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Board Agenda Letter Main: (707) 2534580
Board of Supervisors Agenda Date: 12/17/2024 File ID #: 24-2092
TO: Board of Supervisors
FROM: Brian D. Bordona, Director Planning, Building and Environmental Services

REPORT BY:  Donald Barrella, Principal Planner
SUBJECT: Williamson Act Agricultural Preserves and Contracts 2024

RECOMMENDATION

PUBLIC HEARING - Williamson Act Agricultural Preserves and Contracts 2024

Adopt a Resolution establishing certain Agricultural Preserves (Types A & H), and approve and authorize thirty
three (33) new contracts as identified in the attached Resolution, which includes recission of five (5) existing
contracts and replacing them with six (6) new contracts. (Fiscal Impact: less annual property tax revenues;
General, Library and Fire Funds; Not Budgeted; Discretionary)

BACKGROUND

On January 25, 2011, the Board of Supervisors reviewed the California Land Conservation Act (CLCA)
program as a result of the elimination of the State subvention funds and SB 863. The Board discussed the
provisions of Senate Bill (SB) 863, acknowledging that non-renewal of Williamson Act contracts would have
little immediate effect (because of the 9-year phase out), and emphasized that continued participation in the
Williamson Act program is consistent with the County's general plan focus on agricultural preservation values.
The Board unanimously voted to continue Napa County's participation the CLCA as currently administered.
Presently the County only offers Agricultural Preserve Contracts.

In total, there will be an increase of approximately 1,361.7-acres of new contracted land under Williamson Act
brought about by the requested action. The six (6) replacement contracts encompass approximately 766.33-
acres.

All proposed Agricultural Preserves are located on lands that have either an Agricultural Resource (AR) or
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Agriculture, Watershed and Open Space (AWOS) General Plan Land Use Designations, and an Agricultural
Preserve (AP) or Agricultural Watershed (AW) Zoning Designation, all of which provide for agriculture as the
predominant use, and generally limit uses allowed on such parcels to agriculture and other uses deemed
compatible with agriculture. Pursuant to the California Land Conservation Act an "Agricultural Preserve"
means an area devoted to either agricultural use, recreation use, open-space use, or combination thereof
(Government Code Section 51201(d)). Therefore, the proposed Agricultural Preserves are consistent with the
County's General Plan and Zoning designations, in that agriculture is the predominant use specified for each.

Twenty-seven (27) New Contracts for Year 2024/2025:

Requestor: Type: APN: Acreage:
1) Venter Trust H 047-290-026 & ptn. 047-290-027 13.74
2) Mason Revelette A 027-450-025 12.0
3) Caldera Ranch LLC. H 021-072-044 40.0
4) 2339 Pickett Road LLC. H 018-050-075 54.44
5) 2339 Pickett Road LLC. H 018-050-074 59.06
6) Hundred Acre Wine Group H 018-050-064 44.84
7) Shafer Vineyards H 039-051-019 77.51
8) Shafer Vineyards H 039-051-023 40.9
9) Shafer Vineyards H 039-051-007 30.42
10) Shafer Vineyards H 039-051-021 36.1
11) Shafer Vineyards H 047-120-018 41.0
12) Shafer Vineyards H 047-120-017 42.0
13) Shafer Vineyards H 032-500-009 20.15
14) H & H Vineyards A 031-100-021 14.97
15) H & H Vineyards A 031-100-020 10.26
16) H & H Vineyards A 031-100-012 19.14
17) H & H Vineyards A 031-100-006 21.26
18) 3718 LLC. A 022-010-040 10.16
19) Double Vee Properties LLC. A 020-240-002 18.4
20) Joseph Phelps Vineyards LLC. H 025-070-058 sfap 025-410-005 sfap ~ 478.35
21) Joseph Phelps Vineyards LLC. H 025-410-006 26.67
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22) Joseph Phelps Vineyards LLC. A 027-210-027 35.24
23) Joseph Phelps Vineyards LLC. H 031-050-074 43.64
24) Joseph Phelps Vineyards LLC. A 032-400-005 32.0
25) Joseph Phelps Vineyards LLC. A 034-170-015 50.64
26) Opus One Winery LLC. H 032-540-021 73.8
27) C & C Vineyards LLC. A 017-120-026 15.1

Rescinding five (5) existing contracts and replacement with six (6) new contracts:

Contracts #P06-01191 and #P06-01192 are being rescinded and replaced by two new contracts due to a lot line
adjustment: Requestor Constellation Brands U.S. Operations Inc.

Contract #358-82 is being rescinded and replaced by two new contracts due to a condition of approval of #P19-
00069-ECPA: Requestor V Sattui Winery Inc.

Contracts #P20-00309 and #P18-00383 are being rescinded and replaced by two new contracts due to a lot line
adjustment: Requestor Peter S. Boyer and Margret G. Boyer.

New contracts being entered into due to the rescission of the contracts identified above:

Requestor: Type: APN: Acreage:
28) Constellation Brands U.S. Operations Inc.  H 027-280-079 98.16
29) Constellation Brands U.S. Operations Inc. A 027-280-078 28.35
30) V Sattui Winery Inc. H 050-380-014 421.0
31) V Sattui Winery Inc. H 050-380-017 95.5
32) Peter S. Boyer and Margret G. Boyer H 047-010-022 59.38
33) Margret G. Boyer, Trustee of the H 047-010-026 63.94

James N. Gamble Gch. Trust

Template forms of the Type A and Type H Contract being offered and entered into this year are attached. Signed
originals of the contracts requested for approval are available for review and inspection with the Board Clerk.

Notice of the Board's intent to consider and take possible action on the proposed Agricultural Preserves and
agricultural preserve contracts was published in the Napa Valley Register on Saturday December 7, 2024. For
preserves located within a mile of an incorporated city, e-mailed and written notice was provided to the Cities
of Calistoga, St. Helena, and Napa on November 7, 2024. On November 11, 2024, the Napa County Local
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Agency Formation Commission (LAFCO) was provided e-mailed and written notice of the Board's intent.

The California Land Conservation Act (CLCA) of 1965 and County Participation:

The CLCA, commonly referred to as the Williamson Act, enables local governments to enter into voluntary
contracts with private landowners for the purpose of restricting specific parcels of land to agricultural or related
open space use. In return, landowners may receive property tax assessments that are lower than normal because
they are based upon agricultural and open space uses as opposed to full market value. Pursuant to California
Government Code (CGC) Section 51230, the County -- by resolution and after a public hearing -- may establish
agricultural preserves and subsequently enter into agricultural preserve contracts pursuant to Section 51240 of
the CGC.

The County has been participating in the Williamson Act program since 1969 as tool for promoting agricultural
land preservation consistent with the County's agricultural heritage and General Plan agricultural preservation
goals and policies which include the following: Goal AG/LU-1, "Preserve existing agricultural land uses and
planed of agriculture and related activities as the primary land use in Napa"; and Policy AG/LU-6, "The County
will continue to study tax assessment policies which recognize the long-term intent of agricultural zoning and
the fact that agricultural land uses require a minimum of public expenditure for protection and servicing".

Napa County has designed its rules to require that each property subject to contract constitutes its own CLCA
preserve. Whether or not a parcel is eligible for a contract and associated CLCA preserve depends on its size
and agricultural use as determined by the Planning, Building and Environmental Services (PBES) Department
in cooperation with the Agricultural Commissioner. To qualify for the establishment of a CLCA preserve and
associated contract, a parcel must meet a minimum size requirement and contain a bona fide agricultural use (or
Agricultural commodity as defined by Government Code Section 51201(a). For prime agricultural land, if a
parcel is either zoned AP or meets the definition of Prime Agricultural Land within local rules, a minimum of
10 acres is required. For non-prime agricultural land (i.e. grazing land) a minimum 40-acre parcel is required.

Currently the County offers three types of contracts, Type A, Type C, and Type H. Type A and C contracts are
specific to the Agricultural Preserve (AP) zoning district, and Type H contracts are specific to the Agricultural
Watershed and Open Space (AWOS) zoning district. Type C contracts are special circumstance contracts that
allow the ability to contract a parcel between 5 and 10 acres in size provided it meets specific conditions, in
particular that at least 75% of the parcel is in commercial agriculture and that it contributes to the diversity of
crops in Napa County. Agricultural preserve contracts have a rolling 10-year term: each year the contract is
automatically renewed for an additional year, unless a notice of non-renewal is given by either the County or
contract holder/owner.

Financial Implications of the CLCA in Napa County:

As of January 1, 2024, there are 743 CLCA contracts within the County covering 926 parcels which contain
approximately 84,301 acres of land. According to the Assessor, of these 926 parcels 568 parcels receive a
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property tax benefit from CLCA contracts. The other 358 parcels are assessed at their Proposition 13 factored
base year value. The total assessed value reduction for the 568 parcels receiving a benefit is $1,235,409,924
which translates into approximately $2.2 million in reduced tax revenue for the Napa County funds. The
Assessor has indicated that the fiscal impact would be similar to those seen in prior years when new contracts
were approved. Currently there are approximately 1,537 contracted acres within the county that are in non-
renewal.

Subvention Payments:

The Open Space Subvention Act (OSSA) was enacted by the State in 1972 to provide for the partial
replacement of property tax revenue foregone as a result of participating in the CLCA. The State eliminated
subvention funding in the 2009-2010 Fiscal Year budget. In 2009, the last year the county received full
subvention funding, the subvention payment to Napa County was approximately $90,000.

To address the fiscal impacts associated with elimination of subvention payments, the Legislature passed SB
863 in 2010. SB 863 established a temporary alternative funding source for counties which might otherwise be
forced to non-renew all Williamson Act contracts due to the loss of State subventions, by providing counties a
method to backfill subvention payment by imposing a direct charge on contract holders equal to 10% of their
property tax savings. SB 863 also included a one-time appropriation of $10 million to the State subvention fund
which provided approximately $22,000 to Napa County for 2010-2011 Fiscal Year, or approximately 25% of its
normal subvention.

Requested Actions:

The Director of Planning, Building and Environmental Services requests that the Board open the public
hearing, hear public testimony, close the public hearing, and adopt a resolution establishing certain Agricultural
Preserves (Types A & H), and approving the following new, Type "A" and "H" agricultural preserve contracts
within the resulting preserves identified below. Template Type A and H Contracts that property owners
identified herein will enter into are attached for reference. The pending owner signed original contracts are with
the Department of Planning, Building and Environmental Services.

Procedural Requirements

1. Open Public Hearing.

2. Staff report.

3. Public Comment.

4. Close Public Hearing.

5. Motion, second, discussion and vote on the requested actions.
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FISCAL & STRATEGIC PLAN IMPACT

Is there a Fiscal Impact?
Is it currently budgeted?
Where is it budgeted?

Is it Mandatory or Discretionary?
Discretionary Justification:

Is the general fund affected?

Future fiscal impact:

Consequences if not approved:

ENVIRONMENTAL IMPACT

Yes

No

Potential fiscal impacts would derive from lower property tax
revenues following execution of Williamson Act contracts. No
alternate source of revenue has been identified.

Discretionary

The Williamson Act program in general, and these contracts
specifically, contribute to the preservation of agriculture in Napa
County. The primary intent of the California Land Conservation
Act (CLCA), also known as the Williamson Act, program is to
preserve the limited supply of agricultural land in the state by
discouraging premature and unnecessary conversion to urban uses.
Yes

Property taxes for properties covered by a Williamson Act contract
may be assessed at a lower level than other properties. To the
extent properties are assessed at a lower level, the County will
receive reduced tax revenue. Property owners receive a reduction
in property taxes depending on whether they are assessed at the
lower of their factored Proposition 13 base year value or the
restricted CLCA value. Estimated decreases in County property tax
revenue resulting from the proposed new contracts were not
provided. The Assessor has indicated that the fiscal impact would
be similar to those seen in prior years when new contracts were
approved.

The County would not be providing an incentive for keeping land
in agricultural production, which is the intent of the County's
approved General Plan.

ENVIRONMENTAL DETERMINATION: Categorical Exemption Class 17: Open Space Contracts or
Easements. It has been determined that this type of project does not have a significant effect on the environment
and 1s exempt for the California Environmental Quality Act. [See Class 17 (Open Space Contracts or

Easements) which may be found in the guidelines for the implementation of the California Environmental
Quality Act at Title 14 CCR Section 15317.]
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