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NAPA VALLEY GROWTH NAPA COUNTY FARM BUREAU  

October 30, 2015 

  Napa County 
Agricultural Protection   
Advisory Committee: 

  Issues, Recommendations, and  
  What it All Means to Napa County 
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INTRODUCTION 

Agriculture must mediate between nature and the human 
community, with ties and obligations in both directions... 

Contexts become wrong by being too small - too small, that is,  
to contain the scientist or the farmer or the farm family or the 

local ecosystem or the local community…  Wendell Berry 
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ISSUES 

2011 – How much wine-related retail should be allowed? 

2012 – How much non-Napa wine production should be allowed? 

2013 – How should the 75% rule be applied? 
         – How late should tasting rooms stay open? 
         – What level of traffic increase is acceptable? 

2014 – When should variances be approved? 
         – When does public art become winery advertising? 
         – How much noticing should the public receive?  
         – What should a winery look like? 
         – When does a winery become an event center? 
         – Is there enough water for wineries in hillside areas? 

2015 - What role should violations play in permit approval? 
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ISSUES 

While more attention has been focused on winery use permits, 
the total number of annual new and modified approvals has been 
generally decreasing over the past decade. 

NUMBER OF APPROVED WINERY USE PERMITS  
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ISSUES 

The amount of new wine 
production approved annually has 
also been steadily decreasing 
since 2012.  This year may be the 
lowest total increase in the past 
decade. 

The amount of total new visitors 
(tasting and marketing combined) 
approved annually has also been 
steadily decreasing since 2012.  
Again, this year may be the 
lowest in the past decade.  
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ISSUES 

MARCH 10, 2015 
SPECIAL JOINT MEETING ON THE  

CUMULATIVE IMPACTS OF NEW DEVELOPMENT  
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ISSUES 

The joint meeting between the Board of Supervisors and the 
Planning Commission was attended by approximately 450 members 
of the public.  Several issues of concern emerged, including:  

• Increase in wine production has outpaced local grape yields;  
• Growth of small wineries, particularly in hillside areas; 
• Reliance on direct-to-consumer marketing for wine distribution; 
• Imbalance between job wages and housing prices has led to 
significant commuting, resulting in traffic congestion;  
• Importance of hotel tax revenues to local government; 
• Wineries and tourism make up 26% of employment;  
• Production and visitation in the wine industry is concentrated; 
• The 75% rule applies to only 20% of total wine production; and 
• Potential for 4,500 new wineries and 89,000 acres of vineyards. 
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PROCESS 

On March 10, 2015, the Board of Supervisors  
directed staff to take the following actions: 

1. Complete the Climate Action Plan; 

2. Revise the Circulation Element of the  
General Plan, including preparation of a  
draft traffic mitigation fee;  

3. Work with the cities to discuss joint efforts to  
address regional land use issues; and 

4. Establish an advisory committee to review County policies and 
regulations regarding winery development.   
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PROCESS 

Agricultural Protection Advisory Committee 

 Formed by the Board of Supervisors on March 24, 2015 

 Must complete its work by September 2, 2015. 

 Composition of the committee; 
•  wine industry (2);  
•  agriculture (2);  
•  businesses (2):  
•  cities (2);  
•  environmental groups (2);  
•  neighborhood groups (2);  
•  at-large (5); and  
•  alternates (12). 
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Agricultural Protection Advisory Committee (cont’d.) 

 To be forwarded to the Planning Commission, 
recommendations must receive at least two-thirds support of 
the committee.   

 Issues to be addressed: 
• Minimum parcel size for wineries; 
• Estate grape requirement; 
• Net loss of vineyards; 
• Percentage of hospitality employees at wineries; 
• Limiting variances; 
• Temporary events; and 
• Different development standards for AP and AW zones. 
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Items that received unanimous support from the APAC and are 
being recommended by the Planning Commission: 

1. Avoid the use of variances as a principle tool for achieving compliance 
with land use regulations.  Variances may be used only when there is 
specific evidence supporting all necessary findings. 

2. Implement an annual code compliance process, including:  
a. Reporting must be submitted annually, by all wineries that have use 
permit approval within the unincorporated area; 
b. The principal officer of each winery shall sign a document certifying the 
amount of wine produced,  compliance with the 75% rule, as applicable, 
and compliance with all conditions of approval; 
c. Copies of ATTB and CDFA forms shall be provided to the County to 
verify the above information; 

RECOMMENDATIONS 
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Items that received unanimous support from the APAC and are 
being recommended by the Planning Commission (cont’d): 

d. All data collected shall remain confidential to the extent allowed 
under the law; 
e. Enforcement and compliance review fees shall be adopted to 
support the cost of the expanded compliance review; 
f. Subject to applicable law, the County shall prepare a formula for 
calculating civil penalties associated with violating wineries;  
g. A more in-depth compliance review will be held if the winery is 
exceeding their annual production limit, or is in violation of the 75% 
rule.  In-depth compliance reviews will also be held to investigate 
complaints received from the public; 

RECOMMENDATIONS 
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Items that received unanimous support from the APAC and are 
being recommended by the Planning Commission (cont’d): 

h. If it is determined that a violation has occurred, then the winery 
 must immediately comply with the conditions of its use 
permit.   An application to modify the use permit to correct the 
violation  may not be submitted for one year; 
i. Staff will provide an annual report to the Planning Commission 
 regarding the number of wineries found to be in violation 
during  the previous year, and a summary of production, crush, 
and 75%  compliance aggregate data.   

RECOMMENDATIONS 
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Items that received unanimous support from the APAC and are 
being recommended by the Planning Commission (cont’d): 

3. Develop guidelines and benchmarks for consideration of future 
winery use permits based on the format of Proposal X. 

4. Prohibit hold and haul of wastewater and related liquid by-products on 
all AP and AW zoned parcels for new wineries except during winery 
development, not to exceed one year from certificate of occupancy, or in 
an emergency situation. 

5. Share the County’s production reporting methodology with the 
five other Napa County jurisdictions and encourage annual winery data 
collection from wineries located in the unincorporated area for the 
purposes of capturing more complete data. 

RECOMMENDATIONS 
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Items that received supermajority support from the APAC and are 
being recommended by the Planning Commission: 

1. Amend General Plan Policy AG/LU-2 as follows: 

  “Agriculture” is defined as the raising of crops, trees, and 
livestock; the production and processing of agricultural products; and 
related marketing, sales, and other accessory uses.  Marketing 
activities and other accessory uses shall remain incidental, subordinate 
and related to the main use. Agriculture also includes farm 
management businesses and farm worker housing. 

  

RECOMMENDATIONS 
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RECOMMENDATIONS 

Items that received supermajority support from the APAC and are 
being recommended by the Planning Commission (cont’d): 

2. Limit the total development area, for parcels up to 40 
acres in the AP and AW zones, to no more than a cumulative 
total of 20% of a parcel, including new winery, residential and/or 
permitted uses.  The total development area for parcels larger 
than 40 acres would be capped at a fixed eight (8) acres 
maximum.   

3. Modify the County Code to include outdoor hospitality 
areas and Type 3 caves in the total area used to determine the 
maximum square footage for accessory uses for new wineries in 
the AP and AW zones.   
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Items that received supermajority support from the APAC and are 
being recommended by the Planning Commission (cont’d): 

4. Establish a process for the approval of use permits for small wineries 
that meet ALL of the following criteria.  Small wineries that meet these 
criteria may be approved by the Zoning Administrator and may be 
determined to be categorically exempt under CEQA, so long as there 
are no potentially significant environmental impacts: 

a. Include less than 5,000 square feet of enclosed building space 
b. Involve no more than 5,000 square feet of cave excavation, with all of 
the excavated cave spoils to be used on site; 
c. Produce 30,000 gallons or less per year 
d. Generate less than 40 passenger vehicle (or equivalent) trips per day, 
except on those days when marketing events are taking place, or no 
more than 15 tasting room visitors per day; 

RECOMMENDATIONS 
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Items that received supermajority support from the APAC and are 
being recommended by the Planning Commission (cont’d): 

e. Produce at least 75 percent of wine production from grapes grown 
on site (“estate grapes”), unless the farm has experienced a 
catastrophic event; 
f. Hold no more than 10 marketing events per year, each with no 
more than 30 attendees, as well as one Auction Napa Valley event with 
no more than 100 attendees; 
g. The use permit may not be modified for at least 5 years after initial 
approval by the County, to discourage speculation and/or a piece meal 
project, to the extent allowed by law;  
If any of the above criteria are exceeded in either the initial application 
or future modifications, the request may not be considered categorically 
exempt and will be heard by the Planning Commission as the decision 
making body. 

RECOMMENDATIONS 
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Items that received supermajority support from the APAC (cont’d): 

5. Limit the implementation of the recommended new requirements for 
winery use permits, including maximum winery development area, 
small winery use permit approval processes, and hold and haul 
restrictions to new use permit applications for wineries submitted after 
January 1, 2016  

 (Note: The Planning Commission has not yet taken this item up.) 

6. Adopt a rule that prohibits the net loss of vineyards as a part of 
new and/or amended winery use permits. 

RECOMMENDATIONS 
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Items that received supermajority support from the APAC and are 
being recommended by the Planning Commission (cont’d): 

7. Strongly encourage elected and appointed of the County, and their 
staffs, to take the following actions: 

a. Implement the land use policies identified in the Napa County 
General Plan update 
b. Enforce all current regulations fairly and consistently. 
c. Deny any unrealistic use permit applications and modifications that 
are depending on the excessive use of variances. 
d. Consistently follow existing procedures. 

RECOMMENDATIONS 
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Items that received supermajority support from the APAC and 
are being recommended by the Planning Commission (cont’d) 

e. Discontinue creative efforts to justify projects on non-   conforming 
parcels. 
f.    Be consistent in the interpretation, application and 
 enforcement of all use permits. 
g. Complete items the County Board of Supervisors and 
 Planning Commission identified at the joint special 
 hearing on March 10, including: 

•  County Climate Action Plan 
•  Circulation Element of the General Plan 
•  Summit of County, City, and Town officials to discuss 

joint efforts to address regional land use and 
transportation issues. 

RECOMMENDATIONS 
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Items that did not receive supermajority support from the APAC 
and are not being recommended by the Planning Commission: 

1. Retain the existing 10-acre minimum parcel size for all new 
wineries.   

2. Increase the minimum parcel size for new wineries to 40 acres in 
both the AP and AW zones.  

3. Establish a small winery use permit for new facilities on parcels of 
10 to 40 acres. 

4. Require a minimum amount of estate grapes for all new and/or 
amended winery use permits. 

RECOMMENDATIONS 
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Items that were not specifically considered by the APAC and 
are not being recommended by the Planning Commission: 

1. Should a majority of winery employees be engaged in vineyard 
and/or production operations? 

2. Should temporary events be included as a part of winery use 
permits? 

3. Should there be different development standards for AP and 
AW zoning? 

RECOMMENDATIONS 
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On September 15, 2015, staff requested that the Board of 
Supervisors provide direction to the Planning Commission regarding 
their consideration of the recommendations from the APAC.  The 
Board provided four directives to the Commission: 

A.  Develop draft policies that are supported by the specific action 
item recommendations; 

B. Prioritize consideration of those recommendations that received 
unanimous or support by a supermajority of the APAC; 

C. Forward recommendations to the Board of Supervisors as soon 
as possible, so that the Board can provide direction to staff; and 

D. Focus on broad brushstrokes, instead of the details.   

RECOMMENDATIONS 
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Planning Commission Issues: 

In addition to the issues assigned to the APAC for recommendation, 
the Planning Commission has taken the initiative to address 
several key policy concerns: 

  What standards should be used to evaluate proposed tasting room 
and marketing visitation proposals? 

  Should patios, rooftops, lawns and other outdoor hospitality areas 
be included when calculating accessory use space in wineries? 

  Does the County need design review standards to address public 
art and winery architecture? 

RECOMMENDATIONS 
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RECOMMENDATIONS 

Next Steps 

The Planning Commission is required to complete its recommendations 
to the Board of Supervisors by November 10, 2015. 

The Board can add, delete, or modify the recommendations and will 
provide direction to staff. 

Staff will draft ordinances and General Plan policies to implement the 
Board’s direction, and will hold public workshops on the draft language.   

Staff will prepare the appropriate documents pursuant to the California 
Environmental Quality Act. 

Hearings on the draft ordinances and policies will be held before the 
Planning Commission and Board of Supervisors.  
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WHAT IT ALL MEANS 
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WHAT IT ALL MEANS 
The Winery Definition Ordinance has worked extraordinarily well over 
the past quarter century, relying on a stable balance of interests. 

• The County needs agriculture to keep farming profitable and to 
prevent Napa from being absorbed into the Bay Area metropolitan 
region. 

• The Cities need agriculture to attract visitors for their growing 
hospitality businesses. 

• Agriculture and the Cities need the County to manage land use 
development to preserve the rural character that brings people here, 
and to ensure that growth can be supported.   

• Agriculture and the County need the Cities to provide hotels and 
restaurants for visitors and to provide housing and services for 
employees. 
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WHAT IT ALL MEANS 

But, the WDO was adopted in 1990 and has not been updated since.  
Other things that happened 25 years ago include: 

• George H. W. Bush was President; 
• The Dow Jones was at 2,700; 
• Gold was under $400/ounce; 
• The USSR and East Germany both existed;  
• Nelson Mandela was released from prison; 
• The World Wide Web was in beta testing; 
• The top movie was “Home Alone;” 
• The Oakland A’s were in the World Series; 
• Joe Montana played in the Super Bowl; 
• Napa Cabernet grapes sold for $1,600/ton; 
• Napa County had 111,000 people; and 
• The median home price was $350,000. 
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Pressures are more intense in Napa today than they were in 1990.  

Currently, the highest quality vineyards are appraised at $400,000 to 
$500,000/acre.  While as farmland, this is incredibly valuable, it does 
not compare to raw land in the Bay Area that has been designated for 
development. 

Walnut Creek (2015): $1 million/acre 
Dublin (2014): $1 million/acre 
Fremont (2014): $3 million/acre 
San Jose (2014): $4 million/acre 
Peninsula (2014): $5 million/acre 

WHAT IT ALL MEANS 



31 

WHAT IT ALL MEANS 

COUNTY MEDIAN HOME PRICE 
JULY 2015 

San Francisco $1,353,450 
San Mateo $1,300,000 
Marin $1,169,900 
Santa Clara $980,000 
Contra Costa $836,020 
Alameda $812,810 
Napa $623,970 
Sonoma $566,980 
Solano $352,850 

By Bay Area Standards, Napa County is Affordable 
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Over the last 25 years, the Napa Valley has added: 
• 30,000 new residents; 
• 800,000 more annual tourists; 
• 16,000 new acres of vineyards; and 
• 230 new wineries. 

WHAT IT ALL MEANS 
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Over the last 25 years, the Napa Valley has added: 
• 30,000 new residents; 
• 800,000 more annual tourists; 
• 16,000 new acres of vineyards; and 
• 230 new wineries. 

In the next 15 years, the Napa Valley is expected to add: 
• 14,000 more residents;  
• 20,000 new registered vehicles; 
• 5,703 new homes;  
• 85 new wineries and 10,000 acres of new vineyards; and  
• 15,000 new jobs. 

WHAT IT ALL MEANS 
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Over the last 25 years, the Napa Valley has added: 
• 30,000 new residents; 
• 800,000 more annual tourists; 
• 16,000 new acres of vineyards; and 
• 230 new wineries. 

In the next 15 years, the Napa Valley is expected to add: 
• 14,000 more residents;  
• 20,000 new registered vehicles; 
• 5,703 new homes; and 
• 15,000 new jobs. 

By 2030:  
• A majority of Napa residents will be Hispanic and Asian; and 
• There will be more senior citizens than children. 

WHAT IT ALL MEANS 
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The children who are currently in kindergarten  
will live to see these changes before the time they turn 21.   

WHAT IT ALL MEANS 

What steps do we need to 
take today, to ensure that 
Napa Valley continues to be 
one of world’s pre-eminent 
wine regions, a desirable 
tourist destination, a place of 
scenic beauty, home to a 
flourishing environment, and 
a strong community in which 
to raise your family? 

Solving future challenges to ensure that the Napa Valley will be a 
better place for the next generation – that’s what this is all about. 
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The ultimate goal of farming  
is not the growing of crops,  

but the cultivation and perfection  
of human beings.    

- Masanobu  Fukuoka 

WHAT IT ALL MEANS 
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THANK YOU 

David Morrison, Director 
Napa County Planning, Building, and 
Environmental Services Department 

(707) 253-4805 
david.morrison@countyofnapa.org 


