
BEFORE THE PLANNING COMMISSION OF THE COUNTY OFSJIN BENITO
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A RESOLUTION OF THE SAN BENITO COUNTY PLANNING COMMISSION TO
APPROVE, FOLLOWING CONSIDERATION OF COUNTY PLANNING FILE PLN230026, A
CONDITIONAL USE PERMIT AMENDMENT TO PLNI9001O TO REMOVE THE
PREVIOUS WINERY WITH WINE TASTING ROOM AND ALLOW FOR A WINE TASTING
ROOM ONLY. THIS CHANGE WOULD ALSO ALLOW THE SERViNG OF WINE AND
BEER.

WHEREAS, the subject parcel Assessor’s Parcel Number (APN) 023-280-006 is on the
southwest side of Cienega Road. approximately 8.8 miles south of the Union Road/Cienega
intersection, and about 9. 1 miles (north & west. indirectly) from the Airline Highway/Cienega
Road intersection, San Benito County, California, and is approximately 10 acres in area; and

WHEREAS, On May 1 , 2023, Rani Douglas filed an application for an amendment to Use
Permit PLN 1 900 1 0 for winery and wine tasting room. The amendment to Use Permit PLN 1 900 I 0
proposes to discontinue the winery use and amend the Use Permit PLN 1 900 1 0 to be a wine tasting
room only. The amendment would also change (he current Type 2 duplicate ABC license to a Type
42 ABC license which would allow for the sale ofwine and beer from off-site sources.

WHEREAS, PLN I 900 10 began with an application submitted on February 4, 201 9 by
Troy and Michelle Van Dam for a Use Permit for a winery and tasting room; and

WHEREAS, On May 15, 2019, the County approved Use Permit PLNI900IO Use Permit
for a winery and wine tasting room for three years via Planning Commission Resolution No. 2019-
08; and

WHEREAS, On April 12, 2022, Rani Douglas filed for an extension of Use Permit
PLN1900IO for a winery and vine tasting room approved via Planning Commission Resolution
No. 2019-08: and

WHEREAS, On May 1 3, 2022, County Staff approved the extension of Use Permit
PLNI900IO for a winery and vine tasting room; and

WHEREAS, County staff received the proposed amendment as County Planning file
PLN230026 and distributed this plan to responsible County and peer agencies for review and
comment; and

WHEREAS, the subject parcel has a General Plan designation of Rangeland (RG) and a
Zoning designation ofAgricultural Rangeland (AR); and

WHEREAS, the wine tasting room conforms to the County of San Benito 2035 General
Plan designation of Rangeland (kG) land, as a support use for the wine industry per General Plan
Policies ED-4. 1, ED-4.2, and LU-3. I; and

WHEREAS, the wine tasting room is allowed under the zoning designation ofAgricultural
Rangeland (AR) as it is a support use for wineries and under § 25.01 .005 (Relationship To The
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General Plan). This section states (hat in any case where there is a conflict between zoning and the
general plan, the general plan shall control; and

WHEREAS, no unusual circumstances, features of the land. or unexpected issues have
arisen that prevent approval of this use permit; and

WHEREAS, the Planning Commission, in its independentjudgment, regards the proposed
activity as qualifying for an exemption from the California Environmental Quality Act (CEQA)
under State CEQA Guidelines this project is categorically exempt under CEQA Sections § I 5301
(Existing Facilities) and § I 5303 (New Construction or Conversion of Small Structures). provided
compliance with the conditions ofapproval; and

WHEREAS, the Planning Commission of the County of San Benito reviewed the use
permit at its regularly scheduled meeting held on June 2 1 , 2023; and

WHEREAS, at said meeting the Planning Commission reviewed all written and oral
information presented to them by County staffand the public at the public hearing; and

WHEREAS, at the conclusion ofthe public testimony, the Planning Commission closed
the public hearing. deliberated, and considered the merits ofthe proposal; and

WHEREAS, the Planning Commission finds the intensity ofthe activity and construction
proposed under the use permit consistent with the Rangeland (RG) land use designation currently
in effect for the property under the General Plan Land Use Element,

NOW THEREFORE BE IT RESOLVED that, based on the evidence in the record, the
Planning Commission of the County of San Benito hereby finds as stated in Exhibit A. and

BE IT FURTHER RESOLVED by the Planning Commission of the County of San Benito
that, based on the foregoing findings and evidence in the record, the Planning Commission hereby
approves the conditional use permit subject to the conditions of approval found in Exhibit B,
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PASSED AND ADOPTED BY THE PLANNING COMMISSION OF THE COUNTY
OF SAN BENITO THIS W’ DAY OF JUNE 2023 BY THE FOLLOWING VOTE:

AYES: .scuj\iothi ib3Cn.Waj1C TokecAo &cartey&

NOES: flovl4

ABSENT: XOYL(

ABSTAIN: yi,OvtA

Robert Gibson, Chair
San Benito County Planning Commission

ATTEST:

M. Abraham Prado, Director of Planning. Building, and Code Enforcement
Resource Management Agency San Benito County
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Exhibit A to Resolution

California EnvironmentaiQuality Act (CEQA) Finding

Finding: Pursuant to San Benito County Local Guidelines for the California Environmental
Quality Act, this project is categorically exempt underCEQA Sections §1 5301 (Existing Facilities)
and § 1 5303 (New Construction or Conversion of Small Structures.)

Evidence: The proposedproject involves no expansion ofa current or former use. The exisling
facility hosted a ineryfrom )97 to 1994 under UP 82-77. limited to 10000 gallons annually. In
I 994 Ihe previous operations ceased On May 15th, 2019, PLNI9001O Use Perniitfor a winery
and wine tasting room n as approved by the San Benito County Planning CotnmLssion. The current
project (PLV230026) proposes an amendment to PLN) 90010 This amendment proposes no
expansion oft/ic existing structure !t ts a simpte conversion ofuse to wine tasting ivoin versus a
H inery lasting room Hazardous substances are addressed ac a condition qfprojeci approvaL The
proposed use would not exceed ihe limits stated in Slate CEQA Guidelines qI53O3 as she wine
tasting room iv a cimilar intensity ofuse to that ofa ctore, inolel, office, or restaurant. As part of
PUs/i 90010 minor moc4fIcations of the inside of the exisnng structure have occurred to meet
current Building Code as well as current Americans with Disabilities Act (ADA) standards. Under
PLAY 90010 their were also exterior changec cuch as minor grading/or parking andfwiher ADA
compliance as well Theie activines are still in progress and are not part qf PLN230026. This
project aico does not meet the requirements to quaflfy for State CEQA Guidelines l53OO. 2 :c
exceptionc to Categorical Exemptions

Use Permit Findings

Finding I : That the proposed use is properly located in relation to the General Plan, and (he
community as a whole and to other land uses. transportation. and service facilities in the vicinity.

Evidence: The General Plan Land Use Element designation for the site is Rangeland ERG,) which
a/IoN’s support uses thai directLy support agricultural operations. The proposed wine tasting room
is an agricutwvl support use that conforms to this land use designation and to other General Plan
provisions. In addition, the project can be found consistent with the County General Plan:

. The General Plan kind use designation ofRangeland RG) which allows support uses
that directly support agricultural operations andone principal rLcideiilial dwelling unit
per lot

. Policj ED-4 1 (Wine and Hospitality Combining District) The County shall support the
expansion of the nine and hospitality industries by establishing and maintaining a
Wine Hospitality Combining District that identifies areas ofthe county appropriatefor
expanding the wine and hospitality industries The project site is located within this
district and is a wine tasting room is a support industry qf the wine and hospitality
industry

I Policy ED 4 2 (Wine Indu.ciri Promotion.) The Louniv shall support the efforts of the
San Benito Counlj Winegrouers Association to promote the local wine industiy,
promote winery related tonricm and expand the San Benito Wine Trail The proposed
use ofthe project site and the amendment to serve ivine and beer both directly support
the promotion of local wineries and will encourage tourism related to the San Benito
Wine Trail as it is a direct support use ofthat industry
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. Policy L (1-3. 1 (Agricultural Diversiftcalioi;) The policv i’;struas that the oII;7ty
‘support extcting farms, vineyards, and other agricultural operations.

Evidence: The project site is properly related to other land uses protected by the Rangeland (RQ)
kind use designation such as open space and grazing and as staiedpreviously is property located
in relation to other wineries and wine tailing rooms within the Wine Hospitalitj Priority Area and
San Benito Wine Trail (see Figure 3 ofthe June 21, 2023. StaffReport) along Cienega Road.. As
stated earlier the projectfurthers the goals ofthe generaiplan c&s it supports the ivine induciry and
promotes tourism along the San Benito Wine Trail Cienega provides adequate road access, and
the proposed project would not generate substantial traffic beyond the traffic characteristic of a
typical or similar use as the other wineries in the area.

Finding 2: Thatthe proposed use, ifit complies with the conditions upon which approval is made
contingent, will not adversely affect other properties in the vicinity or cause any damage, hazard,
or nuisance to persons or property.

Eridence: C’ounty departmentc and responsible agenciec have reviewed the application and have
recommended condition3 qfproject approval to address possible effects on the vicinity and the
overall C’ouniy general public and to prevent hazard or nuisance to persons andproperty. Activity
beyond the scope of the proposed uce ac approved by the county shall require further permit
review
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Exhibit B to Resolution

Conditions of Approval

I. Indemnification: APPLICANT shall defend, indemnify, and hold San Benito County, its
agents, officers, and/or employees (hereinafter “COUNTY”) free and harmless from any
and all suits, fees, claims. demands. causes ofaction, proceedings (hereinafter collectively
referred to as “Legal Action’). costs, losses. damages, liabilities and expenses (including,
but not limited to, an award ofattorneys’ fees, expert witness lees, and court costs) incurred
by COUNTY arising (directly or indirectly) or resulting from the review, processing,
consideration. or approval ofAPPLICANT’S Project or action taken by COUNTY thereon.
including Legal Actions based on the negligence of COUNTY. APPLICANT will
reimburse COUNTY for any damages, costs, or fees awarded pursuant to any settlement,
default judgment, or other judgment taken against the County, whether the result of
Applicant’s decision not to defend Legal Action or otherwise. COUNTY retains its
discretion to direct counsel regarding whether to defend, settle, appeal, or take other action
regarding any Legal Action. APPLICANT shall defend COUNTY’S actions with
competent legal counsel ofAPPLICANT’s choice without charge to COUNTY. subject to
COUNTY approval, which shalt not be unreasonably withheld. Nothing contained in the
foregoing. however, shall be construed to limit the discretion of COUNTY, in the interest
ofthe public welfare, to settle, defend, or appeal, or to decline settlement or to terminate
or forego defense or appeal of a Legal Action. Furthermore, in no event shall COUNTY
have any obligation or liability to APPLICANT in connection with COUNTY’S defense or
prosecution of litigation related to the Project (including, but not limited to. the outcome
thereol) or in the event COUNTY elects not to prosecute a case or defend litigation brought
against it. If either COUNTY or APPLICANT determines in good faith that common
counsel presents a bona fide conflict of interest, then COUNTY may employ separate
counsel to represent or defend the COUNTY, and APPLICANT shall pay the reasonable
attorneys’ fees and costs of such counsel within thirty (30) days of receiving an itemized
billing statement or statements. [Planning

2. Successors in Interest: The conditions ofapproval are binding on all successors in interest
of Applicant, whether succession is by agreement, operation of law, or other means,
including but not limited to all future owners utilizing this use permit. (Planningi

3. Agreement with All Conditions ofApproval: Prior to or upon approval by the Planning
Commission, Applicant shall sign the statement below certifying that Applicant is in
agreement with all conditions ofapproval. [Planning]

I certify that I understand and agree to comply with all Conditions of Approval imposed by
the Planning Commission, or Board of Supervisors as applicable, on this Permit.

Applicant Signature:

_______

Date:

_________________________
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4. Conformity with Plan: The development and use ofthe site as modified by this use permit
amendment shall conform substantially to the proposed project description, site/project
plan (as illustrated in Exhibit C), and conditions ofapproval as approved by the Planning
Commission. Any increase in the nature or intensity of land use on the site beyond that
already analyzed shall be subject o further Planning review and approval. Approved plans
and specifications shall not be changed, modified or altered without written authorization
from (he Planning Department. All work shall be in accordance with the approved plans
and with San Benito County Code. [Planning]

5. Compliance Documentation: The applicant shall submit a summary response in writing
to these conditions of approval documenting compliance with each condition, including
dates of compliance and referencing documens or other evidence of compliance.
[Planning]

6. Notice of Exemption (Fish & Game Fees): The applicantowner shall be required to file
a Notice of Exemption for the project. The notice shall be provided by the County Planning
Department and filed with the County Clerk within five (5) days ofapproval ofthe project.
An administrative fee of$50.OO made out to the County ofSan l3enito’ shall be submitted
to the Planning Department forthe filing ofthe notice. (PlanningCDFW]

7. ABC License: The applicant shall acquire the appropriate ABC license for the operations
on site.

8. PLN19001O: A conditional use permit was approved on May 15, 2019, for a winery and
tasting room at I I 736 Cienega Road. This resolution amends the conditional use permit
approved on May 15, 2019.

9. Building Permit Required: Prior to use, the applicant shall provide documentation of
building permits for interior remodeling of the space or modification of the structure,
including electrical, plumbing, or mechanical permits. [Planning

10. Lighting: All exterior lighting shall comply with SBCC 19.3 1 : Development Lighting
[Planning]

1 1. Sign Permit: Prior to its placement on or attachment to the building, the applicant shall
submit plans to the RMA for review and approval for all signs. IPlanning]

12. Timing: This conditional use permit shall remain valid for up to three years. within which
time acceptance of the required compliance documentation letter and issuance of
occupancy permit shall take place. [Planning]

13. Cultural Resources: A note shall be placed on the project improvement plan to state that
that any property owner who, at any Lime in the preparation for or process ofexcavation or
otherwise disturbing the ground, discovers any human remains of any age, or any
significant archaeological artifact or other evidence ofan archeological site shall

a. cease and desist from further excavation and disturbances within two hundred feet
of the discovery or in any nearby area reasonably suspected to overlie adjacent
remains;

b. arrange for staking completely around the area of discovery by visible stakes no
more than ten feet apart, fomiing a circle having a radius of no less than one
hundred feet from the point of discovery, provided that such staking need not take
place on adjoining property unless the owner of the adjoining property authorizes
such staking and that said staking not include flags or other devices which may
attract vandals;
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C. notify the County Sheriff Coroner and County Resource Management Agency of
the discovery if human andor questionable remains have been discovered; and

d. grant, subject to due legal process, to all duly authorized representatives of the
Coroner and the Resource Management Agency permission to enter onto the
property and to take all actions consistent with Chapter 1 9O5 ofSan Benito County
Code, with State Health and Human Safety Code §7050,5. and with Staie
Government Code Title 3 Division 2 Part 3 Chapter 1 0 (2746O ci seq.). [Planning]

Fire Department

14. Prior to occupancy and public use ofthe winery, the owner shall:

a. Conduct fire inspection prior to occupancy to ensure compliance with plans.

15. The project shall meet the standards set forth in the latest adopted editions ofthe California
Fire Code, California Building Code, San Benito County Ordinances 822 and 823, Public
Resources Codes 4290 and 429 1 and all other related codes as they apply to a project of
this type and size. [Fire, Public Works]

Division of Environmental Health

16. Plot Plan: The owner shall provide an accurate detailed plot plan (to DEl-I & RMA) drawn
by a licensed civil engineer showing the existing septic system, existing structures, water
systems, water courses and property lines. Note, a dual leach field system with a diversion
valve is required for all commercial septic systems. Ifihe County finds that the existing
septic system is sufficient for the use, then this requirement would be met. Such plot plan
shall also be made part of plans maintained on file by the RMA for this permit.
[Environmental Health]

17. Water Well: The owner shall a) illustrate the location of the well and all buildings
connected to the well, and b) provIde the construction log for the well. [Environmental
Health]

is. Water Quantily: The owner shall complete a 24hour pump test to document the new
well has sufficient quantity ofwater ofthis project. (Environmental Health]

19. Water Quality: The owner shall complete a Title 22 water quality analysis test to
determine bacteriological and chemical qualities of the water source. [Environmental
Health]

20. Sewage Disposal: All proposed septic systems shall be designed andor determined
approved to meet all requirements by a licensed civil engineer (or equivalent)
knowledgeable in designing onsite wastewaer treatment systems. [Environmental Health]

21. Attendance/Capacity: The owner/applicant per shall be limited to a maximum capacity
of 20 people at any given time as approved per the San Benito County Division of
Environmental Health. The hours of operation shall be I I am to 5pm, Wednesday through
Sunday. [Environmental Health]

22. Food/Beverage Service: California Retail Food Code 1 I 3789(c)(5) states that commercial
premises set aside for wine tasting shall not be considered a “Food Facility” rnd shall be
limited lo offering crackers preizels with any wine andor non-potentially hazardous
beverages consumed on-site or for purchase. Additional permitting would be necessary to

PLN230026 (Use Permit Amendment) Ct Page 8 of 16 Rani Douglas
Planning Commission Resolution 2023. U June 21, 2023



serve any food beyond what is allowed by California Retail Food Code Il 3789(c)(5).
[Environmental Health]

23. Hazardous Materials: The owner is required to complete a Hazardous Materials Business
Plan (HMBP) and shall submit the HMBP to the County Division of Environmental Health.
[Environmental Health]

Public Works

23. Encroachment Permit: The applicant shall obtain an Encroachment Permit for any work
done in the right-of-way (ROW). IPublic Worksj
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Exhibit C Proiect Site Map
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The wine lasting room includes interior and patio sealing. The project purposes no physical
changes.
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This is a closer Wew ofthe building in which the wine tasting activily would take place. There
are no physical changes proposed to the existing structure as part of this amendment
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Exhibit P

Conditions orApproval

I. Indemnification: APPLICANT shall defend, indemnify, and hold San Benito County,
its agenis, officers, and)or employees (hereinafter “COUNTY”) free and hanniess from
any and all suits. fccs, claims, dcmands, causes of action, proceedings (hereinafter
collectively referred to as ‘Legal Action”), costs, losses, damages, liabilities and
expenses (including, but not limited to, an award ofattomeys’ fees, expert witness fees,
and cowl costs) incurred by COUNTY arising (directly or indirectly) or resulting from
the review, processing, consideration, or approval ofAPPLICANT’S Project or action
taken by COUNTY thereon, including Legal Actions based on the negligence of
COUNTY. APPLICANT will reimburse COUNTY for any damages, costs, or fees
awarded pursuant to any settlement, defaultjudgnient, or otherjudgment taken against
the County, whether the result of Applicant’s decision nol to defend Legal Action or
otherwise COUNTY retains its discretion to direct counsel regarding whether to defend,
settle, appeal, or take other action regarding any Legal Action. APPLICANT shall defend
COIJNTYS actions with competent legal counsel or APPLICANT’S choice without
charge to COUNTY, subject to COUNTY approval, which shall not bc unreasonably
withheld. Nothing contained in the foregoing, however, shall be construed to limit the
discretion ofCOUNTY, in the interest oldie public welfare, to settle, defend, or appeal,
or to decline settlement or to tcrminatc or forego defense or appeal of a Legal Action.
Furthennore, in no event shall COIJNIY have any obligation or liability to APPLICANT
in connection with COUNTY’S defense or prosecution of litigation related to the Project
(including, but not limited to, the outcome thereof) or in the event COUNTY elects not to
prosecute a case or defend litigation brought against it. If either COUNTY or
APPLICANT determines in good faith that common counsel presents a bona fide conflict
of interest, then COUNTY may employ separate counsel to represent or defend the
COUNTY, and APPLICANT shall pay the reasonable attorneys’ fees and costs of such
counsel within thirty (30) days of receiving an itemized billing statement or statements
Irlanningi

2. Successors In Interest ‘the conditions of approval are binding on all successors in intaest of
Applicant, whether sucassion is by agreement, operation of law, or other means, indudrng hut
not limited to all future owners utilizing this use permit (Planningj

PIN iOOiO 11136 Cienega Rd Van Dam Epicewum Winery Page 3 of R
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ExhjbitD (cont)

3, Agreement with All Conditions of Approval: Prior to or upon approval by the P1anniig
Commission, Applicant shall sign the stManent below ceftifying that Applicant is in agreement
with all conditions ofapproval. (Planning]

I certify that wideitand and agree to comply
Planning Commission, or

Applicant Signature:

Date:

4. Conformity with Plan: The development and use ofthe site shall conform substantially to the
propose4 project description, site plan, and conditions o(apptoval as appioved by the Planning
Commission. Any increase in the naturc or inensity ofland use on the site beyond that already
analyzed shall be subject to further Planning review and approval. Approved plans and
specifications shall not be changed, modified or altered without wiitten authorization from the
Planning DeparUnent. All work shall be in accordance with the approved plans attached to this
Resolution (Attachments I , 2) and with San Benito County Code. [Planning]

s Compliance Documentation: The applicant shall submit a summary reaponse in wiiting to
these conditions of approval documenting compliance with each condition, including dates of
compliance and referencing documents or other evidence ofcompliance. (Planning]

6. NotIce of Exemption (Fish & Game Fees): The appticant/own shall be required to 51e a
Notice of Exemption for the project. The notice shaD be provided by the County Planning
Department and filed with the County Clerk within five (5) days ofappnnral ofthe project. An
administrative fee of$5O.OO made out to the County of San Benito’ shall be submitted to the
Planning Department for the filing ofthe notice. [Planning/CDFW)

7, Future Food Service: The operator shall first seek modification to this use permi and
additional permitting, should the owner wish to offer Food Services at some point in the future.

8. Building Permit Required: Prior to use, the applicant shall apply for building permits for
interior remodeling ofthe space or modification ofthe structure, including electrical, plumbing.
or mechanical permits. [Planning]

9 Llghtliig; The owner/applicant shall meet exteiior lighting design requirements by oomplying
with SBCC § 19.31 : Development Lighting. [Planning]

10. SIgn Permit: Prior to its placement on or attachment to the building. the applicant shall submit
plans to the RMA for review and approval for all signs. [Planning]

I l Tindng: This conditional use permit shall remain valid for up to three years. within which time
it shall be formalized and actuated by the consiniction, occupancy, and use ofthe property.

I 2. Cultural Resources: if, at any lime in the preparation for or process of excavation or
otherwise disturbing the ground, discovery occurs ofany human remains ofany age, or of
any artifact or other evidence ofan archeological site, the applicant or builder shall:

a. Cease and desist from further excavation and disturbances within two hundred feet of
the discovery or in any nearby area reasonably suspected to overlie adjacent remains.

b. Arrange for staking completely around the area of discovery by visible stakes no more
than ten feet apart, forming a circle having a radius of not less than one hundri feet
from the point of discovery; provided, however, that such staking need not take place
on adjoining property unless the owner of the adjoining property authorizes such
staking. Said staking shall not include flags or other devices which may attract vandals.

PLN 190010 11736 Cienega Rd. Van Dani Epicentrum Winery Page 4 of 8
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Exhibit D (cont)

C. Notify the Sheriff—Coroner of the discovery if human and/or questionable remains have
been discovered The Resource Management Agency Director shall also be notified.

d. Subject to the legal process. grant all duly authorized representatives of the Coroner
and the Resource Management Agency Director permission to enter onto the property
and to take all actions consistent with Chapter 1905 of the San Benito County Code
and consistent with 7O5O.5 of the Health and Human Safety Code and Chapter 10
(from §27460 on) of Part 3 ofD,vision 2 ofTitle 3 ofthe Government Code. [Planning

Fire Department

13. Pnor to occupancy and public use ofthe wmay the owner shall:

a Install wharf hydrant (24-inch, at tank near building), and Install sprinkler system in the
existing building.

b. Install concrete pad at the FtC (Fire Dept Conntion) adequate to support Fire vehicle.

C Conduct fire Inspection prior to occupancy to ensure compliance with plans.

14. The project shall meet the standards set forth in the latest adopted editions ofthe California Fire
Code, California Building Code, San Benito County Ordinances 822 and 823, Public
Resources Codes 4290 and 4291 and all other related codes as they apply to a project of this
type and size. [Fire, Public Works]

Division of Environmental Health

Is. Plot Plan: The owner shall provide art accurate detailed plot plan (to DEH St RMA)
drawn by a licensed civil engineer showing the existing septic system, existing structures,
water systems, water courses and property lines. Note, a dual leachfield syscm with a
diversion valve is requIred for all commercial septic systems. Such plot plan shall also
be made part ofplans maintained on file by the RMA for this permit.

16. Water Well: A new well (water system) is proposed to provide potable water. The
owner shall a) illustrate the location of the well and all buildings connected to the well,
and b) provide the construction log for the well.

17. Water Qianlity: The owner shall complete a 24-hour pump test to document the new
well has sufficient quantity of waler ofthis project. &S-hourpump test submitted.

18. Water Quality: The owner shall complete a Title 22 water quality analysis test to
determine bacteriological and chemical qualities ofthe water source.

19. Sewage DIsposal: Environmental l-Iealth has no records of an existing septic system on
this site. The proposed project appears to be a commercial business. All proposed septic
systems shall be designcd and/or determined approved to meet all requirements by a
licensed civil engineer (or equivalent) knowledgeable in designing onsite waste water
treatment systems. 2015 septic inspection report submitted.

20. AttendancelCapaclty: The owner shall provide an accurate estimate of the maximum
number ofgucsts and staffcturing any given time ofbusincss hours.

21. Food/Beverage Service: California Retail Food Code I I 3789(c)(5) states that
commercial premises set aside for wine tasting shall not be considered a “Food Facility”
and shalt be limited to offering crackers/pretzels with any wine and/or non-potentially
hazardous beverages consumed omsite or for purchase.

PLN 190010 1/11736 Cienega Rd Van Dam Epicenirum Winery Page 5 of 8
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Exhibit D (conti

22. Hazardous Materials: The owna is required to complete a Hazardous Matthals Business
Plan (HMBP) and shall submit the HMBP to the County Division of Environmental Health.
[Environmental HeaIOIJ

PubLic Works

23. Encroachment Permit; The applicant shall obtain an Encroachment Pennit for any work done
in the right-of-way (ROW).

24. Drainagc and Erosion Control: The applicant shall comply with SBCC 19.I7 Grading,
Drainage and Erosion Control by providing at least, but not limited to, Drainage and Erosion
Control plan Best Management Practices (HMPs) duringproject unplemention (SBCC *19 17)

PASSED AND ADOPTED BY THE PLANN INC COMMISSION OF THE COUNTY OF
SAN BEN ITO THIS IS” DAY OF MAY 2019 BY THE FOLLOWING VOTE:

AYES: Commissioner Rodriguez, Commissioner Egland, Commissioner Navarro, Commissioner

Gibson & Commissioner Eggert

NOE& -

ABSENT:-

ABSTAIN: -

San Benito County Planning Commission

ATTEST:

111Ait1o4l—
Taven M Kinison Brown, Principal Planner
Resource Management Agency San Benito County
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At(ackrneatE Vicinity Man

PLN230026 (Use Permil Amendment)
Planning Commission Resolution 2023

Rani Douglas
June 21, 2023

Vicinity Map shows the project site located 10 miles south ofdowntown Hollister.
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