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May 4, 2023 
 
Pamela Arifian, Planner II 
County of Napa 
Planning, Building, and Environmental Services 
1195 Third Street, Suite 210 
Napa, California 94559 
pamela.arifian@countyofnapa.org 
 
Re: Pritchard Hill Properties, Napa County ECP – Addendum to Biological Resources 
Reconnaissance Survey Report – Revised Project Boundaries (File #P20-00205-ECPA) 
 
 
Pam: 
 
This letter provides an updated project description for the property located at 90, 92 & 95 Long 
Ranch Road (Study Area; APNs 030-220-034, 032-560-023) in unincorporated Napa County, 
California (County File No. P20-00205-ECPA). Also addressed herein are comments made by the 
County pertaining to biological resources in an Application Completeness Determination letter 
dated February 27, 2023. The proposed project remains the installation of new vineyard blocks on 
the property. WRA, Inc. (WRA) previously generated 1) a Biological Resources Reconnaissance 
Survey (BRRS) report covering the site/project (dated June 2020), 2) a response letter to a 
previous request from the County for additional information about the project site and project 
(dated February 2021), and 3) an earlier version of this current letter (dated September 2022). 
This letter is effectively an addendum to the former two previous WRA work products, with the 
purpose of outlining the project revisions to obtain County approval prior to finalization of the 
complete ECP. 
 
Additionally, given that full botanical surveys within the Study Area had last occurred in 2019, 
proposed Block 17 was re-surveyed by a WRA plant biologist on April 15 and June 19, 2022. On-
site land covers were also reviewed during these visits. No substantive changes in the location of 
special-status plant populations or land covers relative to existing mapping were noted during 
these surveys (for a partial exception, see discussion of the Well Clearing area below). The focal 
special-status plant species are perennial or effectively so; Block 17 has not burned during the 
interim period or been subject to other forms of ground disturbance with the potential to notably 
alter on-site distributions of these species. 
 
The 2022 site visits also included a review of the disturbed Well Clearing (“New Well”) area. The 
overall status of this area including observed chaparral regeneration is addressed in WRA’s 
February 2021 letter. As observed during site visits in 2022, the natural regeneration within most 
of the Well Clearing area has progressed since first documented in 2020, with multiple native 
chaparral species again observed including several individuals of holly-leaved ceanothus 
(Ceanothus purpureus). Given the progression of the regenerating chaparral, the regenerating 
portion of the Well Clearing is included in the retention total for chamise chaparral and holly-
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leaved ceanothus (a woody perennial shrub).1 Although other focal special-status plants were 
also observed within the regenerating area during a survey in 2020, a more conservative 
approach was taken with these non-woody species and as such they are not included in the 
retention totals. 
 
Summary of Project Revisions 
 
The revised project overlain with the Study Area and retention ratios for sensitive resources are 
shown in Figures A-1 (land cover) and A-2 (special-status plants) (Attachment A). The following 
is a summary of the adjustments made: 
 

 Block 17 has been reduced in size, specifically in its westernmost and southeastern 
portions. 
 

 Blocks 18 and 19 (as previously proposed) have been removed completely. 
 

 The location of the upper (northern) water storage tank has been slightly adjusted so it is 
now centered on the non-regenerating portion of the disturbed Well Clearing area, 
resulting in only very minimal impacts to the regenerating portion. The disturbance 
footprint of the tank includes a short access route (to the existing road) and the directly 
adjacent well itself, both of which will be permanent development elements. 
 

Preservation Areas 
 
To satisfy County preservation requirements and reduce impacts to a less than significant level, 
most of the remaining (undeveloped) portions of the Study Area should be set aside as formal 
preservation areas both for and canopy (live oak woodland and coniferous forest) and special-
status plants. Recommended preservation areas are shown in Figure A-1 (Attachment A). Canopy 
reservation areas should be sited entirely outside of stream setbacks and include acreage below 
50 percent slope sufficient to meet preservation requirements as described below. 
 

 Oak woodland and coniferous forest/woodland preservation areas comprising a total of 
31.2 acres should be created, based on a 3:1 ratio (preservation to impact) with 10.4 
acres of impacts to canopy (oak woodland and foothill pine woodland). Of the 32.2 acres 
of retained canopy outside of stream setbacks and on slopes under 50 percent, it is 
WRA’s understanding that the project proponents favor leaving 1.0 acre of canopy as 
unpreserved adjacent to the existing winery (as shown in Figure A-1), resulting in a net 
31.2 acres and satisfying the preservation requirement. In addition to slopes 0 to 30 
percent, preservation areas would necessarily include areas of slopes 30 to 50 percent 
(approximately 62 percent of the total remaining canopy acreage below 50 percent). 
 
The proposed configuration would include contiguous blocks of native land cover spread 
over much of the property, including ecotones (transitional areas) between 
woodland/forest canopy and chamise chaparral, avoidance of the on-site Douglas fir 

 
1 A few holly-leaved ceanothus individuals were also observed in the “non-regenerating” portion of the 
Well Clearing area (not included in retention totals). 
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stand (and associated ecotones), and habitat for special-status plants north of Block 17. 
The size of most blocks would result in a relatively low perimeter-to-area ratio, reducing 
exposure of the interior to “edge effects.” With two exceptions (in or adjacent to Block 
17), these canopy areas would also be contiguous with large acreages of intact live oak 
(and some Douglas fir) canopy on adjacent properties to the north and northwest where 
existing development is relatively limited. (In contrast most of the western, southern, and 
eastern portions of the Study Area border existing vineyard development.) Additionally, 
the forested area west of the site’s intermittent stream would be largely preserved, 
increasing the integrity and effective width of the stream buffer on that side, further 
supporting water quality protection in this area. Overall, the proposed preservation 
scheme would result in large blocks of preserved forest (canopy) and high biological 
conservation value. 
 

 A corridor at least 100-feet wide should be retained and preserved (with native/existing 
vegetation) east of Block 17 and to the west and north of the northern new water tank 
location, for the purpose of providing wildlife movement between the northern and 
southern portions of the Study Area.  The project’s updated vineyard fencing plan should 
reflect the presence of this corridor area. 

 
Please contact us if you have questions or require additional information. 
 
Sincerely, 
 

 
 
Jason Yakich 
Senior Biologist 
yakich@wra-ca.com 
 

 
 
Aaron Arthur 
Senior Associate Plant Biologist 
Certified California Consulting Botanist #0016 
arthur@wra-ca.com 
 
 
Enclosures:  Attachment A – Figures 
   
 
 
Ec:   Mike Muelrath, Applied Civil Engineering 
   Jim Bean, BRAND Napa Valley 
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Study Area - 108.90 ac.

Disturbed Areas - 22.93 ac.

Stream Setback

> 50% Slope
Canopy Preservation Areas:
- Oak/conifer canopy under
    50 percent slope (31.2 acres)
- Oak/conifer canopy over
    50 percent slope (7.7 acres)

Well Clearing Area - 0.35 ac.
Chamise Chaparral Not Regenerating

Chamise Chaparral Regenerating
Non-Sensitive Land Cover Types

Chamise Chaparral - 27.47 ac.

Coyote Brush Scrub - 1.19 ac.

Developed - 26.56 ac.

Douglas Fir Forest - 1.96 ac.

Foothill Pine Woodland - 1.78 ac.
Sensitive Land Cover Types

Coast Live Oak Woodland - 0.75 ac.

Interior Live Oak Forest - 49.19 ac.

Ephemeral Stream - 749 LF

Intermittent Stream - 1,236 LF

Sources: NAIP 2016 Aerial, WRA | Prepared By: rochelle, 7/7/2023

90, 92, & 95 Long Ranch Road
Napa County, California

Figure A-1.
Land Cover

Retention Analysis

0 400200
Feet

Land Cover Type Impacted (ac.)

Not Impacted & on 
Slope >50% or within 
Stream Setback (ac.) Retained (ac.) % Retention

Douglas Fir Forest 0 0.14 1.82 100
Foothill Pine Woodland 1.42 0.33 0.03 2

Coast live Oak Woodland 0.15 0 0.60 80
Interior Live Oak Woodland 8.83 10.66 29.70 77

Total Forest- 10.40 11.13 32.15 76
Chamise Chaparral 5.51 N/A 21.96 80
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Study Area - 108.90 ac.

Disturbed Areas - 22.93 ac.
Well Clearing Area - 0.35 ac.*

Chamise Chaparral Not Regenerating

Chamise Chaparral Regenerating
Rare Plants

Green Mondardella - 11.85 ac.

Holly-leaf Ceanothus - 12.50 ac.

Narrow-anthered Brodiaea - 1.09 ac.

Sharsmith's Western Flax - 1.72 ac.

Sources: Napa County 2018 Aerial, WRA | Prepared By: mrochelle, 9/27/2022

Figure A-2.
Special-status Plant
Retention Analysis
90, 92 & 95 Long Ranch Road

Napa County, California
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* This area not included in retention analysis,
except Chamise Regeneration Areas were included
for Holly-leaf Ceanothus

Rare Plants Impacted (ac.) Retained (ac.) % Retention
Green Monardella 1.64 10.21 86

Holly-leaf Ceanothus 2.39 10.11 81
Narrow-anthered Brodiaea 0.20 0.89 82
Sharsmith's Western Flax 0.31 1.41 82

Attachment A Pam Arifian; May 2023
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