan Advisory Committee.  Since 2008,
there have been the following amendments to the General Plan:

•   Proposed Land Use Map Amendment to resolve “urban bubbles” (2009)

•   Napa Pipe Specific Plan (2013)

•   Allied Clean Fuels Terminal (2014)

•   Housing Element update (2014)

•   County Jail (2014)

•   Angwin Area (2016)

•   Circulation Element update (2019)

•   Vinum Greenwood Café (2020)

Currently, staff are working on four pending General Plan Amendments: Safety Element update, Housing
Element update, Capell School amendment, and the Hess amendment.
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RELATED PLAN EFFORTS

Updating the General Plan is a lengthy and complex project, as it sets out the land use blueprint for all of the
unincorporated area over the next decades.  The update will require the preparation of background documents
early in this process to fully inform the public and decision makers about key issues before starting the review
of the General Plan, and the update will occur at the same time as other related plan updates are occurring. A
brief summary of each of these efforts is as follows:

1.   Baseline Data Report (BDR)

The BDR consists of a comprehensive set of data and maps reflecting existing environmental conditions in the
County, as they existed in 2005.  Although the document was envisioned as an evolving work product that
could be updated as necessary over time to reflect new information, changes in plans adopted by other
agencies, and other new information, the BDR has not been updated since 2005.  Since that time, there have
been substantive changes in the designation of earthquake faults, flooding and sea level rise, fire hazard areas,
groundwater conditions, wildfires, changes in the built environment, and changes in local and State policy.  An
update of the BDR would provide current information and analysis on the state of environment in Napa County,
to provide a foundation for the work of the General Plan and accompanying Environmental Impact Report.

Staff is beginning work on the BDR, so that both the BDR and early public outreach can inform the
development of the General Plan and the Environmental Impact Report (EIR).

2.   Climate Action Plan (CAP)

A CAP is a comprehensive roadmap that outlines the specific activities that an agency will undertake to reduce
greenhouse gas emissions (GHG). Climate action plans build upon the information gathered by GHG
inventories and generally focus on those activities that can achieve the relatively greatest emission reductions in
the most cost effective manner, to achieve long-term reduction goals.

A CAP is not a required element within the General Plan.  Only about one-third of all California cities and
counties to date have adopted a CAP.  Although not required as a part of the General Plan, cities and counties
are required to meet the State goals of reducing GHG emissions to 40% below 1990 levels by 2030 and to
reduce GHG emissions to zero by 2045.  GHG emissions are also required to be evaluated under the California
Environmental Quality Act (CEQA).

The 2008 General Plan included goals, policies, and action items aimed at reducing GHG emissions, and
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Action Item CON CPSP‐2 directed that an emissions reduction plan be prepared.  A Draft CAP was presented
to the Board of Supervisors in 2012, but was not adopted.  Preparation of a new CAP began in 2015 and the
draft document was released for public review in 2017.  Following a public hearing, the County determined that
additional changes should be made to the draft CAP and that an Environmental Impact Report (EIR) should be
prepared.  A revised draft CAP was released for public review in 2019.  The County’s draft CAP was placed on
hold, when the Climate Action Committee (CAC) began meeting on regional GHG reduction strategies in 2019.

The General Plan update will need to be coordinated and integrated with either the County CAP or the regional
CAP, to ensure that land use actions and programs will meet the State’s adopted GHG reduction goals,
including a quantitative and measurable strategy for achieving net zero emissions by 2045.

3.  Airport Land Use Compatibility Plan (ALUCP)

The primary function of the ALUCP is to provide guidance to the Airport Land Use Commission (ALUC) in
reviewing the land use plans and zoning regulations of local jurisdictions to ensure that future development is
compatible with airport activities.  The ALUC is an independent agency and their decisions are final.  However,
the ALUC has no authority over existing land uses and has no authority over the operation of any airport.

State law requires each ALUC to prepare an Airport Land Use Compatibility Plan (ALUCP) with a twenty-year
planning horizon.  Pursuant to the CalTrans Airport Land Use Planning Handbook, the ALUCP should be
updated every 5-10 years to ensure consistency with General Plans, Specific Plans, etc.  The current ALUCP
was adopted in 1991 and was last amended in 1999.

The proposed General Plan update should include a review of the Napa Valley Business Park Specific Plan
(NVBSP), as it provides land use policy for one of the largest employment centers in the incorporated area, and
plays a key role in discussions of circulation and jobs/housing balance.  The NVBSP lies entirely within the
boundaries of the ALUCP.

Although the ALUC is a separate agency from the County of Napa, its activities and staffing are funded by the
County.  The update of the ALUCP is already underway, as a Request for Proposals (RFP) for a consultant to
prepare the new plan was released last month.

NEXT STEPS

1.   Advisory Committee
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The General Plan Update Steering Committee formed in 2005 consisted of 21 members.  Each Supervisor
selected four members from the public, with one additional member jointly selected by the five cities and town.

Recent General Plan Advisory committees in Contra Costa County, Sonoma County, and the City of Napa have
generally been smaller, with each having a total of 15 members.

Similar to other recent and ongoing public policy efforts such as the Groundwater Sustainability Plan Advisory
Committee, the Drought and Water Shortage Task Force, and the Housing Element Advisory Committee, staff
recommends that an Advisory Committee be formed to provide a means for the public to directly participate in
the creation of the updated General Plan, as well as provide an ongoing public forum for general comment and
input.The formation of an Advisory Committee in early 2023 would be one of the first tasks in the General Plan
update process, when the new Board of Supervisors seats in January.

2.   Timeline and Budget

In early 2023, staff will prepare and distribute a Request for Proposals (RFP) to select and hire a consulting
team to lead the process of drafting the revised General Plan and preparing the EIR.  Firms responding to the
RFP will provide detailed schedules for completion and budgets.

Until detailed RFP responses are available, staff estimates that the process would likely take four years,
beginning in 2023, at a cost of $3.2 million.  The cost estimate is based both on staff experience, as well as
recent efforts by other local jurisdictions.  Other recent examples in the region include:

•   Contra Costa County began the General Plan update process in 2018 and will finish in 2022 (4 years). The
total cost is $3.7 million.

•   Sonoma County began its General Plan update process in 2022.  It is expected to be complete in 2027 (5
years), at a total cost of $6 million.

•   The City of Napa began its General Plan update process in 2018 and will finish in 2022 (4 years), at a cost of
$1.6 million.

The cost for the General Plan update reflects several factors.  Of the seven mandatory General Plan Elements,
three have been recently updated or will be updated in the next six months: Housing, Safety, and
Transportation.  The draft County Climate Action Plan is largely complete and/or will be addressed in a
separate Regional Climate Action Plan.  The Airport Land Use Plan (ALUP) is a separate effort directed by the
Airport Land Use Commission and is not included in this cost estimate.  In addition, the 2008 General Plan
represented substantial work to update the previous document.  In contrast, the new update will likely be more
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of a refinement to the existing General Plan, and will not be as intensive an effort.  Finally, these costs do not
include estimates for staff time, which would largely be focused in the PBES and County Counsel Departments.

The remaining mandatory Elements to be updated in the General Plan is where the majority of the effort will be
focused: Agriculture and Land Use, Community Character, Conservation, and Recreation and Open Space. The
2008 General Plan also includes an optional Economic Development Element, which would also be updated.

With regards to timeline, staff believes that the BDR update and completion of the CAP could both be
accomplished within 18 months, by the end of calendar year 2023.

•   The BDR update could be completed by the summer of 2023;

•   The Climate Action Plan and EIR could be completed within 12 months, by mid-2023;

•   The ALUCP update could be completed within 24 months, by mid-2024; and

•   The General Plan update and EIR could be completed by the end of 2026.

4.   General Plan Themes

Staff will make a presentation on how demographics, environment, housing, and economy may be affected over
the next 20 to 30 years, to start to outline some of the challenges that will be addressed in the next General Plan
update.  The same presentation will be made to the Planning Commission next month.

Future Trends

•   Nearly 60% of future jobs will be in the wine-making and leisure/hospitality sectors, which are currently
made up of primarily small businesses.

•   As the population ages over the next 30 years, it will become increasingly important to attract people to
move here from the US and other countries, to maintain an expanding workforce.

•   We will need to build significantly more affordable homes than we have in the past 20 years to house
resident families and future workers.

•   Increased maximum temperatures, more frequent wildfires, greater energy demand, need for more solar and
wind power, reduced surface water storage, and sea-level rise will affect the environment, communities, and
agriculture, requiring new infrastructure and changes in how we live.
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Future Milestones

2035    State Goal for jurisdictions to reduce greenhouse gas emissions to 90% below 1990 levels

2031    Housing Element update

2039    Housing Element update

2042    Napa Valley Sub-basin must achieve groundwater sustainability

2045    State Goal for jurisdictions to achieve net zero greenhouse gas emissions

2047    Housing Element Update

2055    Housing Element Update

2059    Measure P ends unless extended by the voters

CAPACITY

The PBES Department currently has 4 unfilled positions out of the 13 approved staff within the Planning
Division (30% vacancy).  Vacancies include both the Planning Manager and one Supervisor position.  The
Department continues to supplement limited staff resources with contracted consultants to processing project
applications, prepare CEQA documents, and draft both the Housing and Safety Element updates.

In addition to permit processing, the Planning Division is currently working on the following projects:

•    Housing Element update;

•    Safety Element update;

•    Airport Land Use Plan update;

•    Housing ordinance to define provisions of Senate Bill 9 and to allow Accessory Dwelling Units in the
Agricultural Preserve zone;

•    Residential development ordinance to require use permits for large homes in the Agricultural Preserve zone;
•    Amendments to the County Code and CEQA Guidelines resulting from recent changes to the State Fire Safe
Regulations.

The timeline for the General Plan update will in part depend on the staff resources and competing priorities for
the Planning Division that will occur over the next four years.
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RECOMMENDATION

Staff intends to return in early 2023, with a draft proposal for an Advisory Committee, to initiate the RFP
process for the Baseline Data Report, General Plan, and Environmental Impact Report, and begin discussion of
the community outreach strategy.
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