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LiDar ground surface model for ground topography. The parcel is characterized by moderate to steep slopes
predominantly covered by fire-scorched Doug Fir Forest, California Black Oak Forest, and Chamise &
Manzanita Chaparral. Hirsch Creek (USGS Blueline) bisects the northeast quadrant of the parcel. Setbacks
and conservation areas were established for each side of the creek bank based on slope and NCC
18.108.025 regulations. There are three ephemeral watercourses tributary to Hirsch Creek, located north of
the vineyard development area, each requiring a 35-foot setback/conservation area from the top of the bank.
Additionally, another ephemeral watercourse tributary to York Creek bisects the southwest quadrant of the
parcel, requiring a 35-foot setback/conservation area.

e Soil Types: Soil type within the development area is predominantly Hambright-Rock Outcrop Complex
(Hydraulic Soil Group D) with approximately 20% being mapped as Boomer Gravelly Loam (Hydraulic Soil
Group C).

o lrrigation & Water Source: The parcel is not located within a Sensitive Domestic Water Supply area. Water
for the project will be sources from an existing on site well (96-11339). A 2024 dry-weather water yield test
spanning 5 hours yielded 13 gallons per minute which is alone sufficient to accommodate the irrigation needs.
A supplemental well is proposed near block A under E25-00193 and will be drilled later this year. Up to (3)
5000 gallon water tanks are proposed, 10,000 gallons dedicated solely to vineyard irrigation. Tanks will be
auto fed from the onsite well, with a zoned drip irrigation system strung on the vineyard trellis wire.

o Power Source: The existing well operates using a generator. An application for permanent power service
for both Residential and Agricultural uses is in review at PGE under application number 12773897.

o Glass Fire (2020): The Glass Fire, which began on September 27, 2020, affected approximately 67,484 acres
before being fully contained on October 20, 2020. The fire burnt the project parcel and all surrounding parcels,
causing significant damage to the trees and understory on the parcel. A Notice of Emergency Timber
Operations was approved by Cal Fire on August 27, 2024 with salvage logging operations for the
merchantable timber conducted through August 26, 2025. With the completion of Cal Fire's salvage logging
operations, the felling of non-merchantable trees that are dead, dying, or pose a hazard may proceed in
accordance with Napa County Fire Management and Conservation Regulations.

o Proposed Vineyard Development:
o The project disturbs 5.81 acres netting 3.96 acres of vineyard over blocks A, B, & C.

o The cover type within the vineyard development area is predominantly Chamise Chaparral (3.55
acres — 61.1%), California Black Oak Forest with mixed hardwoods and sporadic firs (1.86 acres —
32.1%), Common Manzanita Chaparral (0.27 acres — 4.6%) and developed dirt road (0.12 acres —
2.1%)

o Using a variable radius prism with a basal area factor (BAF) of 25, three sample plots from within the
Black Oak Forest development area were surveyed to estimate stand density and structure. Across
the three samples, a total of 17 qualifying trees were tallied, yielding an estimated basal area of
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approximately 142 square feet per acre. The average diameter at breast height (DBH) of the tallied
trees was approximately 12 inches. Based on the combination of basal area and average DBH, the
estimated trees per acre (TPA) is approximately 180. For the proposed 1.86-acre canopy conversion
to vineyard, it is estimated that approximately 335 trees will be removed. The species within the
conservation area are predominantly Oak; however, there is also a significant presence of intermixed
Fir, Bay, and Madrone trees.

The preliminary vineyard development schedule has vineyard clearing and preparation taking place
in summer 2026. Upon completion of clearing and stump removal, the planting areas will be ripped
to a depth of 2-3 feet. During the ripping process, pre-plant soil amendments such as calcitic lime
and compost will be incorporated into the soil to elevate soil pH values and enhance soil fertility. End
posts and trellis construction will occur in late summer. Upon completion of vineyard preparation
cover crop will be established and the site will be winterized by October 15t 2026.

An 8-foot deer fence is planned for installation around the perimeter of the vineyard development
area. The fence will not connect with any neighboring fences, so existing wildlife pathways will remain
open, with the vineyard area enclosed and surrounded by natural habitat.

The project does not propose major earthwork or grading, as the vineyard blocks are to be
constructed at existing grade. The only spoils anticipated are rock spoils from ripping and the
excavation from the proposed cutoff swales and access from the existing ranch road to the
turnaround between blocks A and B (amounting to approximately 60 cubic yards). The rock spoils
will be used for erosion protection at drainage outfalls and to armor steeper sections of vineyard
avenues. Earth spoils will be used for the construction of the proposed water bars. If excess rock
exists, it will be stockpiled within the disturbance area within the turnaround area between Blocks B
and C and may be used in landscaping and/or road base for potential future residential development,
under separate permit.

Vines are scheduled for initial planting in spring of 2027.

Estimated Cost for Vineyard Prep: The estimated cost of the erosion measures undertaken for the
vineyard development is based on a time and materials basis due to the numerous variables
involved. Generally, the cost for Erosion Control Plan (ECP) vineyard preparation with moderate tree
removal is approximately $50,000 per acre. For the 4 acres (+/-) to be planted, we are budgeting a
total of $200,000.

s Vineyard Operations:

o]

Ongoing Vineyard Management: Annual Pruning will occur in January or February over a 5-day
period consisting of a 15-person crew plus ATV. The crew is transported to the site in a van, with
the foreman showing up in a separate vehicle. Sulfuring (Fungicide Spray) generally occurs 6 times
per year typically in May-June in the cooler evening or night hours via 1-2 person crew and ATV.
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Under Napa County General Plan Policies CON-14, CON-17, CON-24, and CON-26, discretionary projects

accomplish a project in a successful manner within a reasonable timeframe, considering economic,
environmental, legal, social, and technological factors.

Justification of Infeasibility:
1. Environmental and Operational Constraints

The vineyard development area was chosen based on criteria such as slope suitability, solar
exposure, and proximity to existing access roads. Avoiding the 1.86-acre oak woodland
conversion would necessitate relocating vineyard blocks to smaller, scattered areas on
steeper, less stable slopes or regions with less favorable growing conditions, which could
increase the risk of erosion and reduce agricultural viability. Access to these smaller, remote,
non-contiguous blocks could lead to additional environmental impacts, which can be
minimized by keeping all blocks contiguous in an easily accessible area of the site.

The site has already been impacted by the 2020 Glass Fire, and the proposed development
integrates post-fire forest management and salvage logging efforts. Retaining the fire-
damaged oak woodland in its current state would not provide the same ecological or
agricultural value as the proposed prime less fire impacted preservation areas.

2. Biological and Habitat Considerations

The project conserves 83% of existing oak woodland, including a 5.32-acres prioritizing
areas adjacent to watercourse setbacks to support habitat connectivity. All oak woodlands
under 30% slope outside the development are preserved, with additional conservation up to
50% slope; the average slope in conserved areas is 36.81%.

The preserved areas include a diverse mix of oak, fir, bay, and madrone species, supporting
biodiversity and slope stabilization.

3. Economic and Practical Limitations

Vineyard development is limited to 3.96 net acres on a 40.8-acre parcel. Avoiding the 1.86-
acre oak woodland would reduce the vineyard footprint by over 46%, undermining the
economic feasibility of the project.

The remaining areas for development are limited by terrain, setbacks, and infrastructure,
leaving no alternative sites for vineyards of similar size and quality without significant
improvements that could harm the environment.

4. Compliance with Preservation Standards

Conclusion:
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The project exceeds the 2:1 oak woodland preservation ratio required under the Oak
Woodlands Preservation Act, achieving a 2.86:1 ratio (143% of standard requirement).
Best Management Practices (BMPs) are incorporated to minimize environmental impacts,
including erosion control measures, habitat preservation, and pre-construction biological
surveys.
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Considering site-specific constraints, environmental factors, and the preservation commitment, avoiding the
1.86-acre oak woodland conversion without affecting the project's viability is not possible. The proposed
mitigation measures and preservation strategy comply with relevant policies and represent a balanced
approach to resource protection and agricultural development for the 3.96-acre vineyard on the 40.8-acre

parcel.

Policy CON-30 - Wetland Preservation
According to the Biological Report, no wetlands were identified within the proposed project area. Consequently, the
vineyard expansion project is assessed to have no potential impact on wetlands.

Policy CON-48 & CON-50(c) - Hydromodification, Erosion & Sediment Control, and Soil Loss (USLE)

Hydromodification:
A. Requirement

a.

New vineyard projects must show that post-development peak runoff for 2-, 10-, 50-, and 100-year
storms does not exceed pre-development levels.

B. Methodology

a.

The NRCS TR-55 Graphical Peak Discharge method was used to estimate stormwater runoff for
pre- and post-development conditions. The project area was divided into three watershed tributaries
identified by distinct concentration points. Composite Curve Numbers were determined for each
tributary based on land cover and Hydraulic Soil Group. Time of concentration for the longest flow
path in each tributary was calculated per TR-55, Chapter 3. NOAA's Atlas 14 provided the IDF curve
inputs for the Hydrograph models.

C. Assumptions, Impacts, and Conclusions

a.

b.

The project area has two soil types: Hambright-Rock Outcrop Complex (Hydraulic Soil Group D) and
Boomer Gravelly Loam (Hydraulic Soil Group C).

Composite Curve Numbers were calculated for both pre- and post-development conditions using
USDA TR-55 Table 2-2 base CN values, considering land cover and hydraulic soil group.

The composite Curve Number (CN) for Tributary A decreases from 80.5 to 80.3 as a result of
changes in land cover, which results in a post-development decrease in stormwater levels.

The composite Curve Number (CN) for Tributary B increases from 81.5 to 81.6 as a result of changes
in land cover, however, the time of concentration increase as a result of increases in sheet flow
length under vineyard conditions and the cross slope diversion swale was adequate to maintain pre-
development stormwater levels.

The composite Curve Number (CN) for Tributary C increases from 74.6 to 74.9 as a result of changes
in land cover, however, the time of concentration increase as a result of increases in sheet flow
length under vineyard conditions paired with the cross slope diversion swale and level spreader were
adequate to maintain pre-development stormwater levels. See comprehensive analysis and
Hydrograph in attachment H.
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