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ALAMEDA COUNTY COMMUNITY DEVELOPMENT AGENCY 

PLANNING DEPARTMENT 

 

STAFF REPORT 

    TO: SUNOL CITIZENS’ ADVISORY COUNCIL 

HEARING DATE: JANUARY 15, 2020 

GENERAL INFORMATION  

 

APPLICATION TYPE 

AND NUMBER: 

 

CONDITIONAL USE PERMIT, PLN 2018-00015 

OWNER/ 

APPLICANT: 

 

ZHAO/ ELLISTON INC/ FLAVETTA 

 

PROPOSAL: 

 

Application to allow continued operation of winery-related uses (event 

center) with expansion of hours to 11pm, renovation of the existing 

parking area, addition of two new parking areas to the south and east of 

the main residence, and the use of outdoor amplification. 

 

ADDRESS AND 

SIZE OF PARCEL: 

 

463 Kilkare Road, Sunol, CA, APN: 096 -0210-007-01; 8.54 acres. 

 

ZONING: P-D (Planned Development, 1880th Zoning Unit) District, allowing uses 

consistent with the R1-L-BE (Single Family Residential, Limited 

Agricultural, 5-acre MBSA) District, a winery with tastings by 

appointment, and winery-related uses (event center) for a maximum 200 

guests per day.  

GENERAL PLAN 

DESIGNATION: 

 

 

Rural Density Residential (East County Area Plan, adopted by the Board 

of Supervisors May 2002) 

 

 

ENVIRONMENTAL 

REVIEW: 

This project is categorically exempt under CEQA pursuant to section 

15301 (Existing Facilities)  

RECOMMENDATION 

Staff recommends that the Council take testimony and recommend approval for the continued 

operation of winery-related uses. After consideration of General Plan consistency and compliance 

with conditions of approval in effect, staff recommends allowing the continued operation of winery-

related uses as modified by conditional use permits C-6945 and C-7410, and denial of the request to 

expand the existing parking area at the northwest corner of the property, the construction of the 

proposed additional parking areas, the expansion of the hours of operation, and the outdoor use of 

amplification.  
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PARCEL ZONING HISTORY 

February 18, 1956, the 96th Zoning Unit initially classified the property R-1-B-10 (Single Family 

Residence, 10,000 sq. ft. MBSA). 

 

January 4, 1975, the 1174th Zoning Unit rezoned the subject property and surrounding area from R-

1-B10 to R-1-L-BE, (Single Family Residence, Limited Agricultural uses, 5-acre MBSA). 

 

October 3, 1981, the 1481st Zoning Unit, rezoned the property from R-1-L-BE, 5-acre MBSA to P-D 

(Planned Development) District allowing R-1-L-BE, 5 acre MBSA uses subject to the regulations of 

that District and a winery with a capacity not to exceed 5,000 gallons; with no public tours or tasting 

to be allowed except on an individual basis by appointment only. 

 

June 14, 1989, Conditional Use Permit, C-5639, approved modification of the Planned Development 

District (1481st Zoning Unit) allowing conversion of an existing tasting room to an office and 

storage room in conjunction with construction of a new, two-story addition subject to two conditions. 

 

February 3, 1990, the 1880th Zoning Unit reclassified the subject property from P-D (Planned 

Development, 1481st Zoning Unit) District to the current Planned Development District allowing 

uses consistent with the R-1-L-BE District and winery-related uses.  

 

January 29, 1997, Conditional Use Permit, C-6945 approved modifications to the 1880th Zoning 

Unit, subject to 14 conditions, with expiration in ten years. The single event per day for 200 guests 

cap was changed to a maximum 200 guest per day only. Hours of operation were expanded to 8am–

10pm Monday through Saturday, 11am–6pm Sunday.     

 

March 31, 1999, Conditional Use Permit, C-7410 modified C-6945 to include a single seating for 

dinners by appointment only. Approval of this permit is subject to 4 conditions in addition to the 

conditions for C-6945. The expiration of this permit would coincide with C-6945.   

 

SITE AND CONTEXT DESCRIPTION 

The irregularly shaped parcel has an approximate 700-foot frontage on Kilkare Road, with an upward 

slope from the public right of way.  Improvements include the 3-story main house, office, 2 caretaker 

units (the rearward caretaker building a 2-story structure), a garage, the winery building, and the 

event center. The main house, which is on the National Historic Registry, serves as the location for 

the dinners by appointment. To the rear of the winery building, the terrain slopes up steeply towards 

Pleasanton Ridge. Sinbad Creek is located opposite Kilkare Road from the subject property. Kilkare 

Road extends about four miles north from Sunol along Sinbad Creek.  Parcel sizes in this rural 

residential community range from 5,000 square feet to 10 acres.  

 

PROJECT DESCRIPTION 

The applicant proposes to continue winery-related uses, (consisting of an event center and dinners by 

appointment), subject to the terms and conditions of the 1880th Zoning Unit, as modified by 

Conditional Use Permits C-6945 and C-7410. The applicant also proposes expansion of the hours of 

operation to 11pm, the renovation of the northwest parking lot, addition of parking areas to the south 

and east of the main residence, and the use of outdoor amplification. The proposal does not seek to 

add new or to expand existing structures. 
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PROJECT REFERRAL RESPONSES 

 

Building Inspection Division, Public Works Agency: Responded to the referral request without 

objection to the project.   

 

Code Enforcement Division, Community Development Agency: Responded that the subject 

application was submitted after contact from the Code Enforcement Division.   

 

Fire Prevention Bureau, Alameda County Fire Department:  Responded to the referral request 

without objection to the proposal, with two conditions of approval.   

 

Land Development, Public Works Agency: Responded to the project referral request without 

comment.  

 

California Highway Patrol: Responded to the referral request without comment 

 

STAFF ANALYSIS 

A winery with winery-related uses has operated on the subject property for about 40 years. The 

Alameda County Zoning Ordinance defines winery uses as those core functions necessary for wine 

production, as well as tasting facilities, retail accessory to the wine tasting and visitor experience, and 

wine promotion events. As further defined by Section 17.04.010, winery-related uses are those 

functions not directly-related to the production and marketing of wine, consisting of uses that might 

otherwise be disallowed under the definition of a winery. On the subject property, winery-related 

uses include an event center and a single-seating Dinner by appointment. The event center 

accommodates weddings and other large celebrations, as well as small gatherings such as baby 

showers. Conditional Use Permit C-7410 modified the P-D District standards to allow for a single 

seating of Dinners by appointment, Fridays, Saturdays, and holidays.  

 

Background: The Elliston commercial winery has been in operation on the subject property for about 

40 years, allowed by the 1981 reclassification of the property to a P-D (Planned Development, 1481st 

Zoning Unit) District. A rezoning in 1990 to the current P-D (1880th Zoning Unit) District permits an 

event center as a winery-related use. Conditional Use Permits C-6945 and C-7410 modified the 

District standards to allow multiple events per day with a daily cap of 200 guests, expanded hours of 

operation, and single-seating dinners on an appointment basis.  

 

Currently, allowed uses on the property include the following: 

 

1. Winery of less than 5,000 bottles (permitted by Zoning District standards) 

2. Public tasting hours (modified by C-6945, previously by appointment only) 

3. Winery-related uses (permitted by Zoning District standards) 

4. Hours of operation 8am–10pm Mon - Sat, 11am–6pm Sun (modified by C-6945) 

5. Total guests per day not to exceed 200.  

6. Can be more than one event per day (modified by C-6945)  

7. Indoor, single seating Dinners by appointment only (permitted under C-7410) 

 

Both Conditional Use Permits expired in January of 2007. The current application for the continued 

operation of winery-related uses based on modifications from both conditional use permits was 

submitted in 2018. In addition to the continued operation, the applicant requests permission to 

expand event center hours until 11pm, to use outdoor amplification during wedding ceremonies, to 
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expand the existing northwest parking area, and add parking areas to the south and east of the main 

residence.  

 

Conformance with Prior Conditions of Approval: 

Approvals for conditional use permits C-6945 and C-7410 were each based on two sets of conditions 

(attached with this report). Table 1 below outlines the status of conditions set forth by these previous 

discretionary permits.  

 

Table 1 – Status of Elliston Winery Approval Conditions 

Permit Condition Status 

C-6945   

1    a Group events not to exceed 200 persons per day  Met 

b Hours 8 - 10 pm Mon – Sat, 11 - 6 pm Sunday Not met 

c Only unamplified string music allowed outdoors  Met 

d ID sign at driveway entrance, “No Horn Blowing…”  exit sign Not met 

e All cars parked on property.  100 parking spaces provided. Not met 

f All other uses shall be subject to provisions of the R-1-L-B-E Met 

2 Detailed Plan and procedures within 60 days  Not met 

3 Meet requirements of other County Agencies  Met 

4 No deli service; standards for food prep and consumption, retail Met 

5 Winery ID sign denotes winery as principal use Met 

6 Develop on-site parking with 150 parking stalls Not met 

7 On-site lighting directed away from neighboring residences Met 

8 Roadside “No Parking Zone” Signs Not met 

9 Maintain screening vegetation at front of property Met 

10 Keep area within ½ mile cleaned winery-related event litter Not met 

11 Standards for amplified music for Harvest Wine Celebration Not met 

12 Paving of front driveway Met 

13 Height limitation on driveway landscaping Met 

14 Review; Expiration of permit January 27, 2007 Met 

   

C-7410   

1 Repair Fencing Met 

2 Meet requirements of member agencies Met 

3 Authorization for winery-related events to include dinners Met 

4 Review at County discretion Met 

  

Although a few instances were not officially substantiated by Planning or Code Enforcement staff, 

review of use permit conditions reveals issues with compliance. This review included discussions 

with the applicant and with neighbors, and inspections of the file as well as the site.  

 

The detailed operations plan was not received by the Planning Department and its submission for 

Planning Director approval would be required. The plan would include procedures for compliance 

with other approval conditions, such as noise, hours of operation, maintenance of litter free premises 

and vicinity, and parking (see discussion next paragraph). Plan submittal would be required within 30 

days of approval (Condition # 3).  
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Two of the unmet conditions, specifically those requiring the installation of “No Parking” signs along 

the roadway, and the provision of 150 vehicle parking spaces on the property, are no longer 

supported by staff. Rather, staff proposes the requirement of a detailed operation plan that would 

include the active involvement of Elliston staff, with mandatory valet parking for events with more 

than 150 guests, implementing stacked parking, if necessary, to ensure the location of all parked 

vehicles on the property. This operation plan would also require the written and verbal 

communication of these requirements to event clients, as well as the suggestion that guests carpool 

when possible (Conditions of approval #3 and #9). Staff also proposes revision to the condition 

regarding the placement of the sign requesting “No Horn Blowing, Residential Area.” The proposed 

condition would require placement of an exit sign with the language “Please Be Quiet // Residential 

Area” (Condition of approval #8). 

 

Conformance with General Plan:  

The parcel lies within the boundary of the East County Area Plan (ECAP), originally adopted by the 

Alameda County Board of Supervisors in 1994, and later amended with modifications reflecting 

provisions of Alameda County Voter Initiative Measure D. The property is designated as Rural 

Density Residential (RDR) under the ECAP. Uses consistent with this designation include single-

family detached homes, secondary residential units, limited agricultural uses, public and quasi-public 

uses, and similar and compatible uses, with a minimum parcel size of 5 acres. All residential and 

residential accessory buildings are restricted to a 12,000 square foot 0.1 FAR (Floor Area Ratio), 

within a 2-acre building envelope. Property improvements are located within a contiguous 2-acre 

envelope, however the FAR of the combined structures exceeds the 12,000 square foot limit. While 

the existing structures can remain, additional structures or square footage cannot be permitted. The 

RDR designation does not permit visitor serving commercial uses, therefore the winery-related uses 

approved previously would be considered nonconforming under the ECAP. While the existing 

permitted facilities could be maintained, additions enabling expansion of the winery-related uses 

would be contrary to ECAP policies.  

Zoning Ordinance:  

The subject property is classified into the P-D (Planned Development, 1880th Zoning Unit) District, 

allowing for R1-L-BE Uses with a 5-acre minimum parcels size, and a winery with winery-related 

uses (event center) permitted as a conditional use. The subject property is about 8.75 acres in area 

and therefore compliant with District standards for parcel size. The East County Board of Zoning 

Adjustments (EBZA) is the decision-making body for this Conditional Use Permit application. Since 

the adoption of the current classification, approval of two conditional use permits have expanded 

hours of operation, and permitted more than one event daily, and dinners on an appointment basis. 

For the winery-related uses, a maximum of 200 guests are allowed on a daily basis. This cap does not 

apply to winery uses, which would include wine tasting without attendance at a dinner or event.  

 

Alameda County Zoning Ordinance Section 17.52.920 provides the standards for the parking 

required for the event center and restaurant that make up the winery-related uses on the subject 

property. The parking required under the Zoning Ordinance is one vehicle space for each four guests, 

which for 200 guests (the approved maximum number) would require 50 parking places. The site 

currently accommodates the 50 parking places, with an overflow parking area located to the west (in 

front of) the main residence, a smaller paved parking area to the south of the residence, and a larger 

parking area to the northwest. In order to maximize the efficient use of the available parking and, 

staff recommends conditions requiring the presence of Elliston staff, with mandatory valet parking 

and the use of stacked parking where necessary (Condition of approval #9).  
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The applicant is requesting permission to develop additional parking that would result in more than 

150 parking places on the subject property. A condition of C-7410 required the provision of 150 

parking spaces, however this would exceed the amount of parking required under the Zoning 

Ordinance for places of assembly with a maximum of 200 guests. Additionally, development of the 

parking areas would require the removal of vineyards, increase noise and dust, and impact water 

quality and the volume of stormwater runoff. Staff recommends the denial of the request to develop 

additional parking in favor of additional conditions for the applicant to manage the number of guests, 

the traffic flow, and the use of the available parking.   

 

As part of the request for outdoor amplification, the applicant commissioned a noise study (attached 

with this report), which found that its use would not comply with the Alameda County Noise 

Ordinance. The study also provides recommendations for baffling to prevent noise encroachment at 

the property line, which may happen currently for some events. To reduce the incidence of noise 

from celebrations on neighboring properties, staff proposes amendments to condition #4 to require 

that except for ingress and egress, the doors to the reception center remain closed during events.  

 

Current hours for the facility last until 10pm, and the applicant is requesting expansion of the hours 

to 11pm. The Noise Ordinance does not allow for noise disturbances in residential areas after 10pm. 

Regular operation of the facility after 10pm would be in violation of this ordinance, and additional 

noise and extended use within a residential area such as the vicinity of the subject property would be 

out of character with the District and surroundings. Due to these conflicts staff recommends denial of 

the request for an extension of hours.  

 

To safeguard against occasions where the on-site parking may be inadequate, staff recommends the 

following requirements:  

 

1. With the exception of visitors to winery only, maximum 200 guests per day (condition #2).  

2. Elliston winery parking attendants required for all events of more than 50 guests, or 

otherwise needed to prevent visitor parking from occurring off site (condition #9). 

3. Mandatory valet and stacked parking, if necessary, required for 150 or more guests 

(condition #9). 

 

Public Comment: 

For the subject application, correspondence from 5 neighbors expressing concern regarding impacts 

to the neighboring residential area has been received by staff. Impacts include noise, parking, guest 

departures after hours, and litter. An August 2018 response from Elliston Winery refers to updated 

policies prohibiting the use of microphones, “grand exits” involving elevated noise levels in the 

parking area and throughout the grounds, and the collection of a security deposit to ensure client 

adherence to these policies. Staff also received an additional message from the project proponent 

requesting approval for extended hours and outdoor amplification of vows. Staff has incorporated 

some of the received suggestions into proposed conditions of approval. The correspondence is 

attached with this report. 

 

Summary:  

The winery-related uses approved prior to the current General Plan are no longer consistent with plan 

policies. In light of the consideration of Plan language and review of compliance with conditions of 

approval currently in effect, staff would recommend approval for the continued winery-related events 

as modified by Conditional Use Permits C-6954 and C-7410, with no expansion of the uses, such as a 

lengthening of hours of operation, the use of outdoor amplification, and the expansion of the parking 
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facilities. Staff recommends mandatory reviews 1 and 3 years after approval. Thereafter, five-year 

review periods may be appropriate.  

 

TENTATIVE FINDINGS BASED ON INFORMATION AVAILABLE PRIOR TO 

THE PUBLIC HEARING: 

 

1.  Is the use required by the public need? 

 

Yes. This use is required by the public need as evidenced by the continued popularity of 

winery-related uses such as the subject facility. 

 

2.  Will the use be properly related to other land uses and transportation and service facilities in 

the vicinity? 

 

Yes. Conditioned as proposed, the current facility would be compatible with uses on 

neighboring properties and with the community at large.  

 

3.  Will the use, if permitted, under all circumstances and conditions of this particular case, 

materially affect adversely the health or safety of persons residing or working in the vicinity, 

or be materially detrimental to the public welfare or injurious to property or improvements in 

the neighborhood? 

 

No. As recommended by staff, approval of the current operation of winery-related uses 

on the property would not be materially detrimental to the public welfare or injurious 

to property or improvements in the neighborhood.  

 

4.  Will the use be contrary to the specific intent clauses or performance standards established 

for the District in which it is to be considered? 

 

No. The standards of the P-D District into which the property is classified allow winery-

related uses, and the continued operation would meet Zoning District standards. The 

proposed expansion, however, would be contrary to ECAP policies for RDR designated 

land. 

 

PRE-HEARING RECOMMENDATION 

 

Staff recommends approval for continued operation of winery-related uses (event center, dinners by 

appointment only) in conjunction with the on-site winery, with the current approved hours (until 

10pm only) and no outdoor amplification. Staff does not recommend approval of the expansion of 

the existing parking lot, nor the additional parking areas proposed.  

 

DRAFT CONDITIONS OF APPROVAL 

 

Approval for ongoing modifications to the 1880th Zoning Unit, allowing winery-related uses with 

8am – 10pm Monday through Saturday, 11am – 6pm Sunday including dinners by appointment and 

an event center, subject to plans marked Exhibit ‘A’ on file with the Planning Department dated 

November 1, 2019 (referencing page AS.1 only) and the following conditions: 
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1. This permit authorizes continued operation of winery-related uses allowed by previous 

modifications to the provisions of the 1880th Zoning Unit, including an event center (hours 

8am – 10pm Monday through Saturday, 11am – 6pm Sunday) and single-seating Dinners by 

appointment only (Fridays, Saturdays, and holidays only) in the P-D (Planned Development, 

1880th Zoning Unit) District, located at 463 Kilkare Road, east side, ½  mile north of Foothill 

Road, Sunol, Assessor’s Number: 096 -0210-007-01. Approval is subject to plans marked 

Exhibit ‘A’ dated November 1, 2019 (referencing page AS.1 only) on file with the Planning 

Department, and the following conditions: 

 

2. A maximum 200 guests of winery-related events daily shall be permitted. This maximum 

number does not include guests engaged in wine tasting or other casual activities.  

 

3. Within 30 days of approval, permittee or successor shall submit for Planning Director 

approval a detailed operations plan that will explicitly describe the procedures for facility 

compliance with all conditions of approval, including the collection of an appropriate 

security deposit to ensure compliance with conditions of approval. At the discretion of the 

Planning Director, the plan may be modified in order to address additional issues or to clarify 

the required response. Modifications shall be subject to Planning Director approval.   

 

4. No outdoor amplification of voice or music shall be permitted, except at the annual Harvest 

Wine Celebration held on Sunday and Monday of the Labor Day weekend. Only unamplified 

string music shall be allowed outdoors. Other than the Harvest Wine Celebration, uses on the 

property shall comply at all times with the Alameda County Noise Ordinance. Except for 

ingress and egress, doors to reception center shall be kept closed during events.  

 

5. All guests shall depart the facility grounds by 10pm Monday through Saturday, 6pm Sunday.  

 

6. The signage identifying the facility entrance shall be maintained. Changes to the signage 

shall be subject to the approval of the Planning Director.  

 

7. Permittee or successor shall maintain daily the vicinity within one-half mile from the subject 

premises free of litter and other trash from winery-related events.  

 

8. Permittee or successor shall install exit signage stating, “Quiet Please // Residential Area” 

and maintain the signage in good condition.  

 

9. All vehicles shall be parked off Kilkare Road and on the winery property. When more than 

50 guests are confirmed, facility staff shall direct traffic toward available parking. For more 

than 150 guests, facility staff shall require mandatory valet parking and implement stacked 

parking as necessary to ensure that guest vehicles are parked only in appropriate areas.   

 

10. Screening vegetation shall be maintained at the facility entrance. Any future proposed 

changes to the landscape shall be implemented according to a Planning Director approved 

landscape plan that is compliant with the California State Model WELO (Water Efficient 

Landscape Ordinance), or successor ordinance.     

11. Owner and any successor shall defend, indemnify, and hold harmless the County of Alameda, 

and its agents, officers, and employees from any claim, action, or proceeding to attack, set 

aside, void, or annul PLN2018-00015, Conditional Use Permit, for related improvements, the 
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findings of the CEQA determination, any subsequent Conditional Use Permit, or any 

combination thereof. Such indemnification shall include, but not be limited to, an award of 

costs and attorney's fees incurred by Alameda County for such defense. The County shall 

promptly notify owner or successor of any such challenge. 

12. The project shall meet the requirements of the following agencies: 

a. Alameda County Public Works Agency 

b. Alameda County Fire Department 

c. Zone 7 

d. Alameda County Environmental Health Agency 

13. Any and all security lighting shall be designed, installed, and operated so as not to radiate or 

emit glare towards the neighboring residences. Security lighting shall be oriented internally 

toward the site. The illumination intensity of the security lighting shall be sufficient only for 

the intended purpose and neither excessive nor unnecessary.   

14. A mandatory review shall be conducted one year from approval for this Conditional Use 

Permit, PLN2018-00015. As a result of the mandatory review, a permit for renewal and 

public hearing may be required to review the original conditions of approval to determine 

compliance with the findings that supported the original permit approval.  Any condition of 

approval modified or added will ensure the activity continues in conformance with the intent 

and purpose of the zoning ordinance and shall be of the same force and effect as if originally 

imposed.  Review costs shall be borne by the applicant. 

15. Permittee, and their successors, shall comply with all Federal, State, and Local Laws, 

Regulations and Alameda County Ordinances. 

 

 

 

Attachments: 

   

Referral Responses 

 Aerial Photo 

 Vicinity Map 

 Site Plan 

Elliston Winery Noise Study 

Elliston Winery Business Plan 

Correspondence from Project Proponent 

Correspondence from neighbors 

 

PREPARED BY: Damien Curry Planner 

REVIEWED BY: Sonia Urzua Senior Planner 
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Figure 1 – Subject Property and Vicinity 

 
 

Figure 2 – Main Parking Area 
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Figure 3 – Facility Exit 

 
 

Figure 1 – Reception Hall Exterior 
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BUSINESS PLAN

Elliston Vineyards

Elliston, Inc, Owner

Created on March 27, 2019
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Elliston Vineyards – Sunol, CA

1. EXECUTIVE SUMMARY

1.1 Product

Elliston Vineyards offers a unique and picturesque setting for special events such as
weddings, social functions and corporate retreats.

Award winning wines.

Winetasting in our historic mansion.

1.2 Customers

The target audience for Elliston Vineyards are adults with an appreciation for
elegant dining, excellent wines, and gracious friendly service.

 

1.3 What Drives Us

We are in a very competitive and ever changing industry. From special event trends
and personalizations to each generation's changing tastes in wine. Elliston must
continue to stay ahead of the trends in order to remain competitive.
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Elliston Vineyards – Sunol, CA

2. COMPANY DESCRIPTION

2.1 Mission Statement

To provide excellent service, unique food, and world class wines in an
unforgettable setting.

2.2 Principal Members

Kenny Zhao - CEO, Wine sourcing and production, Wine sales, Venue upgrades,
Logistics

Donna Flavetta - Vice President and General Manager who oversees the day-to-day
operations, Event planning, Wine regulatory compliance and bookkeeping.

2.3 Legal Structure

Elliston, Inc is a California C Corporation based in Union City, CA.
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Elliston Vineyards – Sunol, CA

3. MARKET RESEARCH

3.1 Industry

Elliston Vineyards is in the Wine industry. We engage in growing and harvesting
grapes, crushing pressed grapes into unfermented wine and fermenting the wine.
Over the five years to 2018, the Wine industry has experienced robust growth, with
industry revenue expected to increase an annualized 7.1% to $24.1 billion,
including estimated growth of 3.8% in 2018 alone. Much of this growth can be
attributed to shifting consumer preferences. Millennials in particular have expanded
their palates toward domestic wine, moving away from standard light beers. Many
consumers have switched to craft alcoholic beverages.

Elliston is also in the wedding and special events Industry. We provide the venue,
food and beverages, event planning and coordination services. Increasing
acceptance of cohabitation has caused more couples to postpone their nuptials over
the past five years, posing a challenge to the Wedding Services industry. Slowly
changing social norms have dragged down the marriage rate over the past several
decades, pressuring industry revenue growth. Nevertheless, the strengthening
economy has boosted wedding budgets, as consumers with deeper pockets help
drive industry demand. Over the five years to 2018, industry revenue has increased
at an annualized rate of 3.0% to $80.2 billion, in line with an annualized 2.4%
increase in per capita disposable income during the same period. In 2018, revenue
is anticipated to grow 1.6% due to an estimated 3.0% increase in disposable
income.

3.2 Customers

Elliston's customers are millennials and their parents, businesses with 25 or more
employees, wine distributors, and restaurants. Millennials are the perfect age where
they are thinking about getting married and beginning a family. Their parents are
the demographics that fill our tasting room and have the disposable income to make
wine purchases. We target businesses with 25 or more employees for our weekday
traffic. They hold meetings, conferences, and employee recognition events.
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Elliston Vineyards – Sunol, CA

Local restaurants and distributors have become a target customer in building and
expanding our wine brand.

3.3 Competitors

Elliston is one of over 3,700 wineries in California and one of over 50 wineries in
our region.

Napa Valley is the main wine growing region of the United States and one of the
major wine regions of California and the world. It is also known for its wedding
venues, gourmet restaurants, and cafes.

More locally, we have several venues and wineries that host weddings and special
events. Many of these locations have more liberal curfews and less noise
restrictions than Elliston.

3.4 Competitive Advantage

Extraordinary hand-crafted wines have been a long-standing tradition here at
Elliston Vineyards, reaching back more than 125 years. In addition to being the
East Bay’s premiere historic event venue, Elliston Vineyard’s property is home to
our winery and tasting room. As a purveyor of premium wines, our mission is to
provide award winning, unique and ready-to-drink wines.

Our setting gives us a competitive advantage. Nestled in the hills of Sunol, our
dramatic stone mansion, vineyards, and gardens are the perfect backdrop for
weddings. Our large Terrace Room and patio provide an intimate and elegant
setting. We are located in the historic Livermore Valley Wine Country. We are
centrally located near Silicon Valley, San Francisco and the prestigious 680
corridor.

3.5 Regulations
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Elliston Vineyards – Sunol, CA

Elliston must adhere to all Federal, State and County regulations as it pertains to
sale and serving of alcoholic beverages, food safety and environmental health.
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Elliston Vineyards – Sunol, CA

4. PRODUCT/SERVICE LINE

4.1 Product or Service

Products: Wine, wine related products (i.e. corkscrews, vacuum seals, foil cutters),
food, and other beverages.

Services: Venue rental, event planning, event coordinator, food servers, and
bartenders.

4.2 Pricing Structure

Elliston Vineyards will offer its products for the following prices:

Ceremony-South Lawn Rental - $750(includes access to Bridal Suite and Groom's
Room)

Reception: Peak Season(April-October)

Saturday : $4500 Terrace Room Rental; $9500 F&B Minimum

Friday/Sunday: $3500 Terrace Room Rental; $7500 F&B Minimum

Mid-Week(Mon-Thurs): $2000 Terrace Room Rental

Non-Peak Season(November-March)

Saturday: $3500 Terrace Room Rental;December(100 person minimum for
Evening Rental)

Friday/Sunday: $2800 Terrace Room Rental

Mid-week(Mon-Thurs): $2000 Terrace Room Rental
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White Wines

2017 Pinot Blanc -$25

2014 Chardonnay -$18

2016 Chardonnay -$20

Sparkling Wine

California Champagne -$18

Red Wines

2012 Pinot Noir -$25

2013 Merlot -$25

2014 Merlot -$45

Reserve Merlot -$40

Captain's Blend -$22

Reserve Captain's Blend -$45

2015 Cabernet Sauvignon -$20

2015 Napa Cabernet Sauvignon -$40

2014 Napa Resv.Cabernet Sauvignon - $45

4.3 Product/Service Life Cycle
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For Wine:

1. Pick the grapes.

2. Crush the grapes and then ferment the juice into wine.

3. Bottle and label finished wine.

4. Introduce our new wines to customers visiting our tasting room.

For Events:

1. Provide clients with pricing and other information.

2. Schedule a tour to give potential clients an overview of the venue and provide
them with an estimate of the cost for their event.

3. Once a contract is received, begin planning the details of the event. i.e. timelines,
floorplan, menu

4. 1-2 weeks before the event, day-of coordinator assigned will tie up any loose
ends and confirm details with all of your vendors.

5. Your day-of-coordinator will coordinate your rehearsal, if applicable.

6. You day-of-coordinator will be there the day of your event to manage Elliston
staff, vendors and to keep to the timeline. 

4.4 Intellectual Property Rights

Elliston Vineyards have filed for protection of our proprietary processes and other
intellectual property, such as our logo. We have also registered our domain name
and parked relevant social media accounts for future use and to prevent the
likelihood of someone impersonating as one of our consultants.
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4.5 Research & Development

Determining the need for additional consulting services within our market related to
tying improved processes to opportunities for increased sales and promotion to
potential customers.

Reviewing available market research to identify top wines and reasons for their
popularity.
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5. MARKETING & SALES

5.1 Growth Strategy

To grow the company, Elliston Vineyards will do the following

1. Apply for an extended curfew to 11pm to be able to compete with new and
existing venues in our area. 

2. Apply to allow amplified ceremony vows for weddings.

3. Create outreach program to local businesses to expand on weekday event
business.  

4. Pursue wine sales opportunities through distributors.

5. Expand our wine export program to other countries.

5.2 Communication

Elliston Vineyards will communicate with its customers by :

1. Providing an e-mail newsletter with Elliston news and product information.

2. Using social media such as Facebook, Twitter, Instagram and Pinterest.

3. Providing information on the Elliston website.

5.3 Prospects

Currently, our staff is focusing on wedding and event sales and planning. They are
well versed in social media marketing. Elliston has added a wine sales position
which will focus on brand recognition and developing relationships with
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distributors. The company will increase awareness to our targeted customers
through online advertising.
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