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Responses to John Janneck’s Comments:
Cover Letter (LV-6)

Comment
No.

LV-6-1

Comment

Please refer to specific comments below.

LV-6-2

Please refer to response to comment letter LV-6-2.

LV-6-3

The applicant’s submitted Oak Tree Inventory (comment letter LV-6-12) has been reviewed, and
the Applicant’s Mitigated Project Alternative is included in the Recirculated Draft EIR (2013) and
Final EIR. Please refer to these current documents.

LV-6-4

Please refer to the Recirculated Draft EIR (2013) Biological Resources, Water Resources, and
Alternatives sections, and Final EIR regarding impacts to Los Berros Creek and steelhead.

LV-6-5

Please refer to the Recirculated Draft EIR (2013) Alternatives section and Final EIR regarding
impacts to archaeological resources.

LV-6-6

The County concurs that clustered development can be used as an incentive to protect and
preserve large areas of farmland. The proposed project was evaluated based on its design, the
baseline environmental setting, consultation with the County Agricultural Commissioner's office,
and review of the applicable County ordinances and policies. Please refer to the Recirculated Draft
EIR (2013) and Final EIR regarding Water Resources and agricultural water supply, which
incorporates additional information provided by the applicant regarding vineyard irrigation. Any
inaccuracies specifically noted by the applicant are addressed in this response to comments
chapter, as noted.

LV-6-7

Based on review by the County Agriculture Department, the permanent conversion and loss of
existing productive Farmland would result in a significant adverse impact, as documented in EIR
Section V.B. Agricultural Resources. The applicant’s proposal to replace removed vineyards would
reduce the identified impact, but would not fully mitigate the permanent loss of productive Farmland
because there is no guarantee that the replacement vineyards would be equitable, and the County
cannot mandate agricultural production in the long-term.

LV-6-8

Please refer to responses to specific comments from the applicant’s consultant, ATE (comment
letter LV-19).

LV-6-9

Please refer to responses to specific comments from the applicant’s consultant, ATE (comment
letter LV-19) and response to comment LV9-21 regarding the emergency access proposal.

LV-6-10

Please refer to responses to specific comments from the applicant’s consultant, ATE (comment
letter LV-6-8) and RRM (comment letter LV-7).

LV-6-11

Please refer to the Final EIR, which includes an updated air emissions model.

LV-6-12

Please refer to Final EIR Section V.I. Noise, NS Impact 2, for clarification regarding the noise
impact determination.

LV-6-13

As noted in the EIR, the project would subject sensitive receptors (residents) to daytime and
nighttime noise exceeding identified acceptable thresholds of significance. The applicant’s current
proposal for a noise wall at the processing facility would address daytime noise; however, nighttime
noise generated by agricultural equipment would not be mitigated by the applicant’s proposed
buffers, and this impact would remain significant based on the County Noise Element.

LV-6-14

Please refer to Final EIR Section V.A. Aesthetics, 4. Impacts Assessment and Methodology, which
outlines the sound practices which were conducted to assess potential impacts. When compliance
with an existing regulation alone would not avoid or reduce identified significant effects, additional
mitigation may be required. The aesthetics analysis assumes that required Highway Corridor
Design Standards would be implemented, and notes that “Further review and analysis is required
for projects requiring a discretionary permit, such as subdivisions. Based on the size, density, and
location of proposed development, the project appears inconsistent with the intent of the Highway
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Comment
No.

Comment

Corridor Design Standards to preserve the existing rural landscape as seen from the highway, and
implementation of the standard guidelines would not sufficiently mitigate potential visual impacts”
(refer to EIR Section V.A. Aesthetics, 2. Regulatory Setting, f. San Luis Obispo County General
Plan Land Use Element South County Area Plan). As noted in Final EIR Section V.A. Aesthetic
Resources, the project site makes up a portion of the last remaining visible open space east of the
highway between the urban areas of Nipomo and Arroyo Grande, and Newsome Ridge is identified
as a Sensitive Resource Area (SRA-47) in the County Agriculture and Open Space Element. The
County Open Space Element includes policies to identify and protect open space, prevent urban
sprawl, and reduce visibility of structures as seen from Highway 101. The identification of visual
protection standards within the greenspace areas between urban areas along the Highway 101
corridor in San Luis Obispo County (including the project site) is a clear indicator of visual
sensitivity. Although Highway 101 is used by commuters and commercial truckers, it is also used
by tourists, visitors, and residents and the change in visual character from agricultural/rural to
residential use would be noticeable, even at high vehicle speeds.

LV-6-15

Please refer to response to comment LV9-21 regarding the emergency access proposal, based on
current communications with Caltrans and Calfire.

LV-6-16

A specific site for a fire station has not been identified by the applicant or Calfire to date. The set-
aside of location would not include construction or operation of the facility, and construction of the
facility may result in impacts on the environment depending on the location.

LV-6-17

Please refer to Recirculated EIR and Final EIR Section V.P. Water Resources regarding water
supply and demand.

LV-6-18

Please refer to Recirculated EIR and Final EIR Chapter VI Alternatives Analysis, which
incorporates the Applicant’s Mitigated Project Alternative.

LV-6-19

Please refer to responses to specific comments above and below.
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Responses to John Janneck’s Comments:
Main Comment Document (LV-6-1)

Comment
No.

LV-6-1-1

Comment

Please refer to specific comments below. Regarding density calculations, please refer to response
to comment LV8-15 and responses to the ESA technical study.

LV-6-1-2

Please refer to specific comments below, and noted references to responses to recent comments.
Please refer to response to comment LV10-27 regarding the Cayucos Viewshed Ordinance, which
was repealed by the County Board of Supervisors in 2010 and was not applicable to the project
site.

LV-6-1-3

Please refer to response to comments LV9-60 and LV9-102 regarding the photo-simulations.
Visual simulations submitted by the applicant’s consultant, RRM (comment submittal LV-6-4) were
reviewed by the County. Please refer to response to comment LV9-102.

LV-6-1-4

Please refer to response to comment LV9-102.

LV-6-1-5

The photos presented in the EIR are not manipulated, and provide a more accurate presentation of
how the project would be viewed by the public, as seen from public viewing areas. The wide-view
of the photo provides context of the development in relation to topography, vegetation, and other
development in the area. The simulations of the structures are based on a potential worst-case
scenario, and as shown in the Mitigated Photo-simulations, demonstrate that implementation of
mitigation would reduce visual impacts, as noted in the EIR.

LV-6-1-6

Please refer to response to comments LV16-26 through LV16-29 and LV16-32 regarding the
applicability of the Sensitive Resource Area (SRA) and Highway Corridor Design Standards
designations, and characterization of the visual setting.

LV-6-1-7

Please refer to response to comment LV10-26 regarding Highway Corridor Design Standards. The
project is an agricultural cluster; however, the development is located throughout the site,
extending approximately 2.5 miles from west to east, resulting in varying degrees of visibility as
seen from Highway 101 and local public roads. The project is analyzed as proposed.

LV-6-1-8

Based on the Project Description (EIR Chapter IIl), the project does not include height or size
limitations that are less than allowed by the County Land Use Ordinance. The analysis assumed
that future development would comply with the Highway Corridor Design Standards (25-foot height
maximum). The County concurs that incorporation of the 25-foot height limit both within and
outside of the Highway Corridor Design Standard overlay would reduce visual effects. As noted in
the EIR, the development would be potentially inconsistent with the intent of the Standard guideline
to retain land in open space in new land divisions that would preserve existing views (refer to Final
EIR Section V.A. Aesthetics, AES Impact 5). The general standards do apply to both ministerial
and discretionary projects. For discretionary projects, the project is evaluated to determine if the
standards alone are adequate to mitigate visual impacts; if they are not, additional mitigation
measures and/or conditions of approval may be required.

LV-6-1-9

As noted in Final EIR Section V.A. Aesthetic Resources, 2. Regulatory Setting, Open Space Policy
25 proposes the protection of scenic vistas, and includes five policies applicable to new
development., including location of structures, roads and grading to minimize visual impact,
location of structures below ridgelines and hilltops so that silhouetting does not occur, use of
natural landforms and topography to screen development, or use of screening vegetation, use of
colors that are taken from the natural landscape, and minimized view of utilities. The County
decision makers will consider the balance of resources, and consistency with Open Space Policy
25 upon consideration of the project.

LV-6-1-10

The applicant’s stated acceptance of visual impact mitigation measures is noted. The County’s
interpretation, assessment, and applicability of the Highway Corridor Design Standards are
presented in the EIR for consideration by the County decision makers.

Final EIR

X.B.-286



Laetitia Agricultural Cluster Tract Map and CUP X. Response to Comments

Comment
No.

LV-6-1-11

Comment

Please refer to responses to comments LV10-26 and LV10-27 regarding standards applicable to
the project and Highway 101 corridor.

LV-6-1-12

Please refer to response to comment LV16-29. Past precedent when conducting visual analysis is
limited due to specific conditions and context of a project site. An impact that may not be
significant in one location may be significant in another due to the differences in the environmental
setting and other factors.

LV-6-1-13

The County disagrees with the commenter that the views are “common” because the character of
the site is dominated by the vineyards and undeveloped upper elevations of the hillsides and
ridgelines to the east, which have high scenic value as evidenced by identified Highway Corridor
Design Standard and SRA designations.

LV-6-1-14

Photo locations (KVAs) identified in the EIR do not show the most visible, or the least visible,
locations, but rather a reasonable representation of project visibility as seen from public roadways.
The EIR photo-simulations referenced in the comments below were prepared based on use of
pylons, which were set at heights of 25 and 35 feet to provide a sound basis for the photo-
simulations, and accurate depiction of residences prior to and following application of mitigation
measures. The simulations show detailed structural elements and exterior colors. Specific
comments regarding impact determinations and the related photo-simulations are addressed
below.

LV-6-1-15

Please refer to response to comment LV-6-1-14 above. Regarding KVA-5, the photo was taken
from the east side of Highway 101, and is not located on an elevated hillside. The southbound
lanes of Highway 101 can be seen in the right edge of the photo. As shown in the photo, the
topography between the short distance between the Highway and the photo location is nearly level.
Upon comparison of photos, the RRM photo (RRM-5) appears to be taken from a similar location,
and the photo-simulations appear to incorporate measures including height limitations and use of
brown-exterior colors only for all structural elements. No additional improvements typically
associated with residential development are shown in the applicant’s photo-simulations. The
change in visual character is clearly noticeable in the EIR’s photo-simulations, even excluding the
closer-in view.

LV-6-1-16

The photo location for KVA-1 is directly adjacent to the Highway 101 southbound lanes, and the
corresponding photo-simulation (Figure V.A.-4) provides a reasonable representation of the
structure on Lot 46, prior to inclusion of mitigation measures.

LV-6-1-17

The EIR photo for KVA-6 does show existing agricultural production development proximate to
Highway 101, and other development in the hillsides. As shown in the photo, the upper elevations
of the hillsides, as seen from Highway 101, are undeveloped. As shown in the photo-simulations,
the project would introduce residential development in these upper elevations, portions of which are
located within a Sensitive Resource Area designation for Newsome Ridge. The change in visual
character is clearly noticeable in the EIR’s photo-simulations (Figure V.A.-19), even excluding the
closer-in view.

LV-6-1-18

The change in visual character is clearly noticeable in the EIR’s photo-simulations (Figure V.A.-22),
even excluding the closer-in view.

LV-6-1-19

Please refer to response to comment LV-6-1-14 above, and responses to specific comments
below.

LV-6-1-20

Please refer to response to comment LV-6-1-15. Figure V.A.-10 shows the silhouetting of sub-
cluster D as seen from KVA-3 (Highway 101 southbound lanes) and Figure V.A.-11 shows the
silhouetting of a structure on Lot 101 as seen from KVA-4. AES Impact 5, which identifies impacts
related to the development of Sub-cluster A (Lots 1 through 23) does not include silhouetting above
the ridgeline as a contributing factor related to Sub-cluster A. The impact discussion states that
development of Sub-cluster A would contribute to a degradation of rural visual character as seen
from Highway 101, which is demonstrated in the photo-simulations in the EIR, and as shown in the

Final EIR
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Comment
No.

Comment

applicant’s submitted photo-simulations. As shown in Figure V.A.-1, Sub-cluster A is within
Sensitive Resource Area 47. The Applicant’s Mitigated Project, which incorporates noted changes
to the tract design, is assessed in EIR Chapter VI Alternatives Analysis.

LV-6-1-21

Please refer to response to comment LV-6-1-15.

LV-6-1-22

The applicant’s Mitigated Plan is incorporated into Recirculated EIR and Final EIR Chapter VI
Alternatives Analysis. The recommended edits are not incorporated into the noted EIR section
because they do not pertain to the proposed project.

LV-6-1-23

The EIR Impact Assessment and Methodology section remains unchanged, because the analysis
includes the methodology implemented by the County’s consultant. The applicant’s submitted
analysis will be considered by the County decision makers, as a part of the record.

LV-6-1-24

It is a reasonable assumption that the future development of residential lots would include features
that would maximize views from the residence; therefore, the recommended change is not
incorporated into the EIR.

LV-6-1-25

The EIR analysis assumed that structures would be constructed consistent with the Land Use
Ordinance, and the EIR section remains unchanged. The applicant’s statement agreement to
reduced heights on lots unspecified in the comment would reduce visual impacts where
implemented. The statement that larger residences would potentially be more visible is a
reasonable assumption.

LV-6-1-26

It is reasonable to assume that future landowners would want to retain views from their property.
Structures located within the Highway Corridor Design Standard overlay would be required to
provide 50% screening, as noted in the EIR, and mitigation measure AES/mm-6 includes this
requirement for all structures. No changes to the EIR are necessary.

LV-6-1-27

The EIR analysis assumes that views from Highway 101 would be from moving vehicles, and the
photo-simulations, by nature, provide a snap-shot of visibility from noted KVAs. The additional
discussion provided by the applicant does not consider passengers of vehicles, who are more likely
to be looking out the front or side window at the project site. No changes to the EIR are necessary.

LV-6-1-28

The recommended changes are not incorporated into the EIR because it does not provide
independent, objective, assessment of visual impacts. The long-term impact is a correct
characterization; as noted under AES/mm-1, mitigation is identified that would reduce the identified
impact to less than significant.

LV-6-1-29

The visual impact analysis considers views from public areas, including roadways such as Highway
101. Based on the analysis, the project would result in a change in visual character, and mitigation
is identified to address this impact.

LV-6-1-30

Rural visual character is evident during both day and night-time hours, due to the presence or
absence of light, glare, and effects on the dark sky and dark hillsides and ridgelines. AES/mm-7
has been modified in the Final EIR as follows (new text is italicized):

Prior to approval of the subdivision improvement plan, the applicant shall medify-the submit a final
lighting plan that is consistent with the following measures as-follows:

a. Post lighting shall only be used at the ranch headquarters and-the-equestrian-facility, and
shall be fully shielded from public roadways.

b. All lighting required along roadways shall be shielded bollard lighting maximum four feet
tall and only used to delineate intersections and critical driving decision points.

C. Lighting shall be the minimum required by county ordinance for a private residential
development.

d. Lighting shall not shine light or glare upwards.

LV-6-1-31

Based on the analysis in the EIR, the impact determination for AES Impact 4 remains significant
and unavoidable, unless a revised tentative tract map is submitted by the applicant. The
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requirement for 50 percent vegetation screening and reduction in building heights on Lots 46 and
87-91 would not avoid the significant change in rural visual character due to the presence of
residential development in currently undeveloped areas, particularly along Newsome Ridge (SRA
47). The regulatory setting discussion and mitigation measures identify height limits, as required by
the LUO, and as identified to mitigate visual impacts. The applicant’s noted project changes are
reflected in the Applicant's Mitigated Plan, included in Recirculated and Final EIR Section VI
Alternatives Analysis.

LV-6-1-32

The EIR correctly notes that Lots 1 through 12 and 16 through 23 (Sub-cluster A) are within the
SRA-47 overlay. These lots are also located within the Highway Corridor Design Standard
Overlay, as shown in the South County Rural Area Standards. The analysis considers and
incorporates consistency with required standards, and provides a reasonable analysis of potential
visual impacts. The noted changes presented in the Applicant’s Mitigated Plan are addressed in
Recirculated and Final EIR Chapter VI Alternatives Analysis.

LV-6-1-33

The impact analysis, as presented, identifies impacts that would result upon implementation of the
project as proposed. The residual impacts, following incorporation of identified mitigation
measures, are appropriately noted in the Residual Impacts discussion. Noted changes to the
tentative tract map are addressed in Recirculated and Final EIR Section VI Alternatives Analysis.

LV-6-1-34

Impacts associated with the construction of Main Road 2, Road A, and the water tank are captured
in AES Impact 4. Relocation or modifications to these elements is recommended to avoid
significant visual impacts. The applicant has incorporated many identified tract map changes in the
Applicant’s Mitigated Plan, which is addressed in Recirculated and Final EIR Section VI
Alternatives Analysis.

LV-6-1-35

Based on review of the applicant’s plans for the recreation facility ranch headquarters, the
appearance of the structure would not look like a working ranch, and would potentially be
inconsistent with the rural character of Upper Los Berros Road. The EIR discussion remains
unchanged.

LV-6-1-36

The Final EIR has been modified by removing the analysis of the equestrian facility, including
removal of Draft EIR AES Impact 8 and associated Draft EIR mitigation measure AES/mm-20.

LV-6-1-37

Impacts associated with the development of Sub-cluster C are addressed under AES Impact 4.
The Applicant's Mitigated Plan is addressed in Recirculated and Final EIR Section VI Alternatives
Analysis.

LV-6-1-38

Proposed Lots 74 through 85 within Sub-cluster D are not located within SRA-47 or the Highway
Corridor Design Standard Overlay. Draft EIR AES Impact 9 (Final EIR AES Impact 8) addresses
the impact resulting from the proposed project; residual impacts following implementation of
recommended mitigation measures is appropriately discussed under Residual Impacts.
Identification of the 25-foot height limitation is recommended to avoid silhouetting of the structures,
as seen from Highway 101. The applicant has incorporated many identified tract map changes in
the Applicant’s Mitigated Plan, which is addressed in Recirculated and Final EIR Section VI
Alternatives Analysis.

LV-6-1-39

The noted intermediate ridgeline does contribute to the rural character of the area; therefore, this
statement remains unchanged in the Final EIR. The applicant has incorporated many identified
tract map changes in the Applicant’s Mitigated Plan, which is addressed in Recirculated and Final
EIR Section VI Alternatives Analysis.

LV-6-1-40

Lots 87 through 91 are located within both the SRA-47 and Highway Corridor Design Standards
Overlays. Although these structures are located over a mile from Highway 101, the hillsides are
currently undeveloped and development of noted lots would change the rural character of the
hillsides and result in silhouetting above the ridgeline. The Applicant’s Mitigated Plan is addressed
in Recirculated and Final EIR Section VI Alternatives Analysis.

Final EIR
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LV-6-1-41

Comment

Figure references have been updated based on restructuring of the Final EIR. Otherwise, no other
changes are incorporated into the Final EIR related to this comment.

LV-6-1-42

Draft EIR AES Impact 10 (Final EIR AES Impact 9) provides a reasonable characterization of the
impact resulting from the construction of the wastewater treatment facility because the structure
would increase noticeability of the project and would be inconsistent with existing rural character.

LV-6-1-43

Regardless of allowable use determinations, the construction of the dude ranch would have an
adverse effect on the rural visual character of the Upper Los Canyon roadway corridor.
Modifications to this section include references to the equestrian center, which has been removed
from the applicant's Conditional Use Permit request.

LV-6-1-44

The EIR’s description of cumulative changes to rural visual character is reasonable, because
visible land between the southern boundary of the project site north to development associated with
the city of Arroyo Grande is generally undeveloped and agricultural and rural in nature. The
applicant has incorporated many identified tract map changes in the Applicant's Mitigated Plan,
which is addressed in Recirculated and Final EIR Section VI Alternatives Analysis. The
characterization of the vegetation planted along the Highway 101 corridor is reasonable.

LV-6-1-45

The EIR’s description of cumulative changes to rural visual character from Upper Los Berros Road
is reasonable, based on the existing visual setting in this area.

LV-6-1-46

The EIR assumes that the applicant would be required to comply with the Land Use Ordinance,
including Highway Corridor Design Standards. Additional mitigation is identified, which would
reduce noted aesthetic impacts; however, as noted, individual components of the project would be
visible in varying degrees as seen from Highway, and as a whole would result in a cumulatively
considerable change in visual character as seen from Highway 101.

LV-6-1-47

Please refer to responses to specific comments below. The measures identified by the applicant in
the project description are considered in the EIR analysis.

LV-6-1-48

The EIR does not ignore County polices that promote agricultural cluster development as a means
to preserve agricultural resources. Discretionary review of agricultural clusters is required,
including an assessment of potential impacts to Farmland and land use compatibility. The policies
do not promote the conversion of productive farmland into non-agricultural development, but rather
require the protection of existing agricultural resources and production. Please refer to
Recirculated EIR and Final EIR Section V.P. Water Resources regarding water supply. Please
refer to specific comments below regarding agricultural buffers. The EIR notes that the tentative
tract map is vested, and the 2003 Land Use Ordinance is applicable.

LV-6-1-49

The EIR analysis considers the applicant’s mitigation measures, and determined that these
measures would not reduce identified significant impacts to agricultural resources to less than
significant. The applicant’s statement will be considered by the County decision makers.

LV-6-1-50

The CEQA Guidelines and the County’s Initial Study Checklist clearly identify the following
threshold, included in the EIR: “Would the project convert Prime Farmland, Unique Farmland,
Grazing Land, or Farmland of Statewide Importance (Farmland) as shown on the maps prepared
pursuant to the Farmland Mapping and Monitoring Program of the California Resources Agency, to
non-agricultural use?” The EIR assesses potential impacts related to this threshold based on the
baseline environmental setting, which includes mapped Farmland and productive vineyards.

LV-6-1-51

The noted mitigation measures identified by the commenter are incorporated into the project
description. Please refer to responses to comments LV8-13 and LV9-17 regarding the proposal to
plant additional vineyards to replace proposed removed vineyards. Compliance with the
Agriculture Cluster Ordinance would preserve a majority of the project site as required; however, it
would not protect the currently productive land to be converted to non-agricultural use.

LV-6-1-52

Please refer to responses to comments LV9-17 and LV10-12.

LV-6-1-53

Please refer to Final EIR Section V.B. Agricultural Resources, 5. Project-specific Impacts and
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Mitigation Measures, 3) Water Usage, which has been updated based on Recirculated EIR and
Final EIR Section V.P. Water Supply.

LV-6-1-54

The EIR’s assessment of use of treated wastewater for crop irrigation was based on the applicant’s
proposal to apply the water within a defined area. Compliance with mitigation measure AG/mm-4
would address this potential impact.

LV-6-1-55

The proposed project would extend for approximately 2.5 miles through the project site, and as
noted, would result in impacts to agricultural resources. The EIR correctly identifies the acreage of
agricultural land that would be converted to non-agricultural use as a result of the project, and the
analysis considers the baseline environmental setting, which includes productive vineyards.
Please refer to response to comment LV-6-1-50 above regarding the applicable threshold of
significance. The project’s contribution to the cumulative loss of Farmland in the County is more
appropriate under the cumulative impacts analysis.

LV-6-1-56

The ranch headquarters/homeowner’s association facility does not include elements that are
predominantly agricultural in nature. The other uses, including the wastewater treatment facility,
storage ponds, and roads would be located within the identified agricultural easement area. Please
refer to responses to comments LV8-13 and LV9-17 regarding the proposal to plant additional
vineyards to replace proposed removed vineyards.

LV-6-1-57

Please refer to response to comment LV-6-1-51 above, and responses to comments LV8-13 and
LV9-17 regarding the proposal to plant additional vineyards to replace proposed removed
vineyards.

LV-6-1-58

Please refer to response to comment LV10-12 regarding the County Agricultural Commissioner’s
Office’s position regarding the proposed agricultural buffers. Mitigation measure AG/mm-2 and
AG/mm-3 have been modified as shown in the Final EIR based on subsequent comments and
suggestions provided by the applicant. The mitigation does not include suggested modifications to
agricultural practices, as this would place restrictions on the existing agricultural use and not the
proposed development to address potential land use conflicts. Additional recommendations
already included in the project description are not included; however, these may be considered as
conditions of approval.

LV-6-1-59

Please refer to response to comment LV-1-53, above.

LV-6-1-60

Please refer to response to comment LV-1-54 above.

LV-6-1-61

The EIR’s assessment of cumulative impacts provides a reasonable description of the project’s
cumulatively considerable adverse effect on agricultural resources. The applicant’s proposed
Homeowner’'s Association and conflict resolution measures include modifications to existing
agricultural practices, rather than restrictions on the residential use.

LV-6-1-62

The Applicant's Mitigated Project, which incorporates noted changes to the tract design, is
assessed in EIR Chapter VI Alternatives Analysis.

LV-6-1-63

Mitigation measure HM/mm-2 has been modified as follows:

“At the time of application for subdivision improvement plans or grading permits, the applicant shall
submit an access plan showing secondary access at Laetitia Vineyard Drive. Crash gates shall not
be allowed. Proposed gates shall open automatically upon approach. Potential access control
measures could include, but not be limited to, a gate controlled by opticom transmitters and
detectors, a gate that does not open to allow east-bound ingress of non-emergency vehicles, use of
a "KNOX” box to permit emergency vehicle access, and signage.”

LV-6-1-64

The commenter’'s recommended mitigation measure HM/mm-4 is not included in the EIR; however,
the Applicant’s Mitigated Project, which incorporates noted changes to the tract design, is assessed
in EIR Chapter VI Alternatives Analysis.

LV-6-1-65

Please refer to response to comment LV9-21 regarding secondary and emergency access
requirements.

Final EIR
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LV-6-1-66

Comment

Final EIR PSU Impact 4 has been clarified to state (new text in italics):

“The proposed project would increase the number of residents served by the CAL FIRE and other
emergency services, which would result in an increased demand for emergency services personnel
and facilities. The project would require a new fire station to provide life safety response in the
immediate area.” The determination of this impact is based on consultation with CalFire, as noted
in the EIR. While incorporation of required fire safety measures would reduce the potential for
structural damage as a result of a wildfire, the creation of 102 residential lots would require the
construction of a new facility in the immediate area, which demonstrates that the project would
have a cumulatively considerable effect on emergency response services. The dedication of land
would not address any fire safety response impacts that would occur prior to construction and
operation of a new facility, as clarified in the Residual Impact discussion under PSU Impact 4.
Regarding suggested mitigation language, please refer to response to comment LV10-36, and new
mitigation measure PSU/mm-7 in the Final EIR.

LV-6-1-67

The thresholds of significance related to Level of Service (LOS) were reviewed and approved by
the County Public Works Department upon initiation of the EIR. The project would directly affect
Caltrans facilities; therefore, consideration of Caltrans’ targeted LOS in the EIR is appropriate.
Please refer to response to comment LV10-16 regarding the additional trips affected identified
roadways and Highway 101 facilities.

LV-6-1-68

Identified mitigation measures TR/mm-1 and TR/mm-2 were reviewed and approved by the County
Public Works Department. The County decision makers may consider any credits to the applicant
regarding noted improvements.

LV-6-1-69

Identification of mitigation measure TR/mm-3 is based on consultation with the County Public
Works Department, and considers potential traffic safety concerns related to the increase in traffic
at the Sheehy Road/North Thompson Road intersection. The applicable threshold of significance is
as follows: “Would the project substantially increase hazards due to a design feature (e.g., sharp
curves or dangerous intersections) or incompatible uses (e.g., farm equipment)?”

LV-6-1-70

Mitigation measure TR/mm-4 is recommended to address a potential traffic safety concern due to
the currently un-controlled intersection. The applicable threshold of significance is as follows:
“Would the project substantially increase hazards due to a design feature (e.g., sharp curves or
dangerous intersections) or incompatible uses (e.g., farm equipment)?”

LV-6-1-71

Please refer to response to comment LV10-16 regarding the additional trips affected identified
roadways and Highway 101 facilities.

LV-6-1-72

Please refer to response to comment LV19-4 regarding project effects on the Highway 101
Mainline.

LV-6-1-73

CEQA requires analysis of project traffic on roadways, which includes highways and associated
ramp facilities. The scope of the traffic analysis depends on the project, and whether it would have
an effect on noted roads and facilities. The project would directly affect Caltrans facilities;
therefore, consideration of the ramp junctions is reasonable.

LV-6-1-74

Please refer to response to comment LV19-4 regarding project effects on the Highway 101
Mainline and ramp operations.

LV-6-1-75

The project would directly affect Caltrans facilities; therefore, consideration of Caltrans’ targeted
LOS in the EIR is appropriate. Please refer to response to comment LV19-5.

LV-6-1-76

Please refer to Final EIR Appendix G Transportation and Circulation, HCM Signalized Intersection
Capacity Analysis, Mitigated Existing + Project worksheets for additional information.

LV-6-1-77

As shown in FEIR Table V.N.-11, the project would add 1,234 daily trips to Sheehy Road and North
Dana Foothill Road, which currently do not meet County rural road standards based on average
daily trips. The project would exacerbate this condition by increasing trips by approximately 84
percent on Sheehy Road and by 274 on Dana Foothill Road, which is the nexus between the
project impacts and the mitigation measures. The EIR includes an assessment of the worst-case
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scenario, which includes improvement of Upper Los Berros Road up to the Dude Ranch access
road.

LV-6-1-78

Please refer to response to comment LV9-21 regarding emergency access.

LV-6-1-79

Please refer to response to comment LV19-11 regarding cumulative impact TR Impact 13 (Laetitia
Vineyard Drive Access).

LV-6-1-80

Please refer to response to comments LV19-4, LV19-3, LV19-5, and LV19-12 regarding cumulative
impact TR Impact 14 (Highway 101/Los Berros Road-North Thompson Avenue Interchange).

LV-6-1-81

Please refer to response to comments LV19-4, LV19-3, LV19-5, and LV19-12 regarding cumulative
impact TR Impact 15 (Highway 101 and Highway 101/Los Berros Road-North Thompson Avenue
Ramp Junctions).

LV-6-1-82

Please refer to Recirculated EIR (2013) and Final EIR Section V.P. Water Resources.

LV-6-1-83

Please refer to Final EIR Section V.C. Air Quality, which has been updated to incorporate
CalEEMod air emissions and current mitigation measures identified by the SLOAPCD. Based on
the updated analysis, off-site mitigation may be required if the applicant cannot demonstrate that
implementation of standard and discretionary measures would not reduce emissions below
identified thresholds.

LV-6-1-84

Please refer to response to comment LV-3 (see responses to Section 4 — Noise Technical Study).
Noise measurements were taken from the edge of the County road right-of-way. As noted in the
EIR, these levels exceed thresholds for acceptable noise levels (60 dB), as determined at the
property line, which extends to the County road-right-of-way. As noted in the Final EIR Section V.I.
(Noise), the Noise Element (1992) establishes separate standards for transportation noise, which is
generated by automobiles, trucks, trains and airplanes and the applicable County standards
(thresholds) for evaluating noise impacts from transportation noise are 60 dBA (Ldn) for outdoor
activity areas and 45 dBA (Ldn) in interior spaces (refer to EIR Table V.I.-7). The project would
generate additional transportation-related noise; however, this increase would not be perceptible to
sensitive land uses (residences), based on review of FHWA guidelines (refer to the Final EIR).

LV-6-1-85

Please refer to response to comment LV-3 (see responses to Section 4 — Noise Technical Study).
As noted by the commenter, the project is an agricultural cluster; however, the project introduces
residences within an existing agricultural operation, and is not exempt from analyzing the effects of
noise on sensitive receptors, pursuant to the identified thresholds of significance. The Noise
Element (1992) identifies acceptable limits of noise exposure for sensitive land uses, and the
Agriculture Element identifies suitable buffers to minimize potential land use conflicts such as
exposure to noise and agricultural activities protected under the Right to Farm Ordinance. As
noted in the EIR, the project does not appear to provide suitable buffers to avoid or reduce potential
land use conflicts, and proposed residences would be exposed to noise levels exceeding identified
thresholds. Therefore, the potential impacts remain significant.

LV-6-1-86

Please refer to response to comment LV-3 (see responses to Section 4 — Noise Technical Study).

LV-6-1-87

Please refer to response to comment LV-3 (see responses to Section 4 — Noise Technical Study).
Both the Final EIR (Section V.1.5.a.2) and the ESA noise technical study note that transportation-
related traffic generated by traffic on Highway 101 would not exceed thresholds for residential use
on the project site. Section V.1.5.a.4 of the Final EIR and the ESA Noise Technical Study both note
that operation of the winery would generate noise exceeding allowable thresholds for residential
uses, resulting in a potentially significant impact. The ESA Noise Technical Study includes a
recommended mitigation measure (Noise-3b), which consists of the construction of a sound wall
next to the existing entrance road and parking area, or two sound walls located on the southern
side of Lots 49 and 58. This recommendation has been added to the Final EIR (refer to NS/mm-2)
to address noise generated within the winery. As noted in response to comment LV-6-1-85, the
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proposed residences would be adversely affected by noise generated within the vineyards. At this
time, limiting agricultural operations would not be consistent with the Right to Farm Ordinance.

LV-6-1-88

The noise analysis conducted for the EIR included measurements from proposed lots that may
experience elevated noise levels during operation of the winery facility. Based on the nighttime
noise threshold for residences (45 dBA), and measurements of daytime ambient noise levels
outside of the harvest season (43 to 46 dbA as measured from Lots 49 and 58), it can be
reasonably assumed that nighttime activity during the harvest season may exceed these noise
levels. As noted in the commenter’s tables excerpted from the ESA (2006) report, noise levels
exceeded 45 dB during nighttime hours (prior to 7:00 a.m.) at Lots 46 and 58. Therefore, as noted
above (response to LV-6-1-87), the applicant’s (ESA) recommended mitigation measure to
construct a noise barrier has been incorporated into the Final EIR (see measure NS/mm-2).
Please refer to response to comment LV-6-1-85 above regarding noise generated throughout the
vineyards.

LV-6-1-89

Please refer to Revised EIR (2013) and Final EIR Section V.E. Biological Resources, 5. Project-
specific Impacts and Mitigation Measures, a. Project-wide, 2) Impacts to Coast Live Oak Woodland
(page V.E.-36), which states that the project would result in the loss of 55 oak trees, and impacts to
114 oak trees including on-going vegetation management pursuant to CAL FIRE standards. The
applicant's Oak Tree Inventory identifies 53 oak trees that would be removed or potentially
removed, and 116 oak trees that would be impacted or potentially impacted, which is similar to the
estimates identified in the EIR.

LV-6-1-90

The EIR assumes a worst-case scenario, which includes improvement of Upper Los Berros Road
to meet County road standards. As noted by the commenter, mitigation would apply.

LV-6-1-91

Please refer to Recirculated EIR (2013) and Final EIR Sections V.E. Biological Resources and V.P.
Water Resources.

LV-6-1-92

Please refer to Recirculated EIR (2013) and Final EIR Sections V.E. Biological Resources and V.P.
Water Resources.

LV-6-1-93

Please refer to Recirculated EIR (2013) and Final EIR Chapter VI Alternatives Analysis.

LV-6-1-94

Contributors’ names and qualifications are noted.
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LV-6-2-1 (cont’d)

LV-6-2-2

LV-6-2-3

LV-6-2-4

LV-6-2-5

LV-6-2-6

LV-6-2-7
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LV-6-2-7 (cont’d)

LV-6-2-8

LV-6-2-9

LV-6-2-10

Lv-6-2-11
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LV-6-2-12

LV-6-2-13

LV-6-2-14

LV-6-2-15

| LV-6-2-16
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LV-6-2-16 (cont'd)
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LV-6-2-16 (cont'd)
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LV-6-2-16 (cont’d)

LV-6-2-17

Final EIR X.B.-302



Laetitia Agricultural Cluster Tract Map and CUP X. Response to Comments

LV-6-2-17 (cont’d)

LV-6-2-18

LV-6-2-19
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LV-6-2-19 (cont’d)

LV-6-2-20

LV-6-2-21
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LV-6-2-21 (cont’d)

LV-6-2-22
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LV-6-2-22 (cont'd)

| LV-6-2-23

Final EIR X.B.-306



Laetitia Agricultural Cluster Tract Map and CUP X. Response to Comments

LV-6-2-23 (cont'd)
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LV-6-2-23 (cont'd)

LV-6-2-24

LV-6-2-25
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LV-6-2-25 (cont'd)

LV-6-2-26
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LV-6-2-26 (cont'd)

LV-6-2-27
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LV-6-2-27 (cont’d)

LV-6-2-28
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LV-6-2-28 (cont'd)

LV-6-2-29

LV-6-2-30
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LV-6-2-30 (cont'd)

LV-6-2-31

LV-6-2-32

LV-6-2-33
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LV-6-2-33 (cont'd)

LV-6-2-34

LV-6-2-35
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LV-6-2-35 (cont'd)
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LV-6-2-35 (cont’d)

LV-6-2-36

LV-6-2-37
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LV-6-2-37 (cont'd)

LV-6-2-38

LV-6-2-39
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LV-6-2-40

LV-6-2-41

LV-6-2-42

LV-6-2-43

| LV-6-2-44
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LV-6-2-44 (cont'd)

LV-6-2-45

LV-6-2-46

LV-6-2-47

LV-6-2-48
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| LV-6-2-48 (cont'd)
LV-6-2-49

LV-6-2-50

LV-6-2-51

LV-6-2-52
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LV-6-2-52 (cont'd)

LV-6-2-53

LV-6-2-54
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| LV-6-2-54 (cont'd)
LV-6-2-55

LV-6-2-56

LV-6-2-57

Final EIR X.B.-322



Laetitia Agricultural Cluster Tract Map and CUP X. Response to Comments

LV-6-2-57 (cont'd)

LV-6-2-58
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LV-6-2-58 (cont'd)

LV-6-2-59

LV-6-2-60

LV-6-2-61
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LV-6-2-61 (cont'd)

LV-6-2-62

LV-6-2-63

LV-6-2-64
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LV-6-2-64 (cont'd)
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Responses to John Janneck’s Comments:
Policy Consistency Table (LV-6-2)

Comment
No.

LV-6-2-1

Comment

The County acknowledges that the applicant has submitted a Mitigated Project Alternative, which
would reduce the intensity of some identified environmental impacts including impacts to oak
woodland, as noted in Final EIR Chapter VI Alternatives Analysis. Mitigation measures related to
aesthetics, energy and water conservation, and oak woodland and native vegetation restoration,
would apply to the Mitigated Project Alternative, and would reduce the project’s effect on
nonrenewable and renewable resources. The County decision makers will consider the Mitigated
Project Alternative and its consistency with the County’s Framework for Planning.

LV-6-2-2

The Mitigated Project Alternative would generate the same numbers of trips as the proposed
project, and would impact the capacity of roadways and highway facilities. At this time, the
preliminary determination remains “Potentially Inconsistent”, and the County decision makers will
consider the Mitigated Project Alternative and its consistency with the County’s Framework for
Planning.

LV-6-2-3

Similar to the proposed project, the Mitigated Project Alternative would create urban development
(a private residential community) outside of urban areas, which may be inconsistent with the Clean
Air Plan. At this time, the preliminary determination remains “Potentially Inconsistent”, and the
County decision makers will consider the Mitigated Project Alternative and its consistency with the
County’s Framework for Planning.

LV-6-2-4

Implementation of mitigation would be required to reduce potential air quality impacts to less than
significant; however, as noted above, the project and Mitigated Project Alternative may not be
consistent with the Clean Air Plan. Mitigation is identified that would reduce the project’s impact on
air quality; however, the projects are not consistent with Clean Air Act policies that encourage this
level of development within urban areas in order to reduce traffic trips and vehicle-miles-traveled.
At this time, the preliminary determination remains “Potentially Inconsistent”, and the County
decision makers will consider the Mitigated Project Alternative and its consistency with the County’s
Framework for Planning.

LV-6-2-5

The proposed project and Mitigated Project Alternative are assumed to include connections to the
internet; however, this alone would not address the number of trips that would be generated in
order for residents to access schools, shopping areas, and other places of business and
employment. The site is not readily accessible to transit routes, and it is not reasonable that
persons would walk from the residential development to services available in Arroyo Grande and
Nipomo. At this time, the preliminary determination remains “Potentially Inconsistent”, and the
County decision makers will consider the Mitigated Project Alternative and its consistency with the
County’s Framework for Planning.

LV-6-2-6

The struck-out text remains relevant to both the project and the Mitigated Project Alternative
because both project designs would result in the identified impacts. Neither alternative specifically
identifies a site for a new fire station. Construction of that station would be implemented by CAL
FIRE; therefore, it is uncertain if the station would be in service prior to completion of proposed
residences. At this time, the preliminary determination remains “Potentially Inconsistent”, and the
County decision makers will consider the Mitigated Project Alternative and its consistency with the
County’s Framework for Planning.

LV-6-2-7

The struck-out text remains relevant to both the project and the Mitigated Project Alternative
because the construction of 101 new residences, wastewater treatment facility, and homeowners
association/ranch headquarters would not maintain the existing greenbelt between the community
of Nipomo and city of Arroyo Grande. At this time, the preliminary determination remains
“Potentially Inconsistent”, and the County decision makers will consider the Mitigated Project
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Comment
No.

Comment

Alternative and its consistency with the County’s Framework for Planning.

LV-6-2-8

Implementation of the project, and the Mitigated Project Alternative, would change the existing rural
and agricultural character of the site by introducing 101 new residences visible from Highway 101
and surrounding local roadways. At this time, the preliminary determination remains “Potentially
Inconsistent”, and the County decision makers will consider the Mitigated Project Alternative and its
consistency with the County’s Framework for Planning.

LV-6-2-9

As identified in the EIR, while the project and Mitigated Project Alternative includes
agricultural/open space easements are required by the LUO, both projects would require the
permanent conversion of land currently under agricultural production. At this time, the preliminary
determination remains “Potentially Inconsistent”, and the County decision makers will consider the
Mitigated Project Alternative and its consistency with the County’s Framework for Planning.

LV-6-2-10

Both the project and Mitigated Project Alternative would result in significant impacts to existing
public services and facilities. Therefore, at this time, the preliminary determination remains
“Potentially Inconsistent”, and the County decision makers will consider the Mitigated Project
Alternative and its consistency with the County’s Framework for Planning.

LV-6-2-11

The project was identified as “potentially inconsistent” with Goal 13 because it would not locate the
development near employment areas, and based on the design of the project and Mitigated Project
Alternative, potential land use incompatibilities my occur. At this time, the preliminary
determination remains “Potentially Inconsistent”, and the County decision makers will consider the
Mitigated Project Alternative and its consistency with the County’s Framework for Planning.

LV-6-2-12

As noted above (response to comment LV-6-2-10), the project would result in significant effects to
existing public services, and identified mitigation including Highway 101 ramp improvements and
construction of a fire station may not occur prior to occupation of proposed residences. Therefore,
the project may overburden existing resources. At this time, the preliminary determination remains
“Potentially Inconsistent”, and the County decision makers will consider the Mitigated Project
Alternative and its consistency with the County’s Framework for Planning.

LV-6-2-13

Please see above (response to LV-6-2-10 and LV-6-2-12).

LV-6-2-14

The recommended language has been added to the Public Services and Utilities Goal 17
consistency analysis.

LV-6-2-15

The recommended clarification has been added to the consistency analysis for LUO Section
22.22.040.

LV-6-2-16

Comment noted; no changes were identified by the commenter.

LV-6-2-17

Based on County Staff's interpretation of the LUO, the project would not qualify for a residential
density bonus for qualifying lots under the Rural Lands land use category standards. The struck-
out text remains relevant, and will be considered by the County decision makers.

LV-6-2-18

Comment noted; no changes were identified by the commenter.

LV-6-2-19

The policy analysis (22.22.140 — Cluster Division) has been modified to strike-out reference to the
equestrian center, which has been removed by the applicant from the project description. The
ranch headquarters is identified in the Applicant’s Mitigated Project Alternative within development
Lot 108, not within Open Space Lot 44. Therefore, the Mitigated Project Alternative appears to be
consistent with the land uses allowable in the Rural Lands open space parcel, and consistent with
LUO Section 22.22.140.E.

LV-6-2-20

Comment noted; no changes were identified by the commenter.

LV-6-2-21

The Applicant's Mitigated Project incorporates many of the mitigation measures identified in the
EIR specific to redesign of the tract and placement of lots. These changes would encourage
consistency with cluster division design standards; however, overall, the project would result in a
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Comment
No.

Comment

change in visual character. At this time, the preliminary determination remains “Potentially
Inconsistent”, and the County decision makers will consider the Mitigated Project Alternative and its
consistency with the County’s LUO.

LV-6-2-22

Comment noted; no changes were identified by the commenter.

LV-6-2-23

The Applicant's Mitigated Project Alternative would further mitigate potential impacts to visual
resources and would include internal roads generally meeting CAL FIRE standards; however, other
potential inconsistencies with LUO Section 22.22.150 remain. These potential inconsistencies
include placement of residential lots and roads within areas currently under agricultural production,
potential land use incompatibilities due to reduced buffers, placement of buffers on land currently
under agricultural production, and placement of roads and structures within environmentally
sensitive habitat areas including oak woodland and riparian/wetland habitat. At this time, the
preliminary determination remains “Potentially Inconsistent’, and the County decision makers will
consider the Mitigated Project Alternative and its consistency with the County’s LUO.

LV-6-2-24

Comment noted; no changes were identified by the commenter.

LV-6-2-25

Based on County Staff's interpretation of the LUO Section 22.22.150, the applicant incorrectly
applied proposed vineyard replacement areas in the calculations used to determine the number of
allowed units. At this time, the preliminary determination remains “Potentially Inconsistent”, and the
County decision makers will consider the Mitigated Project Alternative and its consistency with the
County’s LUO.

LV-6-2-26

The policy consistency table for the proposed project has been revised to remove references to
and discussion regarding the equestrian facility, as this component is no longer included in the
proposed project. The Applicant’s Mitigated Project Alternative includes Lot 108, which is proposed
to contain the ranch/HOA headquarters. Therefore, the headquarter facilities would no longer be
located within Open Space Lot 44, and the proposed Alternative appears to be consistent with LUO
Section 22.22.150.J.

LV-6-2-27

As noted in the EIR, the project and the Applicant's Mitigated Project Alternative would require the
permanent conversion of farmland currently under production, and the County Agriculture
Commissioner’s Office has expressed concern that then open space calculations do not include
identified buffer areas, which would no longer support crop production. In addition, the proposed
tract map could be further modified to minimize visibility from public roads. However, the
Applicant’s Mitigated Project Alternative appears to be generally consistent with the specific site
design and development standards identified in LUO Section 22.22.150.K.

LV-6-2-28

Comment noted; no changes were identified by the commenter.

LV-6-2-29

The Applicant’s Mitigated Project Alternative does not include transit facilities or access to a bus
stop, and is therefore potentially inconsistent with this ordinance section. The County decision-
makers may determine that these standards are not applicable to the project, due to the project’s
location. The policy analysis for the project has been modified to acknowledge that the on-site
services identified in the LUO are not allowed on-site due to the underlying land use designations.

LV-6-2-30

Based on County Staff's interpretation of the LUO, the applicant incorrectly applied proposed
vineyard replacement areas in the calculations used to determine the number of allowed units. The
Applicant’s Mitigated Project Alternative does mitigate potentially significant impacts to
archaeological resources, reduces impacts to oak woodland, and reduces impacts to visual
resources through implementation of tract design-related mitigation identified in the EIR. At this
time, due to the potentially incorrect incorporation of proposed replacement vineyard acreage into
the open space calculation, the preliminary determination remains “Potentially Inconsistent”, and
the County decision makers will consider the Mitigated Project Alternative and its consistency with
the County’s LUO.
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Comment
No.

LV-6-2-31

Comment

Comment noted; no changes were identified by the commenter.

LV-6-2-32

The EIR policy analysis has been supplemented to identify the off-site mitigation measures that
would be required, which would improve the condition of affected roadways and provide some
benefit to areawide circulation. Both the project and the Applicant’s Mitigated Project Alternative
appear to be consistent with this standard, and this preliminary determination has been modified in
the Final EIR.

LV-6-2-33

Comment noted; no changes were identified by the commenter.

LV-6-2-34

The policy consistency table has been modified by removing references to the equestrian facility,
which is no longer proposed as part of the project.

LV-6-2-35

Comment noted; no changes were identified by the commenter.

LV-6-2-36

As noted in the EIR policy consistency table, the applicant’s calculations incorrectly take into
consideration proposed new agricultural areas to determine consistency with open space and
development area acreage. The County Agriculture Commissioner’s Office is also concerned that
the calculations exclude land within proposed buffer areas that would no longer support crop
production. The Applicant's Mitigated Project Alternative includes two new parcels to
accommodate the wastewater treatment facility and ranch/HOA headquarters, which removes
these uses from the proposed open space lots, consistent with the LUO. The Mitigated Project
Alternative would be located in areas subject to Highway 101 corridor design standards, and would
affect existing views as seen from Highway 101, even after implementation of visual mitigation
measures. Therefore, the preliminary determination remains “Potentially Inconsistent”, and the
County decision makers will consider the Mitigated Project Alternative and its consistency with the
County’s LUO.

LV-6-2-37

The County decision makers will consider the commenter’s statement that the proposed
wastewater treatment facility is compatible with the identified land use limitations. At this time, it
does not appear to fit within the designated land uses, and may therefore be potentially
inconsistent with this LUO standard. County decision makers will consider the Mitigated Project
Alternative and its consistency with the County’s LUO.

LV-6-2-38

The uses identified in the Applicant's Mitigated Plan are not specifically allowed in the Rural Lands
land use category, as identified in the applicable standard, therefore the policy consistency
determination appears to be “Potentially Inconsistent”. The County decision makers will consider
this ordinance language as compared to the language identified in the cluster ordinances, which do
allow for a ranch headquarters, and determine if the components included in the ranch/HOA
headquarters are consistent with the LUO.

LV-6-2-39

The Applicant’s Mitigated Project Alternative would affect the rural character and heritage of South
County by introducing urban elements within an area that has historically only supported wine-
grape production and processing. Therefore, it appears this policy consistency determination
would be “Potentially Inconsistent”. County decision makers will consider the Mitigated Project
Alternative and its consistency with the County’s General Plan.

LV-6-2-40

The project site’s existing uses appear to be compatible with this Land Use Element Goal.
However, as noted in the EIR, the project does not include affordable housing or other components
that would be open or available to non-residents. The development would provide amenities that
are anticipated to be affordable for project residents, through payment of dues to the HOA. The
County decision makers may consider if this policy is intended for the population of South County
as a whole, or if this policy can be applied to the project residents only. At this time, the preliminary
determination remains “Potentially Inconsistent”, and the County decision makers will consider the
Mitigated Project Alternative and its consistency with the County’s General Plan.
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Comment
No.

LV-6-2-41

Comment

As noted in Final EIR Chapter VI Alternatives Analysis, the Applicant's Mitigated Project Alternative
would result in less impacts to oak woodland; however, impacts to oak woodland along Upper Los
Berros Road would remain, due to required road improvements. In addition, this alternative would
require the permanent conversion of productive farmland. Therefore, at this time, the preliminary
determination remains “Potentially Inconsistent”, and the County decision makers will consider the
Mitigated Project Alternative and its consistency with the County’s General Plan.

LV-6-2-42

The applicant’s proposal to plant replacement vineyards onsite would not fully mitigate for the loss
of currently productive farmland. In addition, based on consultation with the County Agriculture
Commissioner’s Office, the proposed buffers may not be adequate to prevent land use
incompatibilities, and may result in changes to the agricultural operation in order to accommodate
the proposed residences. Therefore, at this time, the preliminary determination remains
“Potentially Inconsistent”, and the County decision makers will consider the Mitigated Project
Alternative and its consistency with the County’s General Plan.

LV-6-2-43

Agricultural clustering is encouraged as an alternative to a conventional subdivision; however, this
does not exempt the project or project alternatives from project-specific evaluation. The Applicant’s
Mitigated Project would reduce project-related visual impacts; however, the development would
result in a change in agricultural visual character currently present on the project site. Therefore, at
this time, the preliminary determination remains “Potentially Inconsistent”, and the County decision
makers will consider the Mitigated Project Alternative and its consistency with the County’s General
Plan.

LV-6-2-44

The Applicant’s Mitigated Project may not be consistent with this policy, because it would result in
the construction of 101 residences and associated facilities, which may hinder the County’s goal to
maintain the rural character of the area. Therefore, at this time, the preliminary determination
remains “Potentially Inconsistent”, and the County decision makers will consider the Mitigated
Project Alternative and its consistency with the County’s General Plan.

LV-6-2-45

Comment noted; no changes are identified by the commenter.

LV-6-2-46

The Applicant’s Mitigated Project may not be consistent with this policy, because it would result in
the construction of 101 residences and associated facilities, which may affect the “rural open
countryside” character of the area. Therefore, at this time, the preliminary determination remains
“Potentially Inconsistent”, and the County decision makers will consider the Mitigated Project
Alternative and its consistency with the County’s General Plan.

LV-6-2-47

The Applicant's Mitigated Project Alternative incorporates mitigation measures identified in the EIR
to minimize visual impacts, minimize effects to oak woodland, and avoid significant archaeological
sites and historic structures. Water conservation and air quality/greenhouse gas mitigation
measures would be incorporated into the project through the MMRP. As proposed, the Alternative
could be further refined to reduce visual impacts. New residential development would be located
proximate to and throughout the existing vineyard, and the project design may not include
adequate buffers to prevent land use incompatibility issues related to noise, dust, and odors. The
County decision makers will consider the balance of economic and environmental impacts when
reviewing the project and the Applicant’s Project Alternative.

LV-6-2-48

Comment noted; no changes are identified by the commenter.

LV-6-2-49

As noted in the EIR, adverse impacts to Highway 101 transportation facilities would occur until
improvements are implemented. Due to the cost and the County’s lack of permitting jurisdiction
within Caltrans right-of-way, not all improvements may be feasible to implement. Therefore, at this
time, the preliminary determination remains “Potentially Inconsistent”, and the County decision
makers will consider the Mitigated Project Alternative and its consistency with the County’s General
Plan.

Final EIR

X.B.-331



Laetitia Agricultural Cluster Tract Map and CUP X. Response to Comments

Comment
No.

LV-6-2-50

Comment

As noted in the EIR, operation of a dude ranch in the proposed location may result in land use
incompatibilities. The EIR notes that the applicant is not currently requesting approval of the dude
ranch at this time. Based on potential land use incompatibilities, this use may be inconsistent with
Policy AGP6; however, upon receipt of a land use permit application, the County will consider if the
dude ranch would be beneficial to the agricultural industry.

LV-6-2-51

The Applicant’s Mitigated Project may be potentially inconsistent with this policy because the
applicant’s identified water conservation measures for the project include reducing irrigation within
the vineyard. This measure may be implemented at the discretion of the vineyard operator;
however, it may not be appropriate to implement this measure in order to provide additional water
for the residential development.

LV-6-2-52

Based on consultation with the County Agricultural Commissioner’s Office, the proposed buffers
may not be adequate to prevent potential land use incompatibilities, which may in turn reduce
agricultural production on the project site. Therefore, at this time, the preliminary determination
remains “Potentially Inconsistent”, and the County decision makers will consider the Mitigated
Project Alternative and its consistency with the County’s General Plan

LV-6-2-53

The Applicant’s Mitigated Project would locate development on currently productive Farmland, and
therefore appears potentially inconsistent with this policy to protect agricultural land. At this time,
the preliminary determination remains “Potentially Inconsistent”, and the County decision makers
will consider the Mitigated Project Alternative and its consistency with the County’s General Plan

LV-6-2-54

As previously noted, the Applicant’s Mitigated Project no longer includes construction of the
wastewater treatment facilities and ranch/HOA headquarters within identified open space parcels.
However, the applicant’s calculations incorrectly take into consideration proposed new agricultural
areas (which may or may not be successfully productive), and do not take into consideration
productive areas lost due to proposed buffer zones. Therefore, at this time, the preliminary
determination remains “Potentially Inconsistent”, and the County decision makers will consider the
Mitigated Project Alternative and its consistency with the County’s General Plan.

LV-6-2-55

The Applicant’s Mitigated Project appears to be inconsistent with the policy to discourage
conversion of agricultural lands, because the project includes residential and facility development
within currently productive agricultural areas. Therefore, at this time, the preliminary determination
remains “Potentially Inconsistent”, and the County decision makers will consider the Mitigated
Project Alternative and its consistency with the County’s General Plan

LV-6-2-56

The Applicant's Mitigated Project would result in a significant reduction in impacts to oak woodland
as compared to the originally proposed project, and may be found consistent with this policy by the
County decision makers.

LV-6-2-57

Comment noted; no changes are identified by the commenter.

LV-6-2-58

The Applicant's Mitigated Project incorporates many of the identified mitigation measures proposed
to mitigate potential impacts to scenic resources. Further modification of the tract design would
promote consistency with this policy.

LV-6-2-59

Components of the Applicant's Mitigated Project that may be inconsistent with this policy include
the use of existing agricultural roads for recreational purposes, which may result in incompatibilities
with the existing agricultural operation. Therefore, at this time, the preliminary determination
remains “Potentially Inconsistent”, and the County decision makers will consider the Mitigated
Project Alternative and its consistency with the County’s General Plan

LV-6-2-60

The Applicant's Mitigated Project Alternative has been designed to avoid significant archaeological
sites as recommended in the EIR, and mitigation is identified for the further protection of resources.
Therefore, the County decision makers may find the Alternative consistent with this policy.

LV-6-2-61

Comment noted; no changes are identified by the commenter.
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Comment
No.

LV-6-2-62

Comment

As noted in the EIR, the project would result in additional transportation noise, which would

contribute to and increase the current noise levels along local roadways. Therefore, at this time,
the preliminary determination remains “Potentially Inconsistent”, and the County decision makers
will consider the Mitigated Project Alternative and its consistency with the County’s General Plan

LV-6-2-63

The Applicant’s Mitigated Project Alternative includes the construction of a noise attenuation wall
near the existing winery, which would mitigate potential noise impacts from this stationary source.
However, the proposed residential development would be subject to noise levels potentially
exceeding identified nighttime thresholds, and is therefore potentially inconsistent with this policy.
At this time, the preliminary determination remains “Potentially Inconsistent”, and the County
decision makers will consider the Mitigated Project Alternative and its consistency with the County’s
General Plan.

LV-6-2-64

Comment noted; no changes are identified by the commenter.
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LV-6-3-1
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LV-6-3-2
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LV-6-3-3
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LV-6-3-3 (cont’d)
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LV-6-3-3 (cont’d)
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LV-6-3-3 (cont’d)
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Responses to John Janneck’s Comments:
Letter from Photography Professor (LV-6-3)

Comment
No.
LV-6-3-1 | The commenter's methodology is noted.

The camera used to obtain photographs of the project site from identified Key Viewing Areas
LV-6-3-2 | (KVAs) was a Canon EOS body with a 50 millimeter lens. These photos were used as the base for
the photo-simulations. A 200 millimeter lens was used for identified zoomed in photographs.

LV-6-3-3 | The commenter’s client list, experience, and education are noted.

Comment
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LV-6-4-1 (cont'd)
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LV-6-4-1 (cont'd)
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Responses to John Janneck’s Comments:
RRM Visual Simulations (LV-6-4)

Comment

No. Comment

The submitted photo-simulations were reviewed and considered during preparation of the Final
LV-6-4-1 | EIR. Responses to specific comments referencing the photo-simulations are provided where
referenced.
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LV-6-5-1
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Responses to John Janneck’s Comments:
Land Subdivision Map (LV-6-5)

Comment
No.

LV-6-5-1 | The submitted parcel lines and land use map was considered during preparation of the Final EIR.

Comment
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LV-6-6-1

LV-6-6-2
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Responses to John Janneck’s Comments:
Letter from Vineyard Manager (LV-6-6)

Comment Comment
0.

LV-6-6-1 | The commenter’s qualifications and experience are noted.

The commenter’s statements regarding the feasibility to cultivate replacement vineyards within the
identified replacement areas are noted. This information supports the determination that the
LV-6-6-2 | proposed replacement may be feasible mitigation; however, based on the permanent conversion of
existing productive farmland to non-agricultural use, the proposed replacement or replanting of
vineyards would not fully mitigate the loss.
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LV-6-7-1 (cont’d)
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Responses to John Janneck’s Comments:
Buffer Examples (LV-6-7)

Comment
No.

LV-6-7-1

Comment

The applicant’s submitted buffer maps and cross-section profiles were considered during
preparation of the Final EIR. The information provided by the applicant includes variable buffer
distances based on lot orientation and prevailing winds. The identified buffer zones are less than
what is recommended in the County Agriculture Element, and less than what is recommended by
the County Agricultural Commissioner’s Office to avoid or minimize potential land use
incompatibilities, and subsequent potential reductions in crop yield due to changes in agricultural
practices to accommodate sensitive land uses (residences). These identified buffers may be
effective during typical wind patterns to minimize exposure or nuisance due to dust and pesticide or
chemical drift; however, shorter distances may not be adequate for noise attenuation. This
information will be considered by the County decision makers.
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LV-6-8-1

LV-6-8-2

Final EIR X.B.-380



Laetitia Agricultural Cluster Tract Map and CUP X. Response to Comments

LV-6-8-2 (cont'd)

LV-6-8-3

LV-6-8-4

LV-6-8-5
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LV-6-8-5 (cont’d)

LV-6-8-6

LV-6-8-7

LV-6-8-8
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LV-6-8-8 (cont’d)

LV-6-8-9
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LV-6-8-9 (cont’d)

LV-6-8-10

LV-6-8-11

LV-6-8-12

LV-6-8-13

LV-6-8-14

LV-6-8-15
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LV-6-8-15 (cont’d)

LV-6-8-16

LV-6-8-17

LV-6-8-18

LV-6-8-19
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Responses to John Janneck’s Comments:
Letter from ATE (LV-6-8)

Comment
No.

LV-6-8-1

Comment

Comment noted; please refer to responses to specific comments below.

LV-6-8-2

Comment noted.

LV-6-8-3

The Transportation Concept Report US 101 District 5 (August 2013) does not identify a target level
of service for U.S. Highway 101 in the Nipomo Area. The report notes that: “2010 base year
projections show high levels and demand exceeding capacity for much of the segment, with a LOS
ranging from D-F. By the 2035 horizon year, these levels are expected to increase in severity with
a large portion of the segment projected to operate at LOS F by 2035” (page 60). As stated in the
Caltrans Guide for the Preparation of Traffic Impact Studies, “Caltrans endeavors to maintain a
target LOS at the transition between LOS C and LOS D on State highway facilities, however,
Caltrans acknowledges that this may not always be feasible and recommends that the lead agency
consult with Caltrans to determine the appropriate target LOS” (page 1). Public Works at Caltrans
were consulted upon initiation of the EIR, including review and approval of study methodology and
thresholds of significance.

LV-6-8-4

The proposed project would not add just one trip, it would add 130 trips to the ramps during the
p.m. peak hour. Based on review by County Public Works and Caltrans, a significant impact would
occur, and mitigation is warranted.

LV-6-8-5

The County decision makers and County Public Works Department may consider providing traffic
fee credits to the applicant in exchange for implementation of identified off-site road improvements.

LV-6-8-6

The identified impact and mitigation measure are supported by the County Public Works
Department’s review of the proposed project, and knowledge of traffic conditions on Sheehy Road
and North Thompson Road.

LV-6-8-7

The impact and mitigation are identified to ensure that the project would not create an unsafe
condition due to the noted increase in traffic on affected local roadways.

LV-6-8-8

Final EIR Section V.N. Transportation and Circulation, 6. Project-specific Impacts and Mitigation,
TR Impact 4 discussion and impact determination has been clarified to recognize that the additional
trips created by the project would not result in a noticeable increase in congestion on the Highway
101 Mainline. The impact determination regarding the North Thompson Road and Los Berros
Road ramps remains the same. Please refer to EIR Section V.N. Transportation and Circulation,
Figure V.N.-5 Project Trip Assignment. During the p.m. peak hour, implementation of the project
would add 29 trips to the northbound Highway 101 off-ramp, 34 trips to the northbound Highway
101 on-ramp, 46 trips to the southbound Highway 101 off-ramp, and 21 trips to the southbound
Highway 101 on-ramp. These additional trips would add one additional passenger car per mile per
lane on the affected ramp junctions. Based on review by County Public Works and Caltrans, the
effect would be significant, and mitigation is recommended. County Staff disagrees that no other
development project traffic analysis reports included an assessment of impacts to Caltrans
facilities; the analysis would depend on the location of the project, and the project’s contribution to
trips on the Highway 101 mainline, intersections, and ramp junctions.

LV-6-8-9

Please refer to response to comment LV-6-8-3, above.

LV-6-8-10

Please refer to response to comment LV-6-8-8, above.

LV-6-8-11

Please refer to Final EIR Appendix G Transportation and Circulation, HCM Signalized Intersection
Capacity Analysis, Mitigated Existing + Project worksheets for additional information.

LV-6-8-12

Comments noted.

LV-6-8-13

As shown in FEIR Table V.N.-11, the project would add 1,234 daily trips to Sheehy Road and North

Final EIR
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Comment
No.

Comment

Dana Foothill Road, which currently do not meet County rural road standards based on average
daily trips. The project would exacerbate this condition by increasing trips by approximately 84
percent on Sheehy Road and by 274 percent on Dana Foothill Road, which is the nexus between
the project impacts and the mitigation measures. The EIR includes an assessment of the worst-
case scenario, which includes improvement of Upper Los Berros Road up to the Dude Ranch
access road.

LV-6-8-14

All project access roads (excluding applicant identified “emergency” access via Laetitia Vineyard
Drive) require access onto Upper Los Berros Road. There is no current direct connection from any
of the access roads to North Dana Foothill Road. Therefore, improvements to Upper Los Berros
Road would be required prior to the first phase of development in order to mitigate potential
adverse effects.

LV-6-8-15

As noted in EIR Section V.N. Transportation and Circulation TR Impact 10: “The proposed control
of the emergency vehicle access at Laetitia Vineyard Drive does not guarantee emergency-only
access, because residents could open and close the gate for non-emergency use.” As documented
in the EIR, the intersection operates at LOS F during the peak hour, and the addition of new
residential trips would be significant. Additional correspondence from Caltrans (May 9, 2014)
states that use of this driveway for secondary access “would constitute an unapproved use”
because the existing encroachment permit for the driveway access onto Highway 101 is identified
for use as a winery and tasting room. In addition, use of this driveway for secondary access would
‘create its own set of public safety and traffic operations problems” (Caltrans 2014). Therefore, this
impact remains significant and unavoidable.

LV-6-8-16

Comment noted.

LV-6-8-17

As noted in Final EIR Section V.N. Transportation and Circulation Cumulative Impact TR Impact
13: “The proposed control of the emergency vehicle access at Laetitia Vineyard Drive does not
guarantee emergency-only access, because the gate could physically be opened for non-
emergency use, significantly contributing to the cumulative degradation of this intersection.” As
documented in the EIR, the intersection would operate at LOS F under cumulative conditions, and
the addition of trips would be cumulatively considerable. Therefore, this cumulative impact remains
significant and unavoidable.

LV-6-8-18

Cumulative TR Impact 14 is identified as significant because implementation of noted
improvements would not be located solely within the County’s jurisdiction, which may affect the
timing and feasibility of the improvements.

LV-6-8-19

The proposed project would have a cumulatively considerable effect on the noted highway ramps,
as described in Cumulative TR Impact 15. Please also refer to response to comment LV-6-8-8.
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LETTER FROM CLEATH & ASSOCIATES
WATER ANALYSIS

LV-6-9
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Cleath & Assoclates _____

Engineering Geologlsts  pe—"m
Hyelrogeologlsts

(805) 543-1413

1390 Oceanalte Drive |

San Luls Oblspo

California 93405

November 4, 2008

Mr. Kenneth C. Bormholdt

Kronick, Maskovite, Tiedemann & Girard
1432 Higuers Street

San Luis Obispa, CA 93401

Subject: Mitigation of Stream Flow Tmpacts, Laetitia Agricultural Cluster, Arroyo
Grande, San Luis Obispo County.

Drear Mr, Bornholdl:

This letter discusses the relationship between Laetitia Apricultural Cluster project wells and Los LV-6-9-1
Berros Creek stream flow, Reduction in stream flow is a potential impact to watet resources and
biologica! resources identified in the Septeniber 2008 Draft Environmental Impact Report (DEIR),

Project water demand has been reduced to mitigate water resources impacts. The revised demand
incorporates Jandseape irigation restrictions for the residential lots and the removal of the equestrian
center from the project description. Two of the four water supply wells have been replaced at new
locations to mitigate impacts to biological resources (critical steelhead habitat).

Background

The DEIR identified potential depletion of ground water in storage during “severe™ drought periods
{excesding three years) as a significand, but mitigable impact on the long-term water supply. A
potential reduction in Los Berros Creek stream flow of 0.1 cfs was also considered as a significant
but mitigable impact on long-term water resources. DEIR mitigation measures for these water
resources impaets included requirements for a Drought Water Manapgement Plan, various water
conservation measures, and a restriction on residential landscape irrigation,

LV-6-9-2

In addition to the water resources impacts, the DEIR also identified the potential reduction in stream
flow attributable to the project as a significant and unmitigable impact to steelhead critical habitat.
Stealhead critical habilat is considered (o be the presence of perennial pools within Los Berros
Creek. During low flow periods, less surface water in the creek under project conditions may result
in pools going dry that would otherwise not go dry.

T rinitiggation. wid I Movember 4, 2008

LV 6-9
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_ LY

Itevised Project Water Demand

The initial project description specifies drought-tolerant plant species and allows forup to 0.7 acres | | y.6.9-3
(30,500 square feet) of on-site irrigated landseaping per lot, of which up to 7,000 square fect may
be lawn turf. The DEIR mitigation imeasures call for a limil on residential landscape irripation of
1,500 square feet per lot, with no more than 20 percent of the total irrigated area as twf, and the
remainder as low-water nse plant materials, The resulting turfarea would be 300 square feet. There
is no explanation in the DEIR of the rationale for the specific limitations on turf area or total
irrigaled landscaped area, which are an order of magnitude less than landscaping areas for a typical
large residential lot,

For the revised project water demand calculation, the limitation on residential irrigated landscaping
has been defined as one-third of an acre-foot per year (0.33 afy). This is equivalent to 7,500 square
feet of imigated landscaping per lot, with up to 1,500 square feet (20 percent of the total) as warm-
season turl, with the remaining 6,000 square feet as low-water use planting. These new values are
significantly less than what conld have been permitted under the original project description and
reduce project water use accordingly.

A further reduction in water'use is proposed by the elimination of the equestrian center from the
project description. The equestrian center had included pasture, horse-boarding facilities, public
restrooms, and an office with carctaker residence. With the new restrictions on irvigated landscape
water use, and with (he equestrian center removed, the total project water demand has been reduced
by approximately 50 percent to 73.7 afy (see atlached spreadsheet),

Existing Stream Flow Conditions

Winter and spring flows in Los Berros Creek at the stream gage are generally between | and 10 cubie | LV-6-9-4
feet per second (cfs), with peak flows in excess of 100 cfs. There is typically no flow at the stream
gage during the summer and fall months of most years. The gage is located downstream of project
wells, a1 the mouth of the upper canyon, where surface flows begin to seep into the widening alluvial
deposits of the lower valley.

Stream Now adjacent to Laetitia in upper Los Berros Canyon, based on the available information
presented belew, is likely perennial through the confluence with Adobe Canyon, except during
drought years. In drought, flow is intermittent throughout the upper canyon, and adjacent to Laetitia
is limited to a relatively short reach near the upstream property boundary,

fow nitigation wpd 2 Hovember 4. 2408
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X. Response to Comments

In March 2008, and again in October 2008, Cleath & Associates measured stream flow in Los Berros
Creek along the reach adjacent to the project wells (Figures 1 and 2). These measurements document
existing stream flow conditions for low flow periods. The 2006-2007 precipitation year was one of
the lowest on record (8. 18 inches at Station 38; less than hallof the 16.69-inch annual average), with
2007-2008 also below average in precipitation (15.84 inches at Station 38),

March 2008

On March 17, 2008, Los Beiros Creek was flowing through its confluence with Adobe Canyon.
Stream flow measured 0,89 cfy just upstream of the Laetitia property boundary, declining to 0.54 cfs
hefore inflow from Adebe Canyon (measured at 0,11 efs). Al the Adobe Canyon confluence, flow
in Los Berros Creek measured 0.65 cfs. Within 600 feet downstream ol Adobe Canyon, Los Berros
Creek was dry.

October 2008

On Getober 13, 2008, Los Berros Creek was flowing intermittently through the upper canyon, and
was dry approaching the upstream Laetitia property boundary. There was a trace of rain in the first
weelcof October (0.13 inches recorded in Amoyo Grande), but drought conditions were still in effect
when flow measurements were taken. Flow in the creek began where the Monterey shale aquifer
zones for Laetitia Well 12 and Well 13 cross beneath the ereek bed. Ground water was observed
flowing from fractured rock into the creek at this location. The onset of stream flow where these
siliceous shales intercept the creck is likely n combination of scepage from (he shale beds and from
reduced underflow capacity of the stream bed.  Surface flow in the creek continued for
approximately 1,000 feet, diminishing gradually until i had completely seeped into the stream
gravels as underflow, Further downstream, inflow from Adobe Canyon immediately seeped into the
subsurface and did not result in flow on Los Bewros Creek.

Relationship Between Project Wells and Stream Flow

Four wells on the Laetitia property had been designated for project use. These wells tap fractured
rock aquiler zones in the Obispo Formation (Well 10 and Well 11) and the Monterey Formation
(Well 12 and Well 13).

The Monterey shale aquifer zones tapped by project Well 12 and Well 13, which cross under Los
Berros Creek near the upstream Laetitia property comer, provide the greatest.contribution to creek

flow mitigntionwpd 3 Movember4, 2008
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Stream Flow Measurements
March 17, 2008
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X. Response to Comments

base flow during low flow periods, based on observations in Oclober 2008, The wells are between
500 and 800 feet away from the creek, December 2004 statie ground water elevations in these wells
were approximately 480 feet above sea level, which is close 1o 70 feet above the adjacent invert
elevation of Los Berros Creek.

The resistant tufl aquifer zone (Obizpo Formation) tapped by Well 11 is interpreted to contribute
base to flow to Adobe Canyon, 4 relatively steep and narrow drainage which reaches Los Berros
Creek. In January 2005, the static ground water level at Well 11 was approximately 545 feet
elevation, which is 85 feet above the invert of Adobe Canyon (1,500 feel to the east) and 155 feet
above the inverl elevation of Los Berros Creek, where the aquifer zone crosses under the creek
{approximately 5,000 feet to the east).

Well 10 taps an Obispe Formation aquifer zone which is interpreted to not contribute significant
base flow to Adobe Canyon or Los Berros Creek during low flow periods, despite being closer than
the other wells (300 feet from the confluence). This aquifer zone has also been developed for
agricultural use, The static water level in June 2005 at Well 10 was approximately 320 feet above
sea level, which is close to the invert elevation of the confluence.

The lower hydraulic pressure at Well 10, together with existing resource development and the
percolation of stream flow near the confluence of Adobe Canyon and Los Berros Creek, indicate that
the Obispo Formation in this area, under existing conditions, receives recharge from stream flow
(rather than contributing to base {low) during low-flow periods. Alluvial deposits are also mapped
beginning downstream of the confluence, and provide more storage for underflow, and therefore less
surface flow in the creek.

Stream Flow Impaet Mitigation

Impaets to stream flow in Los Berros Creek during low-flow periods would oceur from long-term
pumping at Well 12 and Well 13, The pools observed in the creek bed upstream of the Adobe
Canyon confluence eould dry up with the use of Well 12 and 13 for project waler demand.

There would not be any impacts to siream [low or perennial pools in Los Berros Creek upstream of
the Adobe Canyon confluence from pumping Well 10and Well 11. Adobe Canyon surface inflows
during low flow periods {as observed in October 2008) do not create perennial pools in Los Berros
Creek, but seep into the dry creek bed. Approaching the dry season, when Los Berros Creek and
Adobe Canyon are still llowing through their confluence (as observed in March 2008, stream flow
percolates into alluvial deposits within a few hundred feel downstream of Adobe Canyon, Los
Berros Creek Nlow in this avea is being controlled by alluvial deposit underfllow capacity and by the

T miligabion wpd 4 Movemiber 4, 2008

LV-6-9-6 (cont’d)

LV-6-9-7

Final EIR

X.B.-394



Laetitia Agricultural Cluster Tract Map and CUP
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recharge capacity of one of the developed Obispo Formation fractured rock reservoirs, which
subcraps beneath the confluence aren and extends downstream.

In other words, Adobe Canyon inflows to Los Berros Creek are too low in volume under existing
conditions to establish or sustain perennial pools during low-flow periods. Los Bermros Creek goes
completely diy, even when Adobe Canyon is flowing into it. Therefore, potential impacts to flows
in Adobe Canyon from pumping Well 10 or Well 11 should not affect steelhead critical habilat in
Los Berras Creek, The reach of potential concern for impaets to steelhead eritical habitat from the
Laetitia Agricultural Cluster project is upstream of the Adobe Canyon confluence.

The mitigation of stream fAow impacts on steelhead critical habitat can be achieved by replacing
former project Well 12 and Well 13 with two other Laetitia wells. The replacement wells, Well 14
and Well 15, can be pumped without affecting Los Berros stream flow upsticam of the confluence
with Adobe Canyon; and will therefore not impact the existing perennial pools in steelhead critical
habitat,

Well 14 and Well 15

Well 14 and Well 15 are completed in Monterey Formation shale beds approximately 2,500 feet to
3,500 feet novthwest of Los Berros Creek (Figure 3). These wells were constructed in 2006 and test
pumped at approximately 230 gpm and 150 gpm, respectively. Well construction, pumping test, and
water quality information are attached.

The small valley where these wells are located drains an area of approximately 80 acres upstream
of Well 14, There is no incised stream channel, and 4 relatively thick (20-40 feet) mantle of loose,
broken siliceous shale covers the valley floor, A relatively small fraction of this rainfall would
percolate directly into the fractured shale on the steep valley slopes, Most of the rainfall {hat is not
evaporated or consumed by vegetation would collect in the Joose shale colluvium of the valley floor,
draining out slowly over time or deep percolating info the shale aquifer zones,

The aguifer zones tapped by Wells 14 and 15 extend are interpreted to extend into another adjacent
drainage to the east, and into Adobe Canyon to the west. The drainage to the east encompasses g
walershed of approximately 100 acres.

Ground water elevations in Wells 14 and 15 are approximately 610 feet above sea level. This
suppests the aquifer hydraulic pressures are controlled by Adobe Canyon, which is the closest spill
point for thatelevation, The watershed upstream of the 600-foot elevation contour in Adabe Canyon
is approximately 380 acres.

(o mifigatian. wpi 5 Movember 4, 2008
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==

Using the same methodology developed in 2004 for the other project wells, the sustainable yield for
Wells 14 and 15 is estimated to be equal to the amount of water that could be produced during a
three-year severe drought using available aquifer storage and the limited available recharge. The
volume of available water in storage Is estimated at approximately 190 acre-feet for the aquifer zones
tapped by both wells eombined, The resulting vield for the two wells, without any other inflow
during drought, would be 63 afy.

Even during drought, there is a limited amount of recharge to aquifers. A separate component of
uvuilable recharge is estimated for each of the three contiguous watersheds, (o be shared by the two
wells. For the 80-ncre watershed which the wells are located within, an estimated 20 percent of the
annual rainfall is available to the wells, This is greater than the 3 to 5 percent typically assigned to
outerop areas because the loose shales covering the valley floor capture most of the runoff, similar
to conventional alluvial deposits, where 20 percent percolation of precipitation is normal. The
average annual precipitation at the higher elevations of the Laetitia property where these wells are
located is approximalely 20 inches. During drought, assuming half of the normal precipitation fell,
the resulting recharge to the aquifers would be approximately 13 afy.

A smaller portion of the adjacent valley to the east has similar loose [l deposits. Within this
watershed, a deep percolation of precipitation of 5 percent is assumed, for an available recharge of
5 afy during drought. The potential recharge to the nuifer zones tapped by Wells 14 and 15 from
surface flow seepage in Adabe Canyon is estimated, based an the methodology used for the other
praject wells, at approximately 12 afy,

During severe drought, the combined yield to Wells 14 and 15 is estimated to be approximately 63
afy from available storage utilization, and 30 afy from limited recharge, for a total of 93 acre-feet
per year. This is less than the estimated combined yield of 121 afy for Well 12 and Well 13,

Walter Supply and Demand

The sustainable yield of the water supply has decreased from an estimated 197 afy to 169 afy, due
10 the replacement of Wells 12 and 13 with Wells 14 and 15. Concurrently, the project water
demnand has been reduced from an estimated 143 afy to 74 afy. Therefore, the ratio of available
supply to demand has actually increased. The available water supply is currently greater than twice
the estimated project demand.,

(o miligation, wiad 6 Noveniber 4. 2008
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Summary

The September 2008 Draft Environmental Impact Report for the Laetitia Agricultural Cluster LV-6-9-10
identifies project impacts to water resources and biological resources (steclhead critical habital)
associated with dronghit conditions and strean [low. DEIR mitigation measures for water resources
impacts included requirements for u Drought Water Management Plan, various walter conservation
measures, and a restriction on residential landscape irrigation. The biclogical impact 1o stecthead
critical habital was determined to be unmitipable in the DEIR,

Mitigation for impacts to water resources and Los Berros Creek stream flow during drought, and the
associated impacts to steelhead critical habitat, can be achieved, however, The new mitigation
measures include a limitation on landscape irrigation water use to one-third of an acre-foot per year,
remoaval of the equestrian center, and replacement of former project Wells 12 and 13 with Wells 14
and 15, located at the northern end of the Luetitia property.

By reducing project water demand, and with the new project well configuration, the estimated
available water supply is greater than twice the estimated project water demand. There will also be
no impact to stream flow in Los Berros Creek upstream of Adobe Canyon, which is the reach of
polential impacts to steclhead critical habitat from the Lactitia Agricultural Cluster project, based
on field observations in March and Octoler 2008,

Please call if you have any queslions regarding this letter.

Sincerely, : j

cer J, Harris, THG 633 Timothy 8. Cleath, HG 81
ssociale Hydrogeologist Prineipal Hydrogeologist
attachments
R mitigzation.wpd 7 Movember 4, 2008
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N

Water Demand Calenlations

fhay qaivigation, wpd Novembar 4, 2008
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Constant Discharge Test, Laetitia Wall 14, Juns 43-16, 2006
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Recovary Test, Lastitla Well 14, Juno 18, 2008 3
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CREEK ENVIRONMENTAL LABORATORIES, INC.

A Minorineowned Bosledss Entrprise

‘ 141 SUBLIRBAN ROAD, SUITE G5 + §AN LLAS OBISPO, CA 93407 » (B0S5) 5459838 « FAX (05) 545-0107

Cleath & Agsoe,

Lastitia Winary

453 Lastitia Vineyard Drive
Arroyo Grmnde, Ch 93420

SAMPLE DESCRIPTION
EDcmEmEZgECT S EAsNAASE S S e N
Well 2006-1 + f

EEEEeRREE S EN ks s E T S e EoEENE

AMALYTE

Total Alkalinity ap Cacoa
Chloride

Total Cyanide

Color

Electrical Conductance
Fluoride

Langlier Index (Covposivity)
MBAS (Anionic Surfactants MW=340)
Mitrate as N

Witrate ag HO3

Nitrite an N

Odor

pH

Bulfate

Total Dissolved Solide
Turbidity

Borom

Caloium

Hardness

Iren

Kercury

Potapaium

Magnesium

Sodium

Alumi nam

Antimgny

Arganic

Barium

Beryllium

Cadmium

Chromi um

Log Number: 06-073134
Order: N3da0
Received:  06/16/06

REPORT OF AMATYTIOAL RESULTS

BAMPLED
BRAMPLED BY DATE & TIME HATRIX

Page 1

EEEEINSnsrcog R SSsmuNen eocEsUTIZmEaEuEE I.ﬂﬂ.-“----ﬂﬂ EFEan
E. Harrip 06/16/06808:45 Drinking Water

Sl bbb L Lt R YT 1 TS —— SEEECETENEEE S A

REBULT nLe UNITE  METHOD

420 2 mg/ L BM 23208
14 1 mg/ i EBA 300.0
Hot Detected 0,805 mg/L EPA 335.2
20 1 units aM 21208

1,000 i umhosfem M 2510
0.3 6.1 ‘wmg/L EPA 300.0

0.5 --- PH unlte  SH 22308
Hol Detected 0.058 mg/L BM 5540
Mot Detected 0.1 ma/L EBA 300.9
Hot Detected 0.4  ma/L EPA 300.0
Not. Detected 0.1 mg/u EPFR 300.0
1 1 TOR 84 21508
7.3 0.1  pH units EPA 150.1
k(] 0.5  mg/u EBA 300.0
550 10 e/ T EBR 160.1
2.8 0.1 HTU EPA 180.1
Hot Detected 0.05 mg/L EPR 200,71
110 0.03  mg/L EPN 200.7
520 1 mg/L Cacol REA 200,7
0.2 6.1  wg/L EBA 200.7
ot batected 0.001 mg/L EPA 245.1
1.4 0.1 wmg/L EPA 200.7
58 0.03 mg/L EPA 200.7
18 0.05 ma/L EPh 200.7
bot Detected 0.05 wa/L EPFRp 200.8
Mot Detected 0.006 mg/L EPA 200.0
Hot Detected 0.002 mg/L EPFA 200.8
Not Datected 6.1 mg/L EPA 200.8
Rot Detected 0,001 ma/lL EPR 200.8
Hok Detected 0.001 mg/L HPA 200.0
Hot Tetemeoted 0,01 mg/n EEM 200.8

£ PEED O RECYCLED BaIA

ANRLYZED
06/26/08
06/16/06
0&/20/06
06/16/06
oe/i6/ 06
06/16/06
b6/27/06
06/16/06
06/16/06

06/16/06
06/16/06
06/16/06
UE/16/06
06/2L706
06/16/06
06/20/06
D&/20/08

06/20/06
08/18/08
06/20/06
06/20/08
06/20/06
n6/20/06
0E/an/06
0&/20/06
ne/20/06
64006
06/20/06
06/20/058

LV-6-9-11 (cont'd)

Final EIR
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Laetitia Agricultural Cluster Tract Map and CUP

X. Response to Comments

Jun, T8 W00 F VRN

Lreek eoviconnentsl BO% 545 0104

fo. BEYE . 1

CREEK ENVIRONMENTAL LABORATORIES, INC.

o V=

tleath & Assoc,

Lastitim Winsry

453 Laetitla vineyard Drive
Arroyo Grande, CA 93420

<A Minorirp-owaod Busine Eniprize.
141 SUBLIRBAN ROADL SUITEC:5 » AN LUS CIRISPO, ©A 93401 » (803) 545-9838 » FAX [805) 545.0107

Page 2
Log Number: 06-C7334
Ordax: LETT
. Recelved: 08/16/06

REPORT OF AMALYTICAL WuSvLTs

BMMPLE DESCRIPTION EAMPLED BY

BAMPLED

DATE @ TIME MATRIX

L T TR e S e L L R T T T T —

06/16/06@00:d5 Prinking Water

Rt e LR LR BT ) T T s EEENEESESN A enETCONEEE TE oo S e TEEEEERIOEE RIS

Wall 2006-1 3 i 3. Harris
ANALYTE RESULT
Copper Wot Detected
Lead Hot Detected
Manganase 0.04
Higkal Hot Detected
Selenium Hob Detected
Silver Hot Dotected
Thallium Not Detectad
Bine 0,13

DLR UNITS METHOD ANALYEED
0.05 mg/L EPFA 200.6 06/20/06
0,005 my/L EER 200.8 06/30/08
2.02 gL EPR 200.8 06/20/06
0.01 mg/L EPA 200.8 06/20/08
0.005 my/L EPR 200.0 06/20/06
0.01 mgfL EPA 200.8 0&/20/08
0.001 my/h ERA 200.0 06/20/06
0.05 mg/L EFR 200.8 06/20/06

i et et o bt bt T S gl ey e ALy P T Sy —

DLR = Detection Limit for Reporting. Results of "Hot Detected” are below DLE.

CREEX ENVIRONMENTAL LABORRTORIES

Aoy

Leb Director, Michasl Ny

) FRNTED O RECYOLED PRl

LV-6-9-11 (cont’d)

Final EIR
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Lactitia Well 15

Pow mitigation.wpd Noveniler 4, 20408

Final EIR X.B.-409



Laetitia Agricultural Cluster Tract Map and CUP

X. Response to Comments
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Laetitia Agricultural Cluster Tract Map and CUP

X. Response to Comments

Constont Discharge Test, Wall 15, July 27-30, 2006 ’
Bay Time __Elapaed Tl Depil lo Water _Drawdown  Receriad Pomping fae LV-6-9-11 (cont’d)
Mo0ayyiTirmin e Tagl Tal HENGNS par flimse

623 ] POAET T Biad
1624 1 244,33 an 66 150
16:25 2 24076 4608
1628 3 252 4833
18:27 i 254,25 .58
1678 [ 255,08 5.1
1629 [} 25663 5.8
16:30 7 280.17 Bk 50
18:31 B 260,75 58,08
1632 8 283 By
18:33 10 265,23 61.05
18:34 11 07,8 63.63
16:35 12 60 6493
18:40 1 0 B33
1645 22 271.08 B7.41
16:60 I Aridz BI.75
1058 by a2 =B
17:00 ar 27242 68T
1305 42 27242 aa7h
1710 &t 27258 6581
17415 &2 272,75 65.08
1t 57 273,08 o841
1527 [} 42 Ge7s
1730 BT 2136 ED.83
18:00 a7 274 68 08
10:00 167 2633 7286
20:00 217 27783 7368
24:00 2 27887 TR00
2500 aar 2mar 6,00
23:00 ETd 2817 17.60

fi2geome 000 457 282147 a6
1:00 517 83 7833
200 a7 ol 8033y
300 Bi7 285 L33
400 887 28617 BZE0
5:00 57 2731 E3.ED
&0 87 267,33 Bi6E
700 BT 267,33 B3040
B00 BI7 208,67 B5.00
i2:00 " 28003 br.as
600 v 202.87 B0
20:00 1657 54 9033

128005 000 1897 205,33 o158
400 237 288 5233
LR 2377 207.43 o166
1300 | 30133 B7,66
18:00 2857 b 1033
000 aoe7 303 33 B 0G

TRORO0G  0:00 Ja37 304,17 100,50
4:00 »wn 3p4.07 104.00
B0 38147 3045 100,83
1200 Ans7 04 G0 100,81
G0 43a7 04 E1 {LER ] 150
16115 4320 Elog puinp

|
XB.-411

Final EIR



X. Response to Comments

Laetitia Agricultural Cluster Tract Map and CUP

LV-6-9-11 (cont'd)
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Laetitia Agricultural Cluster Tract Map and CUP

X. Response to Comments

P

Hecovery Tesl, Lacliths Well 16 July 30, 2006

Day Tims  Elspsed Time  Depthlo Waler  Drawidown Fiecovery Time falia

Ma /DaylYi hrmin minutes lael feal [T

Recovery

Trani2n0e 16115 ] 304,80 101,23
1616 ] 255,00 s2.3 3
117 C 2d2.50 43 2161
168118 E] 235,00 k] 1441
16:20 H] 232,83 20016 BES
1621 ] 200,87 & T
1622 T 209,33 2548 B8
16:23 a aeabn 24.83 a1
1624 L A4T.76 206 481
1625 10 22T.ED 23.83 33
A6:30 15 #2651 2266 2R9
18:35 20 el g 2216 27
1642 2 #2542 2175 181
1648 3 22508 2141 140
170 45 24,50 20.8% 87
s Lild] 22400 2033 3
1832 7 2133 1786 23
STOP

LV-6-9-11 (cont'd)

Final EIR

XB.-413



X. Response to Comments

Laetitia Agricultural Cluster Tract Map and CUP

LV-6-9-11 (cont’d)
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Laetitia Agricultural Cluster Tract Map and CUP

X. Response to Comments

CREEK ENVIRONMENTAL LABORATORIES, INC.

A Minaity-ovsnid Butineds Eriarpriie

“ 141 SUBUREAN ROAD, SUITEC- « SAM LUIS COBISPO, CA 93401 » [605) 5459838 » FAX(80%) 545.0107

Page 1
Dave Hickey Log Number: Q6-C3726
Lastitia Winery Order: Hees7
453 Laetitia Vineysrd Drive Received: 071/31/08
Arroyo Grande, Ch 23420 Printed: 08/09/06
REPORT OF ABALYTICAL RESULTS
Fonpled
fample Deccription Sarpled By pate & Time Hatrin
L szas e WaEnEk BETINCEEIGEN RSN AR NSRS S AR ETET
vall 2008-2 # )& rvinciean O7/31/08214100 brinking Hter
BEESIEIRAERRENEHIEC Ll LLEE neso R NANNEETED CEIOEEES eSS RN A NS S ANEIn RS ISR FEEE
funa | ke Result BLE pllutien Unite Kathod Data Daté Eatch
Factor Aralyzed  Prepaced
Total Alkalinity sa cagod 4z 2 1 il S 23200 HOT/06 B55
Chleride Fi 1 1 L EPA X00.0 0a/01/04 AT
Tetal Cyanide Hat Detected 0,005 1 gyl ERA 335.2 Lt LIS
Color Hat Peteceed i f unite SH 21200 o073 /06 &7
Elactricsl Crechictange b 1 1 unhogem o 2510 LA T T
Flunride 0.4 0 1 masL EPA 300.0 08/01/04 L1 ]
Lorglflar Irdes (Corrosivity) o 1 ol unite £ 2300 OB/DR/0S 4537
HEAEtAnTonle Surisctants W=X00) Net Detested 0.0% i LIy 5 5540 € OBS04/06 6TES
Nitrate es M Net Dotected ‘R 1 mall EPK 300.0 Ca106 E743
Hitrate ns N3 Kot Dutected 0.4 1 mafl PR 3000
nizries na M Hot Datected 8.1 1 mL ERA 300,40 D&/O1 106 &7a3
Odor Mot Datected 1 1 ToR &M 21508 UFA 0o anir
Bl 7.0 o1 1 P unita EPA 150.1 ories a7
Sul fute i 0.5 1 /L EPA 300.0 0801708 4743
Sulfide, Tatal [} 0.4 1 mafL EPA 3TH.2 0AfO2/06  QB/O2706  ATIO
Totel Digsolved 5ol ids LT 10 1 ma/L EPA 160.1 0803108 L45
Turbid|ty 0.5 (] 1 LAl ERA TE0.1 0T34 08 anr
Borea o.0r o.us 1 ol EPA 20T 03/00/04 Al
Culefun o .03 1 il ERA 2HLT  od/oB/04 18
Hardnase 470 1 MR mgfL calod  EPA Z00.T
Iren 0.2 0.1 1 B EPA 200.7 0870806 16
Hergury Mot Bereptad 0.0 1 /L EPY 245.9 O8/02/06 L
Potessiun 1.5 (/R ] 1 eafl EPA 200.7 D&/08/06 816
Ragnesium L1 0,08 1 ra/l EPn 200.7 04,0806 16
Speflum 18 0.05 1 gL EPA 2007 B3/08/ 06 [l
Al nun Kot Deteored 0.05 1 g/l EPA 200.8 08/04/08 &1
Ant imany ot Detestad 0,008 ! mafl EPA 200.8 080408 911
Argenic 0,003 D002 1 ML EFA 200.8 0a,/08,/08 “mn
Harjun Nat Devected a4 1 sl EP4 200.8 0B/04/08 s
Berylliun ot Patected 0,001 I g/l EPA 200.8 04,0406 &711

€} PRAIED 04 BEEVE LR BAPRR

LV-6-9-11 (cont’d)
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Laetitia Agricultural Cluster Tract Map and CUP X. Response to Comments

CREEK ENVIRONMENTAL LABORATORIES, INC. LV-6-9-11 (cont'd)

A Minoeity-owned Businews Ennerprise
q 141 SUBLREAN ROAD, SUITE C-5 + SAN LUNS OBISPO, CA 93401 « (005) 5453808 « FAX [805] 545-0107

Page 2
Dave Hickay Log Number: 06-C9726
Laetitia Winery Ordar; H4487
4563 Laetitia Vineyard Drive Received: 07/31/06
hrroyo Orande, CR 93420 Brinked; DBE/0D/06
KEPORT OF AMALYTICAL RESULTS
$erpled
Sample Descriptian Ganpled Dy Date B Tlee Huteix
L e T R e e Sty TIT ] e EEAERCIELCEEELlNESRNEINNERNEREY RIES - ERNN Anmans
wnll 2006-2 H)5 Tin Clenth 0743108011100 arirklng Water
FAEA WCEEEREee a EEERAS LLLLL s ] === L1}
analyte Eosule DLR Dilutien Unite Method bata Gate  Batch
Facier Analyred  Prepared
ot Kot Detested a.0m i L EFA 200.8 B4 /06 &
Chreniun livt betected o.m 1 ma/L EPA 200.8 08,/04/06 11
Eoppar Wot Detected 0.0% 1 rasl EPA 200.0 (804,04 &mn
Leed Mot Datected 0.005 1 g/l EPA 200.8 080k @1
Horgenase 0.0% 0,02 1 mg/L EPA 200.8 0808704 411
Hieksl Wot Dotested o.m 1 mgiL EFi 200.8 08/04/08 &1
Saleniun Kat Detecred 060 1 ngft. EPA 200.8 0B/04 /08 LAl
5 lver Hot Detocted o 1 mifl EPA 200.8 B804 108 &
Thi | fum ok Datected .00 1 gL EPA 2008 08/08, 06 &
im 0.4 .05 1 mafl EPA 200.8 03/04/08 A1

T A A M P B bmmpma s e g FE FENsamEELE mISGASSEEEE mass

DLR = Becection Limit for Meporting. Rosults of ot Detected® are below DLR.

CRELK ERVIRCNHENYAL. | ABTARTORTES
/\.A-LP—M’—}‘

Lab ofrector, Michusl g

oY PRedTID Oy BRECYCLED Pl
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Laetitia Agricultural Cluster Tract Map and CUP

X. Response to Comments

Responses to John Janneck’s Comments:
Letter from Cleath & Associates (LV-6-9)

Comment
No.

LV-6-9-1

Comment

The contents of the Cleath & Associates letter (November 8, 2008) were peer reviewed during
preparation of the Revised EIR (2013), and the information contained in the letter was incorporated
into the EIR analysis for the Revised and Final EIR (see Sections V.E. Biological Resources and
V.P. Water Resources).

LV-6-9-2

Comment noted.

LV-6-9-3

The applicant’s proposed revised landscape parameters and water demand estimates are
incorporated into the Revised (2013) and Final EIR.

LV-6-9-4

These comments were peer reviewed during preparation of the Revised EIR (2013), and the
information contained in the letter was incorporated into the EIR analysis for the Revised and Final
EIR (see Sections V.E. Biological Resources and V.P. Water Resources).

LV-6-9-5

The contents of the Cleath & Associates letter (November 8, 2008) were peer reviewed during
preparation of the Revised EIR (2013), and the information contained in the letter was incorporated
into the EIR analysis for the Revised and Final EIR (see Section V.P. Water Resources).

LV-6-9-6

The contents of the Cleath & Associates letter (November 8, 2008) were peer reviewed during
preparation of the Revised EIR (2013), and the information contained in the letter was incorporated
into the EIR analysis for the Revised and Final EIR (see Section and V.P. Water Resources).

LV-6-9-7

The contents of the Cleath & Associates letter (November 8, 2008) were peer reviewed during
preparation of the Revised EIR (2013), and the information contained in the letter (including the
proposed revised domestic wells) was incorporated into the EIR analysis for the Revised and Final
EIR (see Sections V.E. Biological Resources and V.P. Water Resources).

LV-6-9-8

The contents of the Cleath & Associates letter (November 8, 2008) were peer reviewed during
preparation of the Revised EIR (2013), and the information contained in the letter was incorporated
into the EIR analysis for the Revised and Final EIR (see Section V.P. Water Resources).

LV-6-9-9

The contents of the Cleath & Associates letter (November 8, 2008) were peer reviewed during
preparation of the Revised EIR (2013), and the information contained in the letter was incorporated
into the EIR analysis for the Revised and Final EIR (see Section V.P. Water Resources).

LV-6-9-10

The contents of the Cleath & Associates letter (November 8, 2008) were peer reviewed during
preparation of the Revised EIR (2013), and the information contained in the letter was incorporated
into the EIR analysis for the Revised and Final EIR (see Sections V.E. Biological Resources and
V.P. Water Resources).

LV-6-9-11

The letter attachments were peer reviewed during preparation of the Revised EIR (2013), and the
information contained in the letter was incorporated into the EIR analysis for the Revised and Final
EIR (see Sections V.E. Biological Resources and V.P. Water Resources).

Final EIR
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Laetitia Agricultural Cluster Tract Map and CUP X. Response to Comments

LV-6-10-1

Final EIR X.B.-419



Laetitia Agricultural Cluster Tract Map and CUP X. Response to Comments

LV-6-10-1 (cont’d)

Final EIR X.B.-420



Laetitia Agricultural Cluster Tract Map and CUP X. Response to Comments

LV-6-10-1 (cont’d)
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Laetitia Agricultural Cluster Tract Map and CUP X. Response to Comments

LV-6-10-1 (cont'd)
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Laetitia Agricultural Cluster Tract Map and CUP X. Response to Comments

LV-6-10-1 (cont’d)
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Laetitia Agricultural Cluster Tract Map and CUP X. Response to Comments

LV-6-10-1 (cont'd)
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Laetitia Agricultural Cluster Tract Map and CUP X. Response to Comments

LV-6-10-1 (cont’d)
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Laetitia Agricultural Cluster Tract Map and CUP X. Response to Comments

LV-6-10-1 (cont’d)
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Laetitia Agricultural Cluster Tract Map and CUP X. Response to Comments

LV-6-10-1 (cont’d)
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Laetitia Agricultural Cluster Tract Map and CUP X. Response to Comments

LV-6-10-1 (cont’d)
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LV-6-10-1 (cont'd)
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LV-6-10-1 (cont’d)
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LV-6-10-1 (cont'd)
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LV-6-10-1 (cont’d)
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LV-6-10-1 (cont'd)
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LV-6-10-1 (cont'd)
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LV-6-10-1 (cont’d)
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LV-6-10-1 (cont’d)
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Laetitia Agricultural Cluster Tract Map and CUP X. Response to Comments

Responses to John Janneck’s Comments:
URBEMIS Modeling Results (LV-6-10)

Comment

No. Comment

The applicant’s submitted URBEMIS model output was considered during preparation of the Final
LV-6-10-1 | EIR. Final EIR Section V.C. Air Quality includes air pollutant emissions calculations using the
SLOAPCD’s currently recommended model, CaleeMod.

Final EIR X.B.-437
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LV-6-11-1

Final EIR X.B.-439



Laetitia Agricultural Cluster Tract Map and CUP

X. Response to Comments

Responses to John Janneck’s Comments:
Noise Wall Design (LV-6-11)

Connment Comment

0.

LV-6-11-1 The applicant’s proposed noise wall design has been incorporated in the Final EIR (refer to
NS/mm-2) to mitigate for noise generated within the winery and processing facilities.

Final EIR
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LV-6-12-1
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LV-6-12-1 (cont’d)
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LV-6-12-1 (cont'd)
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LV-6-12-1 (cont'd)
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LV-6-12-1 (cont'd)
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Responses to John Janneck’s Comments:
Oak Tree Inventory (LV-6-12)

Comment

No. Comment

The submitted Oak Tree Inventory was considered during preparation of the Revised EIR and final
EIR. Please refer to Revised EIR (2013) and Final EIR Section V.E. Biological Resources, 5.
Project-specific Impacts and Mitigation Measures, a. Project-wide, 2) Impacts to Coast Live Oak
Woodland (page V.E.-36), which states that the project would result in the loss of 55 oak trees, and
impacts to 114 oak trees including on-going vegetation management pursuant to CAL FIRE
standards. The applicant's Oak Tree Inventory identifies 53 oak trees that would be removed or
potentially removed, and 116 oak trees that would be impacted or potentially impacted, which is
similar to the estimates identified in the EIR.

LV-6-12-1
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LV-6-13-1

LV-6-13-2

Final EIR X.B.-468



Laetitia Agricultural Cluster Tract Map and CUP X. Response to Comments

LV-6-13-2 (cont’d)

LV-6-13-3

LV-6-13-4

Final EIR X.B.-469



Laetitia Agricultural Cluster Tract Map and CUP X. Response to Comments

Responses to John Janneck’s Comments:
Memo from Aquatic Ecologist (LV-6-13)

Comment Comment
0.
LV-6-13-1 Comments noted; please refer to the Revised EIR (2013) and Final EIR Section V.E. Biological
Resources.
Please refer to the Revised EIR (2013) and Final EIR Section V.E. Biological Resources. These
LV-6-13-2 | documents were revised to incorporate additional analysis of water resources, and proposed
project wells” influence on base flow within Los Berros Creek.
Please refer to Revised EIR (2013) and Final EIR Section V.E. Biological Resources, which
incorporate proposed project changes related to domestic well production, and implementation of
LV-6-13-3 | yield restrictions on wells that may be influenced by Los Berros Creek. Based on implementation
of water conservation measures, water use monitoring, and noted yield restrictions, BIO Impact 7 is
identified as less than significant.
LV-6-13-4 Comment noted; please also refer to the Revised EIR (2013) and Final EIR Section V.E. Biological
Resources.
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Responses to John Janneck’s Comments:
Firm Qualifications/Resumes (LV-6-14)

Connment Comment
0.

The submitted resumes and statements of qualifications are noted for the record, and will be
LV-6-14-1 . .

considered by the County decision makers.
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