5. UPEO9-0036 Jean Kapolchok & Associates Resolution 3000 Sears Point Road, Sonoma APN 068-160-021

Applicant is requesting a Use Permit for a new winery with a maximum annual production capacity of 32,000 cases, to include tasting, retail sales, 150 special events and an outdoor picnic area on 214.11 acres.

Jean Kapolchok, with Jean Kapolchok & Associates, is a consultant for Paradise Vineyards. Kapolchok introduces the lead architect, landscape architect, and civil engineer working on the project. The design team will provide project details, Kapolchok will be providing the project overview.

Paradise Vineyards is proposing to construct a winery with public tasting and special events on a 214. 11 acre parcel southwest of the intersection of Highway 37 and Highway 121. The site is located just north of Inﬁneon Raceway, south and partially to the east from the former Dickson Ranch (now under a conservation easement), and west of a 238 acre property under a Sonoma County Agricultural Preservation and Open Space District easement. There are also several rural residential properties nearby, a railroad right-of-way, Tolay Creek and Tubbs Island to the east.

The property is currently planted with 160 acres of grapes. The project site is designated Land Extensive Agriculture in the General Plan. The proposed winery will be a full crushing, fermenting, bottling and ageing facility. A traffic analysis was conducted and the current project plans show a deceleration lane along Highway 37, which is awaiting comments at this time. Given location and designation of the site, the amount of producing vineyards, we believe that the request is appropriate for the site.

Earl Wilson, with BAR Architects based in San Francisco, introduces aerial photos and visual aids of the proposed project. The proposed facilities will include fermentation, barrel storage, lab, offices, tasting room and special events room. Owners are requesting 150 special events per year with a maximum of 300 guests. Special events include but are not limited to dinners, banquets, weddings and corporate gatherings. In addition to the winery production facilities, a small barrel making facility is proposed to showcase the workmanship and craft involved in the overall winemaking process. Wilson utilizes the visual aids to show each of the proposed building locations.

The site is characterized by gently sloping and rolling hills, which have driven the design of the proposed winery. Project is located on the site in such a way to take advantage of all of the views from the property. It has been located in a way to minimize the project from the view corridor, and the fundamental idea and goal of the design process is to try to merge the building with the site, to make the building blend with the topography and the natural environment surrounding it. The land sloped up from the north rather steeply, then gently down to the south. Buildings have been pushed down on the site to utilize the hills as a natural screen. Green roofs have been incorporated into the design to reinforce the idea of merging the buildings with the site and the landscape. Buildings have also been broken apart into their distinct programmatic elements rather than doing one large building. A stonewall along the north provides a linear element tying the building components and the outdoor room together, while anchoring the buildings to the site.

In addition to green roofs, sustainable building elements of the project are drought tolerant landscaping, rain water runoff capture, water recycling, water use reduction, pervious walkways and parking areas, high insulation values, energy efﬁcient equipment, photovoltaic solar panels, passive solar, extensive use of natural daylight and natural ventilation, low emitting materials, and extensive use of regional materials. This is a very large component and feature of this proposed facility.

The project site will be accessed from an existing road directly off the signalized intersection of State Highways 37 and 121. Site drawings indicate a 12 foot wide deceleration lane off Highway 37, even though this was not called out as a recommended mitigation measure in the traffic report. This, as well as necessary upgrades to the on site road, will be constructed if required by Caltrans and the Department of Transportation and Public Works. The trafﬁc impact study for the project analyzed the existing plus project cumulative conditions. Trafﬁc impacts associated with the various operational components of the project namely, tasting room, employee, visitors, truck, and special events trafﬁc were analyzed from a worse case perspective. The study concluded that no special mitigations were necessary.

In terms of the site and the landscape, they are proposing to plant additional vines and orchards to replace some of the planting that is being taken off the site to complete the project. Along with the stonewalls and green roofs, the landscaping completes the concept of blending the buildings with the site. Stonewalls and special paving greet the visitor at the entrance. Native and drought tolerant plants will be used for most of the landscaping. Additional trees will be planted in several locations to help with wind buffering and to provide shaded areas for guests. There will also be several demonstration vineyards, a garden, a water feature, and event lawn. Overall there will be a gain in habitat after the project is completed.

An on site wastewater treatment plant for the sanitary wastewater and the winery process wastewater is proposed. Details of the wastewater disposal system are shown in the agenda packet. There are also water wells on site which will supply the necessary water for the proposed use.

Commission Chair Wood asks the Commission for questions at this time.

Wood: Given this is a winery and vineyard, is the project feasible without the proposed event component?

Wilson: It is an integral part of project.

Smith: Would like some clariﬁcation about trafﬁc and events. There are 150 proposed events annually, how is this going to work with this intersection, which is already signiﬁcantly impacted, especially during the later hours of the day, when events typically happen? Very concerned about adding additional signiﬁcant trafﬁc loads to an already overloaded Highway.

Kapolchok: The owners are not going to be having events during the week, which are the Jenkins: The County has signed off on this project because there are already lights at this intersection. The property is very easy to access.

Smith: Extremely concerned about having so many people at the site for events. Weekends in the Valley pose trafﬁc problems as well as weekday commute hours.

Matt Fleumer, owner of Paradise Vineyards, shares the same concerns as Smith. Proposed event trafﬁc on the weekends will be between the hours of 4-6 p.m. Event planning will need to be carefully done, and there will have to be clear communication with guests about selecting speciﬁc dates and times to avoid when booking events. Intend to be very sensitive to the trafﬁc concerns.

Stevens: On westbound Highway 37, there currently is a turn lane. You are planning on adding a deceleration lane correct?

Kapolchok: Yes, that is correct. We are waiting for comments.

Baker: Is your intent to balance what you produce on site? How did you arrive at 32,000 cases?

Fleumer: We have a simple goal, we want to produce quality wine from quality grapes.

Campana: Your application states that the existing wells on site will provide you will all the water necessary for this project. What is existing use, and what will full build out be?

Wilson: Water from the site will be used for irrigation. There will be irrigation of other landscaping on site, and those water sources will come from runoff, water capture, surface runoff, and reservoirs. There is one primary well on site which may be used and augmented with a well or wells for domestic needs. Those needs include the process of grapes, and the estimated annual use for those sources is approximately 3,000 to 4,000 gallons per day. All water needs should be satisﬁed by existing well. Wastewater will be utilized during peak water use times.

Campana: Are you saying that currently vines are being irrigated solely by the ponds?

Wilson: Yes.

Campana: Existing and new groundwater will satisfy all water needs?

Wilson: Yes.

Campana: How will sanitary wastewater be treated?

Wilson. Sanitary waste will be treated to peak maximum event. Advanced system which produces secondary water, treated with UV light. Flows larger than 1500 gallons per day will be permitted through the San Francisco Regional Water Control Board. Design ﬂow for that will be at 6000 gallons peak per day. This will be subsurface drip irrigation, which requires that it go through advanced water treatment. Needs to be ﬁltered water, this is highly treated water. County has guidelines for applying for subsurface drip. Treated water is dispersed in drip lines in the vineyards, and this is an affective way to make use of the treated water. Processed water will primary commute hours. Events will be limited to day and times when trafﬁc ﬂows are at a minimum.

be treated in a separate, aerated system. Facilities will be located side by side, this water will go back into irrigation pond, and can then be returned to the vineyard.

Baker: Where will your ﬁre protection water come from?

Wilson: Existing ponds.

Carr: Concerned about potential visual impact from Highway 37. What kinds of things are you looking at to reduce the visibility of the proposed facility?

Wilson: There has been an extensive analysis of the site completed, including visual impact studies. Using visual references, Wilson shows proposed views from the north, and explains that there is little visual impact to the surrounding areas. Photos taken from several miles from the proposed site have been used to help identify what will and what will not be visible once the project is complete. There will be only a few areas where you will see just a brief glimpse of the facility, as shown in the models they have created. There are several two-mile models where photos were taken, and models were created, and you could barely see the buildings in the distance. You can start to see the green roofs and the dark natural surfaces used in the design of the facility. Up towards the project site, you can just see a glimpse of the end of the special events building with the curved roof and the dark natural stone walls down below.

Stevens: Will the roof that can be seen from the west be a green roof? Will it be vegetated?

Wilson: Yes, that will be a green roof which is vegetated.

Carr: Is there proposed landscaping treatment on the eastern side?

Wilson: Yes, it is shown as proposed in the landscape design plan. Trees shown are for both screening and anchoring of the project.

Carr: Did you consider putting the facility down on the lower site?

Wilson: Yes, this was considered. The lower site is much more visual. There was also a biological study completed on the lower site and there were some concerns because it is low and close to the bay.

Lmdquist: What about the view from the San Pablo Bay? Are there any agencies in general that are looking at this from the perspective of the impact it may have around the Bay? What interaction have you had with agencies around the Bay?

Wilson: We are not required to deal with any agency other than Sonoma County.

Kapoichok: Referrals have gone out to other agencies, but there haven’t been any requests or questions on their end. The height of proposed buildings are insigniﬁcant to outside agencies.

Wilson: All view shots were done with a focal length of ﬁfty, which is like looking at the site with a human eye. With the human eye you struggle to spot the buildings from a distance, especially with the colors and materials that are proposed.

Bowers: Are you putting in a bottling line?

Fleumer: We will be using a mobile line.

Pier: Do you have existing fencing?

Fleumer: There is existing fencing to keep cattle and rabbits out. The property is bordered by the Sonoma Land Trust on the west side.

Pier: There is a lot of wind in the area. Have you considered wind generators for electricity?

Wilson: They have looked at wind on several projects, at this scale of use they don’t pay back. The generation equipment alone requires such heavy maintenance, it doesn’t make sense. Solar actually pays back.

Stevens: Do you have estimates on your cut and ﬁll analysis?

Wilson: They have completed a cut and ﬁll analysis. All spoils will remain on site.

Commission Chair Wood asks for public questions and comments.

Bill Wnghtman: Very concerned about a winery proposing an annual production of 32,000 cases a year and holding 150 events. This sounds more like an event center than a winery. Chateau St. Jean has 24 events and is a 100,000 case winery. Concept of the event coordinator by the County was developed but never utilized. Events should go with the land. Use Permits stay with the land, not with the business. Should be very cautious about the number of events given to this winery. Trafﬁc is also a large concern. Four way action at that signal is a concern. How far back will trafﬁc go with all these events? Trafﬁc reports do not always correlate with what happens in real life.

Jenkins: Owner has gone through a lot to put together this project. Being in agriculture, knows the time, money, and work that goes into this. The view from the hill is outstanding, doesn’t impact anyone. Events are taken on a per case basis for each applicant. To have viability today in farming, you have to have some events. Tourists are what we need. We need economic viability to sell our product. Events are critical to the viability of the Sonoma Valley. This project is exceptional, but doesn’t think that the County will allow the amount of events you are asking for.

Baptista: Spoke with the planner on this project, would like to thank owners for their hard work and their top notch design team. Placement of building on top of ridge was a personal concern, as was trafﬁc. Did not have a personal problem with events due to location of site. Can’t see that the events will tie up trafﬁc in our- cornniunities. If this was located in Kenwood, there would be a different outcome. Hilltop location, architects have done a great job sighting the building, working with the topography. The planner is concerned about how this will ﬁt in the scenic corridor. The planner mentioned there are biological issues with the entrance, arid there will probably be some mitigation work done around that portion of the site. The owner’s willingness to use green features in this project is tremendous. Owners would like to work with the Sonorna Land Trust on the trails that will go through this property, and around the property. Thanks Jean Kapolehok and the design team. Very supportive of the project.

Lindquist: Board member of the Sonoma Land Trust, glad there have been discussions about collaborating on trails. Overall think this is a great project. People come to Sonoma to see the unspoiled value of the land, and the hilltop ordinance has been a huge help to accomplish this. Very excited to see what water plans are, as the project ideas are very innovative. Only other concern is trafﬁc. Events on Sunday afternoon, there could be bottlenecks. There could be potential difﬁculties, and feels that additional trafﬁc studies may he in order.

Can: We can recommend some things to help with trafﬁc management, such as mandating shuttle service on all events, or mandating event hours. There should be some structure in the permit along those lines. As far as the visibility impact, feels this will be visible from surrounding areas. Largest visual concern is with the hospitality center. These concerns could be lifted if the hospitality center were merged with the winery.

Vella: Early in this discussion the phrase “estate winery” was brought up. My understanding of an estate winery, all the grapes come from only the land around the winery. Is this correct? Are there enough grapes there for this to be an estate winery?

Jenkins: Yes, all of the grapes can come off the property. But estate wineries can be a funny thing when deﬁned, as it can be more than just what comes off the immediate property.

Vella: Maybe there should be a comment put in with the notes that this was brought up.

Couchman: We are trying to preserve agriculture, but you are restricting growers to only use grapes from their site? This causes everyone to have to build a winery. There are a lot of wineries who cannot sell grapes.

Jenkins: Has the right to produce his product. In this day in age growers are forced as farmers to become wineries in order to compete in this market. The concept of estate grown vines is a farce. Sometimes wines that say they are estate bottles include grapes that come from everywhere. Selling grapes is a crab shoot these days, and it isn’t getting any easier.

Vella: Trafﬁc is a potential problem with this project. If you have 30 more trucks in the area, trafﬁc is an issue.

Stevens: There seems to be a lot of concern about trafﬁc in respect to this proposal. SVCAC can suggest a use for trafﬁc before it goes to PRIVID. The ridge top construction was originally a red ﬂag, but is in favor of the project due to the various green aspects.

Williams: Farming, vineyards, next step is you have to have events, this is a natural progression in this industry. They struggle with events at the County level due to the problems that come with them. The number of events requested in this application is very high. Are we going to end up with an events center with a winery on the side? This could set a precedence.

Smith: What is the typical number of events at wineries in the Valley? The 150 ﬁgure is more than he is familiar with.

Couchman: This is a highly sensitive issue on this project, and all future projects, maybe we can get a summery of use permits that have been granted in the Sonoma Valley, size of Use Permit, and the size of the project. This will give the Commission a sense of what has been done, and what is reasonable. Feels that if you are going to have a high event location, this is the best possible place for it to be.

Hainstock: Would be happy to get the Commission a report about how many events have been granted to wineries in the past, and what averages are. Will ask PRMD to generate a study.

Bramﬁtt: There is a maximum headcount used during these types of eases. Limit the amount of events, and head count. Typically this Commission has granted 15 large events, and requires them to get a County permit for anything larger. Doesn’t feel that 150 is too many for this site, actually, this site is the best possible place for events on this scale.

Can: Feels that this will need to be studied further. In the meantime, we can recommend that the number of events are in line with the rest of the Valley.

Baker: Agrees with Bramﬁtt that 150 is not too many for this site.

Can: Is more concerned with the timing of events not the number of events. Feels that there should be limits on when the events are held.

Jenkins: We have set the limits on a lot of events. Knows what the owner is going to go through. In reality, there are events, and then special events. PRMD will address this.

Bramﬁtt: We have the opportunity to tell PRMD to be a little more relaxed in this situation. Would like to see them set an upper limit on attendance, and make sure that there isn’t a race at Inﬁneon the same weekend.

Stevens: We suggest that PRMD work on the number of events and number of participants. This is a great site for a large number of events.

Baptista: This is a great site for large events, but we don’t want it to be too far above what everyone else is doing. Need to be cautious.

Baptista motions to approve project as presented with the following recommendations; Applicant work with PRMD to establish tiered structure for number and size of events, as SVCAC recognizes that this site has potentia1 to host more events than is typical. Special consideration needs to be given to the visual impact of the structure given the location in the scenic landscape unit. Requesting peer review of trafﬁc study. Smith seconds the motion. 

Roll call. All ayes. Motion passes with the included recommendations.

