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MJA Vinegard

SALIENT FACTS

PROPERTY NAME: MJA Vineyards
STREET ADDRESS: 647 Greenfield Road
CITY: Saint Helena
COUNTY: Napa

STATE: California

PRICE: $7,800,000

L{{9{{hwQ{ t! 02588D02b | H7.7DAurés
APPELLATION Napa Valley

SUMMARY DESCRIPTION: The subject consists of 17.78 acres, improved with a remodeled winery
facility and approximately 9.8 gross acres in vines.

ZONING: AW ¢ AgriculturalWatershed
GENERAL PLAN: AWOS; Agriculture, Watershed and Open Space
USE PERMIT: #U-28889, 3,300 Gallons Per Year (1,400 cases), tours by appointment

EXISTING IMPROVEMENTSZ7,494 Sq. Ft. Winery & Public Area
795+ Sq. Ft. Viewing Terrace
5,732Sq. Ft. Wine Cave
9.80 Gross Acres of mixed age vineyard

HAZARDOUS SUBSTANCES Yes No X
FLOOD ZONE Yes No X
UNUSUAL SEIMIC HAZARDS Yes No X
AGRICULTURAL PRESERVE Yes No X
WETLANDS Yes No X
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PROPERTY DESCRIPTION

Public Information and Taxes

Information obtained from the Napa County Offices describes the subject property as follows:

APN

ACREAGE SIZ

SITUS ADDRESS

025-380-021

17.78

647 Greenfield Road

The following are thassessed values and taxes for the year 220@09:

PARCEL NUMBER 025-380-021
Land $1,711,140
Improvements
Structural $1,575,000
Growing $ 141,180
Fixed -0-
Personal Property -0-
Exemptions
TOTAL $3,427,320
20082009 TOTAL TAXES| $36,314.84

Taxes and assessed values are subject to change upon the sale of a property, under the guidelines of
Proposition 13, which will control the revaluation of the property. Increases on atgyeaar basis are
restricted to a maximum of 2% per year plus the market value of any new additions.
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Zoning

The subject property is zoned AW, Agricultural Watershed. This zoning district allows one single family
unit per legal lot and the minimum acreagéze is 160 acres, which precludes the subject from any
further subdivision.

The district classification is intended to be applied to those areas of the county where the predominate
use is agriculturally oriented, where watershed areas, reservoirs, flaodpributaries are located,
where development would adversely impact on all such uses, and where the protection of agriculture,
watersheds, and floodplain tributaries from fire, pollution and erosion is essential to the general health,
safety and welfare

The AW zoning also allows agricultural related buildings and uses such as labor housing, wineries,
outdoor parks and recreational facilities compatible with agriculture. Winery use would require a Use
Permit from the county and is now controlled by ténery Qdinance.

The zoning was indicated to be in conformance with the General Plan designation of Agriculture
Watershed and Open Space (AWOS).

Additional land use controls affecting the subject are the Erosion Control Ordinance, Measure A and
Measure Jwhich are voter passed initiatives. The recently approvielv Shed @linance controls the
location of new residential structures.

The Erosion Control Ordinance affects hillside devekmmincluding vineyards. Therdinance
requires an erosion contrgblan for any development on slopes greater than 5%. Development on
slopes greater than 30% requires issuance of a Use Permit and a variance is required for development
on slopes greater than 50%.

Measure A controls the amount of housing built in the dyueach year and some years have resulted
in a permit delay. Measure J controls rezoning of agricultural lands by requiring voter approval. All of
these ordinances can have a significant effect on the subject property use.

Agricultural Preserve

The subjet property is subject to a Williamson Act Agricultural Contract with Napa County. These Land
Conservation Contracts typically have automatically renewingytsr terms and restrict the available
property uses from any purpose other than agricultural campatible use in exchange for lower
assessed values. These contracts are commonly found on properties of this type and, based on the
existing zoning and parcel size, would not interfere with the highest and best use of these properties.
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REGIONAL CHARACTERISTICS
Area Analysis

The subject property is located to the southeast of St. Helena, in an unincorporated area of Napa
County, above the eastern edge of the floor of the Napa Valley. In analyzing this region, four major
influential factos must be considered, those being geographic, economic, social and political. These
four factors influence property values and identify trends in the market.

NEIGHBORHOOD DESCRIPTION

The subject neighborhood is within the Napa Valley Appellation, whieghwellknown and respected

area for varietal wine grape production. The general area and neighborhood is comprised of a wide
range of parcel sizes. The dominant use in the area is for vineyard combined with rural and/or estate
housing.

There are als¢ Yy dzYo SNJ 2F GAYSNASa t20FGSR Ay GKS adzmaS
Vineyards adjacent to and directly to the north of the subject property and Anderson Vineyards to the
north of that.

SITE CHARACTERISTICS
Access

From the City of Napa, travabrth on Silverado Trail to the intersection with Howell Mountain Road,
just past the Pope Street Bridge. Turn to the right onto Howell Mountain Road and continue to the
intersection with Conn Valley Road. Continue on Conn Valley Road to Greenfield Raaonto
Greenfield Road and proceed approximately 0.6 miles to the subject entrance at 647 Greenfield Road.
The entry from Greenfield Road is a shared, deeded, easement to the subject property line.
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Site and Topography

Theddzo 2S00 Qa aAy3atS LI NOSt Aa KAIKEE& ANNBIdZ NI AY
la4aSaaz2Nna hFFAOSO P ¢KS GSNNYAY @GIFINASa FNRBY 3ASy(
way or creek bisecting the parcel. The elevatiomgeafrom approximately 415 feet along the creek to
approximately 640 feet at the eastern boundary.

The major structural improvements are located on a narrow, gentle bench just below Greenfield Road

near the eastern most boundary of the property. The wjnsite is somewhat elevated and provides

views over the majority of the vineyard blocks.

.FASR 2y (GKS 2gySNRa GAySelINR o06f201 oNBIF{1R24y | YR
based on the following categories.

DESCRIPTION GROSS ACRES PERCEMGE
Primary Planted Land 9.8 55%
Winery Site 2.0 11%
Remaining Hill Lands, Water Sh 5.98 34%
TOTAL 17.78 100%

Utilities

The subject property is developed with power, telephone and propane service to the structural
improvements. Power is alsteveloped to the well. Sewage in the area is handled by septic tanks and
leach fields. No report was submitted as to the condition of the septic system for the winery
wastewater.
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Water

Water in this area of the county is typicallypglied by a well. The subject property relies on a single

well to provide water for the domestic and winery use. The well is located near the bottom of vineyard
block E, below the winery and uses a booster pump to store water in a 10,500 gallon catorate

tank, and two smaller pressure tanks, all located above the winery. There is also a water softening
system located near the concrete storage tank but the well report indicates that it is not operational.
Based on a well test performed March2912 1> GKS ¢Sff A& RNARffSR (G2
gallons per minute using a submersible, 5 horsepower pump.

In addition to the well, the subject property relies on a small pond to supply water for the drip irrigation
system. The pond somewhat small and is estimated to be between 2 and 3 acre feet in size, and is
recharged by runoff. The State of California Water Rights Board does not indicate that there is currently
a license or permit on file for the subject pond.

Soils

According tothe Soil Conservation Service Survey for Napa County, the subject contains two
main soil types. The northeastern portion of the subject, including the wiheryé site is
comprised of Sobrante loam, with 30% to 50% slopes with & Vaing. The majoy of the
parcel has Haire clay loam, 15% to 30% slopes with-4 Yaéng. Both soil types have areas
with gentle terrain and steeper slopes. These are both upland soils that have traditionally been
used for grazing and grain production. The soilssaramarized as follows:

SOILS TABULATION

MAP SOIL | SLOPE| RATING| DRAINAGEH PERMEABILIT| ROOT| RUN | EROSION
CODH TYPE DEPTH OFF HAZARD
179 | Sobrante| 30-50%| Vie-l Well Moderate 25n n{ Rapid| Mod. To
loam Drained High
150 Haire | 1530%| Viel Mod. Well Very Slav c n €| Rapid| Moderate
clay loam Drained
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Generally speaking, #1 through #111 rated soils are considered highly suitable for crop land, orchards
and vineyards, while #1V and V1 related soils are generally considered to be adequdtanfioigs but

with some restrictions due to slope, drainage, soil depth or other limiting conditions. Soils with #V11 or
#V111 rating are generally considered to have little or no intensive agricultural potential, other than
timber production and limitedyrazing.

The capability rating number reflects the grade of the soil with #1 rated soils being the highest class and
most adaptable for agricultural purposes and #V111 rated soils being the lowest rated and least
adaptable.

Hazardous Materials

According tahe Napa County Environmental Health Department, the subject property was not listed on
the contaminated site list or underground storage tank list. No hazardous materials were noted upon
inspection of the subject property.

We arenot qualified to deternme if a hazardous material or soil contamination situation does actually
exist, nor are we qualified to estimate the cost of clegnif there is such a need.

Flood Zone

C9a! YILA AYRAOF(GS GKS &adzoeSOG Aa f 2ribddasSaRaréay (0 A NS f
of minimal flooding. This information is per Community Panel Number 060205A with an effective

date of February 1, 1980.
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IMPROVEMENT CHARACTERISTICS

The subject property contains extensive site, structaral vineyard improvements, which are
described in individual sections below.

Site Improvements

The site improvements include the paved access road, new entry gate, stone retaining walls, the well
and the new large retaining wall and parking area. Tlasencluded in the tabulation of depreciated
improvements.

Structural Improvements

CKS adz02S00Qa &0 NHzOG dzNI f  AstoyINiRer Suidihg iiith thed@vgrdldor
developed to approximately 4,591 sq. ft. of fermentation and blagellar. The upper floor totals
approximately 2,903 sqg. ft. and is now developed to a wine tasting area, winery offices, food prep
(kitchen) and two small guest units. In addition, there is also a nearly completed cave that is accessible
from the barrelcellar and from the main access road.

27

BUILDING TABULATION
STRUCTURESY SIZE (SH FOUNDATION EXTERIOR INTERIOR ROOF
Winery (Lower | 4,591 | Concrete Slah Wood Frame, | Plaster, Unfinished N/A
Level) Stone Veneer Concrete Floors,
Some Stone
Public Area 2,903 | Concrete Slabh Wood Frame, Painted Drywall, Gable/Metal
(UpperLevel) Stone Veneer| Plaster, Tile Floors,
Some Stone
Cave (per 5,732 | Concrete Slab N/A Shotcrete Walls N/A
drawing) & Ceiling
Tractor Shed 288 Pole N/A Pole Frame, Gable/Metal
Dirt Floors
Bath/Shed/Patio 228 Concrete Slabh Wood Frame, Painted Drywall, Gable/Shingle
Cover Plywood Concrete Slab
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BUILDING SUMMARY

Winery Building (Lower Floor)

¢CKS addzo2S0iQa YIFAYy aidNHzOGdzZNB Aa I sguare fec itk MIBf & A y SN
the production areas located on the lower level. This level, totaling 4,591 square feet, is developed to a
Barrel Cellar and a tank or Fermentation Cellar, winery laboratory, coffee roasting room and some
miscellaneous office spacerlo the east of the Fermentation Cellar is the crush pad and grape receiving

area and some additional outdoor tanks. The interior of the Fermentation Cellar has been completely
remodeled with the wall and ceiling finishes now being plastered with saome s/eneer as a wainscot.

To the west of the Fermentation Cellar are two rooms devoted to barrel storage. These areas are
separated from the Fermentation Cellar by a restroom, a small mechanical closet and an office. The two
Barrel Cellars are both acsble from the Fermentation Cellar and from the exterior using a pair of
main doors and a large rallp door.

35
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Scale: 1=20
AREA CALCULATIONS SUMMARY BUILDING AREA BREAKDOWN
Code Description Net Size Net Totals Breakdown Subtotals
GBAl Lower Cellar 4591.0 4591.0 Lower Cellar
P/P Porch 420.0 80.0 x 40.0 3200.0
Mech Pad 112.0 16.0 x 41.0 656.0

Tank Pad 240.0 772.0 21.0 x 35.0 735.0
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Cave

Located along the southern wall, within the Barrel Cellar, is the interior portal to the new cave. The cave
totals approxmately 5,723 square feet and will eventually be devoted to fermentation tanks, barrel
storage and a barrel wash area. The interior of the cave uses natural colored shotcrete, concrete
flooring with trench drains, overhead lighting and utilities. Theral$o a second portal/entrance, which
daylights to the west of the winery above the parking area and entrance road.

Winery Building Upper Floor)

¢tKS &dz02S00 Q& dzZLJLISNI FE22NJ G2GF€t& HXIdpno 4&aldZd NB ¥FSS
It was developed to two bedrooms, two baths, a den/office, kitchen, living room and a small loft
overlooking the dining area.

UPPER FLOOR
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AREA CALCULATIONS SUMMARY LIVING/BUILDING AREA BREAKDOWN
Code Description b Net Size Net Totals akd ___Subtotals
cLal 205.0 205.0 Loft
GBA1 Is'gégnd Floor 2698.0 2698.0 15.0 x 5.0 75.0
B/P Entry Slab 880.9 31.0. = 5.0 55.0
Upper Crush Pad 1232,8 aiais e 11_l‘mrxs,o x 5.0 75.0
Uppe: . - e
SoEe=e 50.0 x 26.0 1300.0
53.0 x 14.0 742.0
41.0 x 16.0 656.0
Net LIVABLE Area (rounded) 205
Net BUILDING Area (rounded) 2698 6 Items (rounded) 2903
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After the recent remodel/conversion, this area is now used for public access, winery offices, food prep
and a pairof small guest units.

The main living/public area has a new wine tasting bar and good quality tile flooring, stone veneer and
wood finishes.

This area (wine tasting area) has very good views to the north and northwest and has access to a large
tilecoveredldr GA2 GKIFIG 20SNIz2214a4 a2YS 2F (KS adzaSoiQa o

The interior finishes have been upgraded throughout with a liberal use of stone veneer, hardwood
paneling and plaster. The former kitchen is now ultra modern and could serve as a food préprarea
trade dinners and/or for overnight guests.

The entire exterior of the structure has been veneered with imported stone which dramatically changed
the overall appearance of the building. The small shop, once devoted to an art studio, is now used for
barrel storage and is accessible from the largparrel cellar at the west end of the lower floor. Overall,

this structure has undergone a dramatic transformation with the majority of the existing finishes being
substantially upgraded.



