OFFERING MEMORANDUM

Sky Pine Videyarasy

Alexander Valley

$3,300,000

Representation by:
PAUL SPITLER
DRE?#00846225
V & EPROPERTIES
P.O. BOX 25
CALISTOGA, CA 94515
Cell: 707.480.7882
Fax: 707.948672
EMAIL PLNDMN@EARTHLINK.NET
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SALIENT FACTS

PROPERTY NAME: Sky Pine Vineyards
STREET ADDRESS: 31955 Pine Mountain Road
CITY: Cloverdale

COUNTY: Sonoma

STATE: California95425

PRICE: $3,300,000

P{{9{{hwQ{ t ! W7-24D04® (LauntyohSénoma)
APPELLATION: Alexander Vallg§soon to be Pine Mountain Cloverdale Peak AVA

SUMMARYDESCRIPTION: The subject is a rural residential vineyard property that consists of 40.00
acres of hillands improved with a moderiwo ¢level1,531 square
foot residence remodeled in 1994n 800 square foot equipment
storage shed, arl,800 square foot metalbarn, a 228 guare foot
carport and a 14.4@creBordeaux styleineyard planted betwen 1995
and 2006 and a 1,50uare foot winery buildingvith a 1,200 sq. ft.
coveredcrush pad area

ZONING: RRDWMA6-240¢ Resources anduRal Development (Agricultural
Preserve) District. 248cre density (per Sonoma County).

GENERAL PLAN: RRD; Resources and Rural Development. Conforms to current zoning.

WINERYUSE PERMIT: There is a Winery Use Permit (#UPED0B2), granted October 3, 2000,

by Sonoma County, allowing operation of a sreadlle production
facility with an authorized?2,000 cases per yeéxpandable)andtours
and tastings by appointment onl\Currently the property is the only
winery located on Pine Mountain.




Sky Pine ViBeWdr:

SITE INFORMATION
LAND AREA:

UTILITIES:

WATER:

FLOOD ZONE

ALQUIST PRIOLO:

WILLIAMSON ACT:

TOPOGRAPHY:

ACCESS:
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Electricity and telephone services are developed to the residence and
winery. Sewage waste disposal is handled by thresitenseptic

systems, which are common within the area. Gas is by propane service.

Agricultural and domestic viar is from a 425 feet deep well
producing a reported 100 gpm, drilled in 1985, feedirjj50-gallon
storage water tank at the residence an@ &00-gallon tank at the
winery. There are several undeveloped springs on the subject
property. The vineyard is irrigated by a drip system from the well.
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prone area, per Community Panel Number 0608130B, Panel not
printed. (Hill Property).

The subject is not indicated to be within an Alquist Priolo study area.

Agricultural Preserve #1997121100 dated December 29, 1997.

The property consists of moderately sloping to undulating hill terrain,
with elevations from 1,640 feet to 1,980 feet providing views over
Russian River and Alexander Valley. Portions of the property (36%) are
planted to vineyard. Undeveloped areas are brush covered.

Access to the subject is over arsement off Pine Mountain Road. The
easement is approximately-1/4 miles ofpartially pavedroad

and is described, within the Title Report, as third, fourth and fifth
parcels. Gravelranch roads access the vineyard and property

areas and appear to be in good condition.
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Sky Pine ViBeWirEsy

STRUCTUAL IMPROVEMENTRBe propertyis improved with a twdevel 1,881 square foot residence,
GAGK GKS 2NRIAYIE LRNIAZ2Y 2F GKS
main living areaemodeledin 1991without a building permit. An 800
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metal barn was built in 2006. There is also a 1,500 square foot metal
winery building, built in 200, with additional covered crush pad.

SQ. FT. AREA BUILT
Residence 1531 19500 @Added onto in 199
Equipment Shed 800 M b p qRe&odeled in 199
Barn 1,800 2006
Carport 220 Built in 1990
Winery 1,500 2000

PLANTING IMPROVEMENTS4.46 Acre vineyard area consistingdaicres of Merlot,7.8 acres of
Cabernet Sauvignon and 1.83 acres of Cabernet Franc, 0.58 acre of
Malbec and 0.25 acre of Petite Verdot, planted between 1995 and 2006,
with a portion of the planting teaced.
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PARCEL NUMBER ACRE SIZE
117-240-040 40.00
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Sky Pine ViBeWérs

ZONING AND GENERAL PLAN

Sonoma County Planning Departmeindicates the property is zoned RRD\B&240. This is a
Resources and Rural Development designation with an Agricultural Preserve and a combining district
with a 240 acre density.

The purpose of the RRDWA designation is to implement provisions of theurResoand Rural
development land use category of the general plan in a manner consistent with the provisions of the
Government Code and the Land Conservation Act of Sonoma County.

The purpose of the B6, combining District 240 acre density is to specifieméal density and or
minimum parcel or lot size for a particular parcel.

The classification is utilized primarily to provide protection of lands needed for commercial timber
production; lands needed for protection of watershed, fish and wildlife habitattic resources and for
agricultural production activity that are not subject to all of the policies contained in the agricultural
resource element of the general plan.

The zoning classification allows one siAgimily residence per legal parcel, plirere is potential to
develop help housing, farm buildings and associated uses.

The minimum lot size within the designation is 240 acres. Due to its size, at 40.00 acres, the subject
property cannot be further subdivided but can develop residential andcalgural structures and
plantings.

The General Plan designation is Resource and Rural Development, which conforms to the present zoning
classification.

The current use as a residential site with a vineyard planting and winery is consistent witht curren
zoning and general plan, with the existing winery Use Permit.
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SITE CHARACTERISTICS

LOCATION

The property is commonly identified as 31955 Pine Mountain Road, Cloverdale, S mumdy,
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area is composed of rural home sites and agricultural parcels improved with residences and some
vineyard acreages. The neighborhood is beconpiogular for development of residential vineyard
estates that combine good view home site¥he property is located within proposed Pine Mountain
Cloverdale Peak AVA.

NEIGHBORHOOD DESCRIPTION

The neighborhood is within the Alexander Valley Wine Appehativhich is a weknown and respected

area for varietal wine grape production. The general area, and neighborhood, is comprised of a wide
range of parcel sizes. The predominant use in the area is as rural residential with combined agricultural
uses.

Vaietal wine grape production is a common use in the area and is gaining in popularity within the
current resdential market.¢ KS adz0 2S00 Q& dzaSx> +Fa | aAxaS F2NJ |
grape vineyard, is within the accepted neighborhoodlglines and uses.

SITE AND TOPOGRAPHY

The subject site is composed of a square hill shape parcel with topography ranging from moderately
undulating to moderately steep. Elevations range from 1,640 feet on the south boundary, up to 1,980
feet on the norh. The upper elevations proviganoramic views of Alexander Valley and coastal range.
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The residence is located on the southeastern corner of the property and the winery is towards the
center of the parcel, within the maiwineyard area. The vineyard plantings are primarily on hillsides
located around the winery structure. Native vegetative cover consists of hill grasses with native oaks
and bay trees with underbrush on areas left natural.

The owner indicates extensiveainage work has been completed on the property through the use of
rock lined drainage swales, catch basins and settling basins that drain water towards a shallow swale
that runs through the parcel.

There are currently 14.46 acres (36%) of the propplanted to vineyard. The owner estimates than an
additional 7 acres of hillside planting is possible. This indicates approximately 21 acres or 53% of the
property as being plantable.

SOILS

Sonoma County Soil Survey indicates the subject property koyita & [ 2 & D-¥5602ldpesf 2 | Y ¢
with a capability unit of VII. Runoff is described as rapid to very rapid and the hazard of erosion is high
to very high. This soil is used primarily for watershed and as range for livestock and wildlife within the
Cowyiie o LaYlf t] I ¥ ez & y-30802viithyazépitlitydinit of VI, is located on

the southern portion of the subject property. Runoff is medium to rapid and the hazard of erosion is
moderate to high.

SOIL TABULATION

MAP SOIL TYPE | RATING SLOPE| DRAINAGE, RUNOFF | EROSION HISTORI(C
CODE HAZARD USE
LKG | Los Gatos loan  VII 30-75% Well Rapid to very| High to Range
rapid very high
SuF Suther VI 1550% | Moderately | Mediumto | Moderate | Range
Laughlin loams Well rapid to high

Generally speaking , #1 through #111 rated soils are considered highly suitable for crop land, orchards
and vineyards, while #1V and #VI related soils are generally considered to be adequate for plantings but
with some restrictions due to slope, drainagejl depth or other limiting conditions.
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FLOOD ZONE

The subject is indicated, by FEMAmappingst & 06 SAy3 6AGKAY 1 2yS a-¢63 4

prone to flooding.

SEISMIC HAZARD

The subject property isot indicated to be located within an Alquist Priolo special studies area.

WILLIAMSON ACT

The subject is under an agricultural conservation easement, Williamson Contract, administered by the
County of Sonoma and recorded December 30, 1997 under instru£9970121100 of Official
Records.

EXISTING PROPERTY IMPROVEMENTS

The subject property is improved with a58,1 squarefoot two-level residence, with a portion built in
0§KS wmdp n Qréamodelkdini1l99 kwithout a permit. There isn 800 square foot equipment
A02NF3S> o6dzAf O A yefaoKrietal bajpbmili@2D06 a 220 Equaretfooticirptait aht a
14.46 acre varietal wine grape vineyard planted between 1995 and 2086re is also a 1,500 square
foot metal winery bilding with covered crush pad.
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Area.

Construction:

Interior:

Main Floor

Upper Level

Remarks:

Sky Pine ViBeWér:

RESIDENCE
Main floor-Living area 955SF Built: mdpnQa
Upper level 576 SF Main living areaemodeledin 1991.
Total Living Area 1531SF No building permit (per owner).

Piers and concrete perimeter foundation, wood frame construction, wood shingle siding
on the older section and concrete composition lap siding on the new portion, wood trip,
metal and vinyl windows, gable roof, gutters and downspouts.

Room Floors Walls Ceiling Remarks

Great Room  Carpet S/R S/R

Kitchen Pergo Panel S/R Formica counters, wood cabinets, wine
Cooler, range/oven, double sink

Bath Vinyl  S/IR S/IR Sink, Lav, S/O/T, W/C

Master Bath Marble S/R S/IR W/C, Lav, Stalls

Master BedroomCarpet S/R S/IR Cathedral Ceiling, Balcony

Bedroom Carpet S/R S/R Cathedral Ceiling

The residence is composed of a sectionthatwaizA £ G Ay GKS mppnQaz | yR
electricity, and a modern twstory addition built in 199. The older section was remodeled into

a kitchen, a bathroom and an enclosed porch. In addition, there are two wood decks and a
balcony. Theeasidence is in average to good condition but no structural or pest reports were
provided.
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