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D. GENERAL PUBLIC 

Commenter and Address Code Letter Date Page 

Kevin and Debbie Lee [a] 
P.O. Box 1168 
Nipomo, CA 93444 

KDL[a] October 5, 2008 X.D.-7 

Terese Toomey 
1150 North Thompson Road 
Nipomo, CA 93444 

TT October 16, 2008 X.D.-9 

Gary Guliasi 
330 Black Hawk 
Nipomo, CA 93444 

GG October 17, 2008 X.D.-11 

Kevin Murphy 
Arroyo Grande, CA 93420 KM October 19, 2008 X.D.-13 

Carol Garcia 
545 Camino Encanto 
Nipomo, CA 93444 

CG October 20, 2008 X.D.-15 

Craig and Paula Knighten 
Nipomo, CA 93444 CPK October 22, 2008 X.D.-17 

James Skow, M.D. and Kristi Adams 
Broken Arrow Road 
Nipomo, CA 93444 

JSKA October 22, 2008 X.D.-19 

Mike and Ann McClure 
235 Cimarron Way 
Arroyo Grande, CA 93420  

MAM October 23, 2008 X.D.-21 

Lee Jamieson 
439 Rim Rock Road 
Nipomo, CA 93444 

LJ October 27, 2008 X.D.-24 

Jay Hardy [a] 
550 Sycamore Creek Lane 
Nipomo, CA 93444 

JaH[a] October 27, 2008 X.D.-26 

Bernie and Lennette Horton 
265 Rim Rock Road 
Nipomo, CA 93444 

BLH October 27, 2008 X.D.-29 

Julie and David Johnson 
820 Upper Los Berros Road 
Nipomo, CA 93444 

JDJ October 27, 2008 X.D.-32 
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Kevin and Debbie Lee [b] 
P.O. Box 1168 
Nipomo, CA 93444 

KDL[b] October 27, 2008 X.D.-34 

Richard Sachen [a] 
1190 Upper Los Berros Road 
Nipomo, CA 93444 

RS[a] October 27, 2008 X.D.-36 

Brent and Mary Beth Stromberg 
441 Rim Rock Road 
Nipomo, CA 93444 

BMBS October 27, 2008 X.D.-39 

James Toomey [a] 
161 Jovita Place 
Nipomo, CA 93444 

JT[a] October 28, 2008 X.D.-43 

Laurie Laughlin 
P.O. Box 1089 
Arroyo Grande, CA 93421 

LL October 28, 2008 X.D.-45 

Chris and Dennis Wynn 
405 Broken Arrow 
Nipomo, CA 93444 

CDW October 28, 2008 X.D.-47 

David L. Richards 
225 Broken Arrow Road 
Nipomo, CA 93444 

DLR October 28, 2008 X.D.-49 

Vern and Carol Garcia 
545 Camino Encanto 
Nipomo, CA 93444 

VCG October 29, 2008 X.D.-69 

Mark and Stephanie Fugate 
620 Spring Canyon Lane 
Nipomo, CA 93444 

MSF October 29, 2008 X.D.-72 

Joanna Kearns 
333 Broken Arrow Road 
Nipomo, CA 93444 

JK October 29, 2008 X.D.-75 

Gerald and Julie Kuras 
427 Rim Rock Road 
Nipomo, CA 93444 

GJK October 30, 2008 X.D.-78 

James Toomey [b] 
161 Jovita Place 
Nipomo, CA 93444 

JT[b] November 1, 2008 X.D.-80 
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Richards Red Rock Ranch 
225 Broken Arrow Road 
Nipomo, CA 93444 

RRRR November 3, 2008 X.D.-84 

Patricia Rogers 
1235 Ramal Lane 
Nipomo, CA 93444 

PR November 3, 2008 X.D.-91 

Christina Richards 
225 Broken Arrow Road 
Nipomo, CA 93444 

CR November 3, 2008 X.D.-93 

Tina Grietens 
P.O. Box 12 
Nipomo, CA 93444 

TG November 3, 2008 X.D.-97 

Aldo and Bonni Pellicciotti 
530 Sycamore Creek Lane 
Nipomo, CA 93444 

ABP November 3, 2008 X.D.-102 

Donald and Roberta Gehring 
540 Sycamore Creek Lane 
Nipomo, CA 93444 

DRG November 4, 2008 X.D.-106 

John and Vickie Dicus 
1175 Jackrabbit Road 
Nipomo, CA 93444 

JVD November 4, 2008 X.D.-109 

Barbara and John Anderson 
P.O. Box 240 
Arroyo Grande, CA 93421 

BJA November 4, 2008 X.D.-114 

Paul Castello, M.D. 
Broken Arrow Road 
Nipomo, CA 93444 

PC November 4, 2008 X.D.-116 

Lorene Murphy 
P.O. Box 1997 
Nipomo, CA 93444 

LM November 4, 2008 X.D.-121 

Michael Murphy 
P.O. Box 1997 
Nipomo, CA 93444 

MiMu November 4, 2008 X.D.-124 

Charles Andree and Laurie Laughlin [a] 
1012 Upper Los Berros Road 
Nipomo, CA 93444 

CALL[a] November 4, 2008 X.D.-127 
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Mary O’Connor 
156 Sheehy Road 
Nipomo, CA 93444 

MOC November 5, 2008 X.D.-129 

Molly Martin 
1190 Upper Los Berros Road 
Nipomo, CA 93444 

MoMa November 5, 2008 X.D.-132 

Ernie and Nancy Penny 
1255 Haven Hill Way 
Nipomo, CA 93444 

ENP November 5, 2008 X.D.-134 

Tom and Linda Shea 
494 Rim Rock Road 
Nipomo, CA 93444 

TLS November 5, 2008 X.D.-136 

Raymond Toomey 
1150 North Thompson Avenue 
Nipomo, CA 93444 

RT November 6, 2008 X.D.-139 

Marc and Linda Sommerfeld 
255 Broken Arrow Road 
Nipomo, CA 93444 

MLS November 6, 2008 X.D.-162 

Vince McCarthy 
194 East Dana Street 
Nipomo, CA 93444 

VMC November 7, 2008 X.D.-164 

Margy Moynihan 
Billita Corporation 
2480 Brady Lane 
Arroyo Grande, CA 93420 

MMBC November 7, 2008 X.D.-167 

Susan Wies 
1260 Hawthorne Lane 
Nipomo, CA 93444 

SW November 7, 2008 X.D.-170 

Robert Moss, M.D., F.A.C.S. 
Sheehy Road 
Nipomo, CA 93444 

RM November 7, 2008 X.D.-174 

Bailey and Celeste Hudson 
1032 East Orange Street 
Santa Maria, CA 93454 

BCH November 8, 2008 X.D.-176 

Nancy McIntosh 
191 Rim Rock Road 
Nipomo, CA 93444 

NMI November 8, 2008 X.D.-178 
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Dr. Donald and Melinda Montano 
240 White Dove Court 
Nipomo, CA 93444 

DMM November 8, 2008 X.D.-180 

Albert and Cherie FitzGerald 
380 Rim Rock Road 
Nipomo, CA 93444 

ACF November 8, 2008 X.D.-182 

Dr. Kalred and Constance Chun 
250 White Dove Court 
Nipomo, CA 93444 

KCC November 8, 2008 X.D.-184 

Julie Johnson 
Nipomo, CA 93444 JJ November 8, 2008 X.D.-186 

Kem and Robin Weber 
445 Rim Rock Road 
Nipomo, CA 93444 

KRW November 8, 2008 X.D.-188 

Amy and John Henry 
Clyde and Julie Johnston 
480 and 482 Rim Rock Road 
Nipomo, CA 93444 

H&J November 8, 2008 X.D.-191 

Jay Hardy [b] 
550 Sycamore Creek Lane 
Nipomo, CA 93444 

JaH[b] November 8, 2008 X.D.-194 

Gordon and Ann Gill 
428 Rim Rock Road 
Nipomo, CA 93444 

GAG November 8, 2008 X.D.-196 

Stacey and Geriann McIntosh 
4717 Ledge Avenue 
Toluca Lake, CA 91602 

SGM November 8, 2008 X.D.-198 

Dr. Michael and Diane Haverty 
Thompson Road 
Nipomo, CA 93444 

MDH November 8, 2008 X.D.-200 

Jon Hergert 
Arroyo Grande, CA JoH November 8, 2008 X.D.-202 

Richard Sachen [b] 
1190 Upper Los Berros Road 
Nipomo, CA 93444 

RS[b] November 8, 2008 X.D.-204 
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Debbie and Richard Ryder 
Upper Los Berros Canyon 
Nipomo, CA 93444 

DRR November 10, 2008 X.D.-206 

Camilio and Teresa Alarcio 
875 Riata Lane 
Nipomo, CA 93444 

CTA November 11, 2008 X.D.-209 

Charles Andree and Laurie Laughlin [b] 
1012 Upper Los Berros Road 
Nipomo, CA 93444 

CALL[b] December 13, 2008 X.D.-211 
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KDL[a]-2 

KDL[a]-1 
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Responses to Kevin and Debbie Lee’s Comments [a] 
 

Comment 
No. Comment 

KDL[a]-1 Please refer to Final EIR Sections V.N. Transportation and Circulation and V.P. Water Resources, 
which address noted concerns. 

KDL[a]-2 
Please refer to Final EIR Sections V.N. Transportation and Circulation and V.P. Water Resources, 
which were prepared by the County’s independent consultant.  Water studies submitted by the 
applicant were peer reviewed by the County’s hydrogeological consultant (refer to Final EIR 
Appendix H). 
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TT-2 

TT-1 
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Responses to Terese Toomey’s Comments 
 

Comment 
No. Comment 

TT-1 
Final EIR Section V.N.1.d has been clarified to state that traffic counts were conducted on January 3 
and 4, 2006.  The South County Traffic Model Report is available online at 
http://www.slocounty.ca.gov/PW/Traffic/Traffic_Studies.htm. 

TT-2 

Traffic resulting from the Willow Road extension was not included in the traffic analysis for the 
proposed project; however, the County Department of Public Works was consulted to determine if 
the Willow Road project would substantially affect the analysis conducted for the Draft EIR.  The 
Department concluded that the Willow Road extension would not have a substantial effect on the US 
101/Los Berros Road/N. Thompson Road interchange (personal communication, 2011). 
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GG-7 

GG-6 

GG-5 

GG-4 

GG-3 

GG-2 

GG-1 
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Responses to Gary Guliasi’s Comments 
 

Comment 
No. Comment 

GG-1 Comment noted.  No changes to the EIR are necessary. 
GG-2 Comment noted.  No changes to the EIR are necessary. 
GG-3 Comment noted.  No changes to the EIR are necessary. 
GG-4 Comment noted.  No changes to the EIR are necessary. 
GG-5 Comment noted.  No changes to the EIR are necessary. 
GG-6 Comment noted.  No changes to the EIR are necessary. 

GG-7 Please refer to Recirculated Chapter VI Alternatives Analysis, which identifies additional alternatives 
for review and consideration. 
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KM-1 

KM-2 
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Responses to Kevin Murphy’s Comments 

 
Comment 

No. Comment 

KM-1 
The project applicant is proposing an Agricultural Cluster Subdivision, which allows for the clustering 
of residential units, provided 95% of the project site remain in open space/agricultural use.  No 
changes to the EIR are necessary.   

KM-2 Environmental notices and EIRs are posted on the County’s website:  
http://www.slocounty.ca.gov/planning/environmental/EnvironmentalNotices.htm 

 
  

http://www.slocounty.ca.gov/planning/environmental/EnvironmentalNotices.htm
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CG-1 

CG-2 
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Responses to Carol Garcia’s Comments 
 

Comment 
No. Comment 

CG-1 Please refer to CEQA Guidelines Section 15204 Focus of Review.  A copy of the Guidelines can be 
reviewed here:  http://califaep.org/ceqa/statute-and-guidelines 

CG-2 Comment noted.  No changes to the EIR are necessary. 
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CPK-5 

CPK-4 

CPK-3 

CPK-2 

CPK-1 

CPK-7 

CPK-6 
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Responses to Craig and Paula Knighten’s Comments 
 

Comment 
No. Comment 

CPK-1 

Please refer to Final EIR Section V.N. Transportation and Circulation, which includes mitigation 
measures specific to North Dana Foothill Road and Los Berros Road including implementation of 
road improvements (i.e., widening, road striping, and shoulders) pursuant to County road standards, 
which would address identified safety concerns consistent with adopted standards.  No changes to 
the EIR are necessary. 

CPK-2 Please refer to Final EIR Section V.N. Transportation and Circulation, and Recirculated and Final 
EIR Section V.P. Water Resources.  No changes to the EIR are necessary. 

CPK-3 Refer to response to comment CPK-1 above. 

CPK-4 

Please refer to Recirculated and Final EIR Section V.E. Biological Resources.  Implementation of 
the project would result in the removal of up to 55 oak trees, and an additional 114 trees would be 
impacted.  Offsite road improvements would result in the removal or impact of up to 94 additional 
oak trees.  Pursuant to mitigation measures BIO/mm-13, BIO/mm-14, and BIO/mm-15, the applicant 
will be required to plant oak trees onsite. 

CPK-5 

Please refer to Recirculated and Final EIR Section V.P. Water Resources, which includes an 
analysis of the applicant’s proposal to use wells that would not have a direct effect on Los Berros 
Creek, and mitigation to ensure further protection of creek flow (WAT/mm-1).  Water quality 
mitigation is also provided to avoid adverse effects to surface waters, including Los Berros Creek 
(refer to WAT/mm-9, WAT/mm-10, WAT/mm-11, WAT/mm-12, WAT/mm-13, WAT/mm-14, BIO/mm-
9, BIO/mm-10, BIO/mm-11, and BIO/mm-12). 

CPK-6 Comment noted.  No changes to the EIR are necessary. 
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JSKA-1 

JSKA-2 

JSKA-3 

JSKA-4 

JSKA-6 

JSKA-5 
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Responses to James Skow, M.D. and Kristi Adams’s Comments 
 

Comment 
No. Comment 

JSKA-1 
As noted in Final EIR Section V.C.5.c Air Quality, Project-specific Impacts and Mitigation Measures, 
Long-term Project Related Operational Emissions, Odors, the wastewater processing facility would 
be fully enclosed, and a biofilter would be installed and maintained to prevent odors.   

JSKA-2 
Tertiary-treated effluent stored in the treatment ponds would not emit offensive odors, provided the 
wastewater is treated pursuant to Regional Water Quality Control Board regulations.  This level of 
treatment, and implementation of emergency back-up systems (refer to WW/mm-1) will ensure that 
no adverse effects to surface or groundwater occur.  No changes to the EIR are necessary. 

JSKA-3 

Please refer to Recirculated and Final EIR Section V.P. Water Resources.  The project is not 
located within the Santa Maria Groundwater Basin; however, the applicant proposes to use 
domestic wells that would not reduce stream flow within Los Berros Creek, which flows into the 
Santa Maria Groundwater Basin.  In addition, mitigation measure WAT/mm-1 identifies restricted 
yields on proposed domestic wells. 

JSKA-4 Please refer to Final EIR Section V.N. (Transportation and Circulation) of the EIR. 

JSKA-5 Please refer to Final EIR Section V.C. Air Quality, Section V.O. Wastewater, and Recirculated and 
Final Section V.P. Water Resources. 
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MAM-1 

MAM-2 

MAM-3 

MAM-4 

MAM-5 
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MAM-5 
(cont’d) 

MAM-6 

MAM-7 

MAM-8 
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Responses to Mike and Ann McClure’s Comments 
 

Comment 
No. Comment 

MAM-1 Please refer to EIR Section XI.D. Response to Comments – Public – 2013 RDEIR (MAM). 

MAM-2 
Please refer to response to comment MAM-2 (2013), which references the following responses to 
comments received on the 2013 Recirculated EIR:  DLR-10 regarding pond odor, DRL-14 regarding 
facility odor, and DLR-13 regarding odor and visual impacts. 

MAM-3 Please refer to response to comment MAM-3 (2013). 

MAM-4 
Please refer to response to comment MAM-4 (2013), which references the following responses to 
comments received on the 2013 Recirculated EIR:  DRL-11 regarding the potential for an accidental 
spill or discharge. 

MAM-5 Please refer to response to comment MAM-5 (2013). 
MAM-6 Please refer to response to comment MAM-6 (2013). 
MAM-7 The commenter’s concern will be considered by the County decision makers. 

MAM-8 The map attached by the commenter is referenced and responded to under comment MAM-3 
(2013). 
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LJ-5 

LJ-4 

LJ-3 

LJ-2 

LJ-1 
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Responses to Lee Jamieson’s Comments 
 

Comment 
No. Comment 

LJ-1 Please refer to Recirculated and Final EIR Section V.E. Water Resources. 
LJ-2 Please refer to Final EIR Section V.N. Transportation and Circulation. 

LJ-3 Please refer to Final EIR Section V.N.6.g.1 of the EIR; the applicant proposes to use Laetitia 
Vineyard Drive for emergency access.  No changes to the EIR are necessary. 

LJ-4 

The wastewater treatment facility would be located near existing equipment storage over one mile 
from Rim Rock Road (refer to Figure III-12).  Storage ponds would be located approximately 600 
feet from the Rim Rock/Broken Arroyo Road neighborhood; and within 200 feet from the closest 
adjacent landowner.  While the pond would be visible, its appearance would be similar to an 
agricultural reservoir or irrigation storage pond, and would function as such.  Regarding odors, the 
facility would be enclosed, and a biofilter would be installed to prevent escape of offensive odors.  
The effluent would be treated to a tertiary level, which would remove odors.  No changes to the EIR 
are necessary. 

LJ-5 Comment noted.  No changes to the EIR are necessary. 
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JaH[a]-4 

JaH[a]-3 

JaH[a]-2 

JaH[a]-1 
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JaH[a]-10 

JaH[a]-9 

JaH[a]-8 

JaH[a]-7 

JaH[a]-6 

JaH[a]-5 

JaH[a]-4 
(cont’d) 
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Responses to Jay Hardy’s Comments [a] 
 

Comment 
No. Comment 

JaH[a]-1 

As noted in Final EIR Section V.N. Transportation and Circulation, TR Impact 2, TR Impact 3, TR 
Impact 7, TR Impact 8, and TR Impact 9, and subsequent mitigation measures specific to Dana 
Foothill Road and Los Berros Road including implementation of road improvements (i.e., widening, 
road striping, shoulders) pursuant to County road standards.  Construction of road widening, 
standard road shoulders, and striping would improve conditions along affected roadways.  No 
changes to the EIR are necessary. 

JaH[a]-2 Please refer to Recirculated and Final EIR Section V.P. Water Resources, which includes an 
expanded discussion of the environmental setting and additional analysis of sustainable yield. 

JaH[a]-3 Comment noted.  No changes to the EIR are necessary. 

JaH[a]-4 
Please refer to Recirculated and Final EIR Section V.P. Water Resources.  The applicant no longer 
proposes to use wells that would reduce streamflow with Los Berros Creek, and pumping 
restrictions are recommended as mitigation (refer to WAT/mm-1) to further avoid adverse effects to 
Los Berros Creek, and associated aquatic species. 

JaH[a]-5 Please note the applicant no longer requests approval of an equestrian center (refer to Final EIR 
Chapter III Project Description). 

JaH[a]-6 

The proposed treated effluent storage ponds would be located approximately 600 feet from the Rim 
Rock/Broken Arroyo Road neighborhood; and within 200 feet from the closest adjacent landowner.  
Prior to storage, the wastewater would be treated within an enclosed facility to a tertiary level, which 
would remove offensive odors typically associated with untreated, or primary treated, wastewater.  
While the pond would be visible, its appearance would be similar to an agricultural reservoir or 
irrigation storage pond, and would function as such.  Regarding odors, the facility would be 
enclosed, and a biofilter would be installed to prevent escape of offensive odors.  The effluent would 
be treated to a tertiary level, which would remove odors.  No changes to the EIR are necessary. 

JaH[a]-7 The commenter’s concerns are addressed in Final EIR Section V.G. Hazards and Hazardous 
Materials (Wildland Fire Hazards). 

JaH[a]-8 The commenter’s concerns are addressed in Final EIR Section V.E. Biological Resources. 
JaH[a]-9 The commenter’s concerns will be considered by the County decision makers. 

JaH[a]-10 The commenter’s concerns will be considered by the County decision makers. 
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BLH-1 

BLH-2 

BLH-3 

BLH-4 

BLH-5 
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BLH-5 (cont’d) 

BLH-6 

BLH-7 

BLH-8 

BLH-9 

BLH-10 

BLH-11 
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Responses to Bernie and Lennette Horton’s Comments 
 

Comment 
No. Comment 

BLH-1 

As noted in Final EIR Section V.N. Transportation and Circulation, the project would generate 1,049 
new trips (residential development). The EIR includes an analysis of the project’s effect on local 
roads and Highway 101, and mitigation is identified that would ensure the roads are constructed to 
meet County Road Standards (refer to TR/mm-1, TR/mm-2, TR/mm-3, TR/mm-4, TR/mm-8, 
TR/mm-9, TR/mm-10, and TR/mm-12).  These standards include road widening, shoulders, and 
traffic controls, which are triggered by average daily trip estimates and to provide safe County roads. 

BLH-2 Please refer to response to comment BLH-1 above. 

BLH-3 

As described in Final EIR Section V.O. Wastewater, the residential wastewater would be treated 
inside an enclosed and partially underground wastewater treatment facility.  Winery wastewater 
would continue to be treated before transfer to the irrigation pond (Pond 3).  Any potential anaerobic 
conditions (resulting in odors) would be limited to the treatment process, inside the enclosed facility. 
The tertiary-treated effluent stored in the treatment ponds would not emit offensive odors, provided 
the wastewater is treated as proposed and conditioned, and pursuant to RWQCB regulations. 

BLH-4 

As noted in the Final EIR (Section V.E. Biological Resources, see V.E.5.b), and as discussed in 
Section V.O. Wastewater, there is a potential for accidental spill, mechanical failure, or other 
unforeseen event that could cause release of raw sewage (from collection pipes) or improperly 
treated effluent into surface waters, including the storage ponds.  In addition to measures proposed 
by the applicant (i.e., alarms, emergency generators, contained treatment plant) and compliance 
with existing regulations, mitigation is identified (refer to WW/mm-1), requiring an emergency 
contingency plan to avoid accidental discharge into surface waters.  Implementation of these 
measures would minimize the likelihood of accidental harm to special-status species potentially 
within and down-gradient of the reservoirs.   

BLH-5 Please refer to Final EIR Sections V.G. Hazards and Hazardous Materials and V.L. Public Services 
and Utilities, which address the commenter’s concerns. 

BLH-6 
Please refer to Final EIR Section V.A. Aesthetics (AES Impact 3), which addresses the commenter’s 
concerns regarding lighting.  Please refer to Final EIR Section V.I. Noise (N Impact 2), which 
addresses transportation-related noise generated by the proposed project. 

BLH-7 

The mitigation identified in Final EIR Section V.N. Transportation and Circulation is based on traffic 
model calculations and traffic control warrants, which include the creation of additional trips under 
daily and peak conditions.  Please refer to mitigation measure TR/mm-3, which requires 
construction of a left turn channelization lane at the North Thompson Road/Sheehy Road 
intersection.  Based on the traffic analysis, implementation of the project would not result in 
significant impacts to the roadway segment of North Thompson Road.  Please note the recent 
construction and operation of the Willow Road extension provides an alternative route to the High 
School from Highway 101, north of the school, and this roadway is closer to the school facilities.  
This improvement is anticipated to address the commenter’s concerns. 

BLH-8 
Please refer to EIR Chapter IV Environmental Setting, Table IV-2 Consistency with Land Use 
Ordinance 22.22.150 – Agricultural Lands Clustering, which addresses the ordinance requirements 
for development within identified open space parcels. 

BLH-9 Please refer to Final EIR Section V.E. Biological Resources, which assesses potential impacts to 
oak trees. 

BLH-10 Please refer to Final EIR Section V.P. Water Resources and response to comment letter BH (2013). 

BLH-11 
Please refer to EIR Chapter VI Alternatives Analysis, which considers alternatives consistent with 
the Land Use Ordinance and that would avoid or reduce identified significant impacts. Based on 
consultation with Caltrans, consideration of access via Laetitia Vineyard Drive / Highway 101 is not 
a feasible option due to significant traffic safety concerns. 
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JDJ-1 

JDJ-2 

JDJ-3 

JDJ-4 

JDJ-5 

JDJ-6 
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Responses to Julie and David Johnson’s Comments 
 

Comment 
No. Comment 

JDJ-1 The commenter’s concerns will be considered by the County decision makers. 

JDJ-2 

As noted in Final EIR Section V.N. Transportation and Circulation, the project would generate 1,049 
new trips (residential development). The EIR includes an analysis of the project’s effect on local 
roads and Highway 101, and mitigation is identified that would ensure the roads are constructed to 
meet County Road Standards (refer to TR/mm-1, TR/mm-2, TR/mm-3, TR/mm-4, TR/mm-8, 
TR/mm-9, TR/mm-10, and TR/mm-12).  These standards include road widening, shoulders, and 
traffic controls, which are triggered by average daily trip (ADT) estimates and to provide safe County 
roads. 

JDJ-3 The commenter’s concerns will be considered by the County decision makers. 
JDJ-4 Please refer to Final EIR Section V.P. Water Resources. 

JDJ-5 

As described in Final EIR Section V.O. Wastewater, the residential wastewater would be treated 
inside an enclosed and partially underground wastewater treatment facility.  Winery wastewater 
would continue to be treated before transfer to the irrigation pond (Pond 3).  Any potential anaerobic 
conditions (resulting in odors) would be limited to the treatment process, inside the enclosed facility. 
The tertiary-treated effluent stored in the treatment ponds would not emit offensive odors, provided 
the wastewater is treated as proposed and conditioned, and pursuant to Regional Water Quality 
Control Board regulations. 

JDJ-6 The commenter’s concerns will be considered by the County decision makers. 
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Responses to Kevin and Debbie Lee’s Comments [b] 
 

Comment 
No. Comment 

KDL[b]-1 The commenter’s concerns will be considered by the County decision makers. 
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Responses to Richard Sachen’s Comments [a] 
 

Comment 
No. Comment 

RS[a]-1 

As noted in the Final EIR Section V.N. Transportation and Circulation, the project would generate 
1,049 new trips (residential development). The EIR includes an analysis of the project’s effect on 
local roads and Highway 101, and mitigation is identified that would ensure the roads are 
constructed to meet County Road Standards (refer to TR/mm-1, TR/mm-2, TR/mm-3, TR/mm-4, 
TR/mm-8, TR/mm-9, TR/mm-10, and TR/mm-12).  These standards include road widening, 
shoulders, and traffic controls, which are triggered by average daily trip (ADT) estimates and to 
provide safe County roads. 

RS[a]-2 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which addresses 
this concern. 

RS[a]-3 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which addresses 
these concerns. 

RS[a]-4 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which addresses 
these concerns. 

RS[a]-5 

As described in Final EIR Section V.O. Wastewater, the residential wastewater would be treated 
inside an enclosed and partially underground wastewater treatment facility.  Winery wastewater 
would continue to be treated before transfer to the irrigation pond (Pond 3).  Any potential anaerobic 
conditions (resulting in odors) would be limited to the treatment process, inside the enclosed facility. 
The tertiary-treated effluent stored in the treatment ponds would not emit offensive odors, provided 
the wastewater is treated as proposed and conditioned, and pursuant to Regional Water Quality 
Control Board regulations. 

RS[a]-6 
Please refer to EIR Chapter IV Environmental Setting, Table IV-2 Consistency with Land Use 
Ordinance 22.22.150 – Agricultural Lands Clustering, which addresses the ordinance requirements 
for development within identified open space parcels. 

RS[a]-7 The commenter’s concern regarding the dude ranch will be considered by the County decision 
makers.  Please note the applicant is not requesting a use permit for the dude ranch at this time. 

RS[a]-8 
Please refer to Final EIR Sections V.G. Hazards and Hazardous Materials and V.L. Public Services 
and Utilities, which address the commenter’s concerns regarding fire hazards and emergency 
response. 

RS[a]-9 Please refer to Final EIR Section V.E. Biological Resources, which addresses the commenter’s 
concern regarding oak trees. 

RS[a]-10 The commenter’s concerns and statements will be considered by the County decision makers. 
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Responses to Brent and Mary Beth Stromberg’s Comments 
 

Comment 
No. Comment 

BMBS-1 

As noted in the EIR (Section V.N. Transportation and Circulation), the project would generate 1,049 
new trips (residential development). The EIR includes an analysis of the project’s effect on local 
roads and Highway 101, and mitigation is identified that would ensure the roads are constructed to 
meet County Road Standards (refer to TR/mm-1, TR/mm-2, TR/mm-3, TR/mm-4, TR/mm-8, 
TR/mm-9, TR/mm-10, and TR/mm-12).  These standards include road widening, shoulders, and 
traffic controls, which are triggered by average daily trip (ADT) estimates and to provide safe County 
roads. 

BMBS-2 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which addresses 
this concern. 

BMBS-3 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which addresses 
these concerns. 

BMBS-4 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which addresses 
these concerns. 

BMBS-5 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which addresses 
these concerns 

BMBS-6 

As described in Final EIR Section V.O. Wastewater, the residential wastewater would be treated 
inside an enclosed and partially underground wastewater treatment facility.  Winery wastewater 
would continue to be treated before transfer to the irrigation pond (Pond 3).  Any potential anaerobic 
conditions (resulting in odors) would be limited to the treatment process, inside the enclosed facility. 
The tertiary-treated effluent stored in the treatment ponds would not emit offensive odors, provided 
the wastewater is treated as proposed and conditioned, and pursuant to Regional Water Quality 
Control Board regulations. 

BMBS-7 
Please refer to EIR Chapter IV Environmental Setting, Table IV-2 Consistency with Land Use 
Ordinance 22.22.150 – Agricultural Lands Clustering, which addresses the ordinance requirements 
for development within identified open space parcels. 

BMBS-8 
Please refer to Final EIR Sections V.G. Hazards and Hazardous Materials and V.L. Public Services 
and Utilities, which address the commenter’s concerns regarding fire hazards and emergency 
response. 

BMBS-9 Please refer to Final EIR Section V.E. Biological Resources, which addresses the commenter’s 
concern regarding oak trees. 

BMBS-10 The applicant is proposing an Agricultural Cluster, which allows reduced lot sizes with the intention 
of clustering development in order to preserve contiguous agricultural land.   

BMBS-11 The commenter’s concerns and statements will be considered by the County decision makers. 

BMBS-12 The commenter’s concerns and statements will be considered by the County decision makers. 
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Responses to James Toomey’s Comments [a] 
 

Comment 
No. Comment 

JT[a]-1 

Section 10910 of the California Water Code (CWC) applies to systems determined to be public 
water systems, which is defined as “a system for the provision of piped water to the public for 
human consumption that has 3,000 or more service connections “(Section 10912 of the CWC).  
Water supply assessments are also required for 500-unit residential developments (or uses 
requiring an equivalent amount of water). The project does not meet these standards.  Please refer 
to Final EIR Section V.P. Water Resources and Final EIR Appendix H regarding the water studies 
conducted for the project. 

JT[a]-2 Please refer to response to JT[a]-1 above. 
JT[a]-3 Comment noted.  No changes to the EIR are necessary. 
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Responses to Laurie Laughlin’s Comments 
 

Comment 
No. Comment 

LL-1 Please refer to Recirculated (2013) and Final EIR Sections V.E. Biological Resources and V.P. 
Water Resources, which addresses this concern. 

LL-2 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources and EIR Section 
V.O. Wastewater, which addresses these concerns. 

LL-3 Please refer to Final EIR Section V.N. Transportation and Circulation, which addresses this concern. 
LL-4 Please refer to Final EIR Section V.N. Transportation and Circulation, which addresses this concern. 
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Responses to Chris and Dennis Wynn’s Comments 
 

Comment 
No. Comment 

CDW-1 The commenter’s concerns will be considered by the County decision makers. 

CDW-2 

As noted in Final EIR Section V.N. Transportation and Circulation, the project would generate 1,049 
new trips (residential development). The EIR includes an analysis of the project’s effect on local 
roads and Highway 101, and mitigation is identified that would ensure the roads are constructed to 
meet County Road Standards (refer to TR/mm-1, TR/mm-2, TR/mm-3, TR/mm-4, TR/mm-8, 
TR/mm-9, TR/mm-10, and TR/mm-12).  These standards include road widening, shoulders, and 
traffic controls, which are triggered by average daily trip (ADT) estimates and to provide safe County 
roads. 

CDW-3 

The wastewater treatment facility would be located near existing equipment storage over one mile 
from Rim Rock Road.  As noted in Final EIR Section A.E. Aesthetics, design measures are 
proposed to reduce visibility and glare.  The treatment facility would be enclosed, and biofiltration of 
odors would prevent release of offensive odors and emissions outside the structure (refer to Final 
EIR Sections V.C. Air Quality and V.O. Wastewater).  Based on the distance from residences and 
enclosure of noise-generating equipment, no significant noise impacts would occur (refer to EIR 
Section V.I. Noise). 

CDW-4 

As noted in the Final EIR (Section V.E. Biological Resources, see V.E.5.b), and as discussed in 
Section V.O. Wastewater, there is a potential for accidental spill, mechanical failure, or other 
unforeseen event that could cause release of raw sewage (from collection pipes) or improperly 
treated effluent into surface waters, including the storage ponds.  In addition to measures proposed 
by the applicant (i.e., alarms, emergency generators, contained treatment plant) and compliance 
with existing regulations, mitigation is identified (refer to WW/mm-1), requiring an emergency 
contingency plan to avoid accidental discharge into surface waters.  Implementation of these 
measures would minimize the likelihood of accidental harm to special-status species potentially 
within and down-gradient of the reservoirs.   

CDW-5 Please refer to response to comment CDW-2, above. The applicant would be required to fund 
identified improvements to local roads. 

CDW-6 The commenter’s request is noted. 
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Responses to David Richards’s Comments 
 

Comment 
No. Comment 

DR-1 The commenter’s concerns and statements will be considered by the County decision makers. 

DR-2 
Please refer to responses to specific comments below, or as noted, references to responses to 
comment letter DLR (2013) presented in EIR Section XI.D. Responses to Comments – Public – 2013 
RDEIR. 

DR-3 Please refer to response to comment DLR-2 (2013). 
DR-4 Please refer to response to comment DLR-2 (2013). 

DR-5 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, and responses to 
comments DLR-3, DLR-4, DLR-5, and DLR-6 (2013). 

DR-6 Please refer to response to comment DLR-7 (2013). 
DR-7 Please refer to response to comment DRL-8 (2013). 

DR-8 Please note that Figure III-12 correctly shows the wastewater treatment facility near the existing 
storage area (refer to Final EIR Chapter III Project Description). 

DR-9 The commenter’s concerns will be considered by the County decision makers. 
DR-10 Please refer to response to comment DLR-10 (2013). 
DR-11 Please refer to responses to comments DLR-9 (2013) and DLR-11 (2013). 
DR-12 Please refer to response to comment DLR-12 (2013). 
DR-13 Please refer to response to comment DLR-12 (2013). 
DR-14 Please refer to responses to comments DLR-10 (2013) and DLR-13 (2013). 
DR-15 Please refer to responses to comment DLR-10 and DLR-14 (2013). 

DR-16 Please refer to responses to comments DLR-10 (2013) and DLR-13 (2013) regarding odor and 
aesthetics. The commenter’s concerns will be considered by the County decision makers. 

DR-17 
Please refer to responses to specific comments DLR-2 (2013) through DLR-15 (2013).  Please also 
refer to EIR Chapter VI Alternatives Analysis, which includes reduced project alternatives.  The 
commenter’s recommendations regarding the project will be considered by the County decision 
makers. 

DR-18 The commenter’s attachments referenced and responded to under comments DR-10 and DR-14 
(DLR-10 and DLR-13) above will be considered by the County decision makers. 

DLR-19 The commenter’s submitted attachments referenced and responded to under comment DLR-15 
(DLR-10 and DLR-14) above will be considered by the County decision makers. 
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Responses to Vern and Carol Garcia’s Comments 
 

Comment 
No. Comment 

VCG-1 

As noted in Final EIR Section V.N. Transportation and Circulation, the project would generate 1,049 
new trips (residential development). The EIR includes an analysis of the project’s effect on local 
roads and Highway 101, and mitigation is identified that would ensure the roads are constructed to 
meet County Road Standards (refer to TR/mm-1, TR/mm-2, TR/mm-3, TR/mm-4, TR/mm-8, 
TR/mm-9, TR/mm-10, and TR/mm-12).  These standards include road widening, shoulders, and 
traffic controls, which are triggered by average daily trip (ADT) estimates and to provide safe County 
roads. 

VCG-2 Please refer to Recirculated and Final EIR Section V.P. Water Resources, which assesses potential 
impacts to water supply and water quality. 

VCG-3 

As described in Final EIR Section V.O. Wastewater, the residential wastewater would be treated 
inside an enclosed and partially underground wastewater treatment facility.  Winery wastewater 
would continue to be treated before transfer to the irrigation pond (Pond 3).  Any potential anaerobic 
conditions (resulting in odors) would be limited to the treatment process, inside the enclosed facility. 
The tertiary-treated effluent stored in the treatment ponds would not emit offensive odors, provided 
the wastewater is treated as proposed and conditioned, and pursuant to Regional Water Quality 
Control Board regulations. 

VCG-4 Please refer to Final EIR Sections V.G. Hazards and Hazardous Materials and V.L. Public Services 
and Utilities, which address the commenter’s concerns. 

VCG-5 Please refer to Final EIR Section V.E. Biological Resources, which assesses potential impacts to 
oak trees. 

VCG-6 The commenter’s statements and concerns will be considered by the County decision makers. 
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Responses to Mark and Stephanie Fugate’s Comments 
 

Comment 
No. Comment 

MSF-1 

As noted in Final EIR Section V.N. Transportation and Circulation, the project would generate 1,049 
new trips (residential development). The EIR includes an analysis of the project’s effect on local 
roads and Highway 101, and mitigation is identified that would ensure the roads are constructed to 
meet County Road Standards (refer to TR/mm-1, TR/mm-2, TR/mm-3, TR/mm-4, TR/mm-8, 
TR/mm-9, TR/mm-10, and TR/mm-12).  These standards include road widening, shoulders, and 
traffic controls, which are triggered by average daily trip (ADT) estimates and to provide safe County 
roads.  Please refer to Final EIR Sections V.G. Hazards and Hazardous Materials and V.L. Public 
Services and Utilities, which address the commenter’s concerns regarding fire hazards. 

MSF-2 Improvements to local roads would be required to be completed by the applicant prior to final 
inspection of tract improvements, which is required prior to lot development. 

MSF-3 Please note in Chapter III Project Description, the applicant is no longer requesting approval of an 
equestrian center. 

MSF-4 Please refer to Final EIR Sections V.A. Aesthetics and V.I. Noise, which address the commenter’s 
concerns. 

MSF-5 
The EIR analysis (Section V.A. Aesthetics) considers the existing conditions of the area.  The EIR 
notes potential impacts resulting from additional lighting, and identifies standard, accepted, and 
effective measures to reduce the effects of exterior lighting (refer to AES/mm-7 and AES/mm-8). 

MSF-6 Please refer to Final EIR Section V.I. Noise, which addresses the commenter’s concerns.  Please 
note the applicant is no longer requesting approval of an equestrian center. 

MSF-7 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
MSF-8 The commenter’s concern and request is noted. 
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Responses to Joanna Kearns’s Comments 
 

Comment 
No. Comment 

JK-1 The commenter’s concerns will be considered by the County decision makers. 
JK-2 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 

JK-3 

As described in Final EIR Section V.O. Wastewater, the residential wastewater would be treated 
inside an enclosed and partially underground wastewater treatment facility.  Winery wastewater 
would continue to be treated before transfer to the irrigation pond (Pond 3).  Any potential anaerobic 
conditions (resulting in odors) would be limited to the treatment process, inside the enclosed facility. 
The tertiary-treated effluent stored in the treatment ponds would not emit offensive odors, provided 
the wastewater is treated as proposed and conditioned, and pursuant to Regional Water Quality 
Control Board regulations. 

JK-4 

As noted in Final EIR Section V.O. Wastewater, the applicant is required to comply with water 
quality regulations mandated by the County and Regional Water Quality Control Board.  In addition, 
mitigation is required to prevent incidental release of effluent that does not meet standards, 
including ongoing inspection and maintenance, provisions for a back-up energy source, automatic 
shut-off valve, and other protections (WW/mm-1).  Implementation of these measures would 
mitigate potential impacts to the maximum extent feasible to protect ground and surface water 
quality.   

JK-5 Please refer to Final EIR Sections V.G. Hazards and Hazardous Materials and V.L. Public Services 
and Utilities, which address the commenter’s concerns. 

JK-6 The proposed project would not include inclusionary or affordable housing, as proposed. 

JK-7 Please refer to Final EIR Sections V.E. Biological Resources and V.D. Archaeological Resources, 
which address noted concerns.  

JK-8 Please note the applicant is no longer requesting approval of an equestrian center. 
JK-9 The commenter’s concerns will be considered by the County decision makers. 
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Responses to Gerald and Julie Kraus’s Comments 
 

Comment 
No. Comment 

GJK-1 Please refer to responses to specific comments and references to applicable EIR sections below. 
GJK-2 Please refer to Final EIR Section V.N. Transportation and Circulation. 

GJK-3 Please refer to Final EIR Sections V.E. Biological Resources, V.O. Wastewater, and V.P. Water 
Resources. 

GJK-4 Please refer to Final EIR Section V.P. Water Resources. 

GJK-5 Please refer to Final EIR Sections V.A. Aesthetics and V.I. Noise.  Please note the applicant’s 
proposal does not include special events at the winery. 

GJK-6 The commenter’s concern will be considered by the County decision makers. 
GJK-7 Please refer to Final EIR Section V.L. Public Services and Utilities. 

GJK-8 Please refer to Final EIR Sections V.L. Public Services and Utilities and V.N. Transportation and 
Circulation. 

GJK-9 
Please refer to EIR Chapter VI Alternatives Analysis. Consideration of a new overpass at Laetitia 
Vineyard Drive and use of state water are not considered feasible due to jurisdictional approvals 
outside of the County’s control.  The applicant’s proposal does not include special events at the 
winery. 

GJK-10 Please refer to Final EIR Section V.L. Public Services and Utilities.  The commenter’s statement will 
be considered by the County decision makers. 
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Responses to James Toomey’s Comments [b] 
 

Comment 
No. Comment 

JT[b]-1 
Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, and responses to 
comment letter JTT (2013) presented in EIR Section XI.D. Response to Comments – Public – 2013 
RDEIR. 

JT[B]-2 
Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, and responses to 
comment letter JTT (2013) presented in EIR Section XI.D. Response to Comments – Public – 2013 
RDEIR. 

JT[B]-3 
Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, and responses to 
comment letter JTT (2013) presented in EIR Section XI.D. Response to Comments – Public – 2013 
RDEIR. 

JT[B]-4 
Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, and responses to 
comment letter JTT (2013) presented in EIR Section XI.D. Response to Comments – Public – 2013 
RDEIR. 

JT[B]-5 
Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, and responses to 
comment letter JTT (2013) presented in EIR Section XI.D. Response to Comments – Public – 2013 
RDEIR. 

JT[B]-6 
Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, and responses to 
comment letter JTT (2013) presented in EIR Section XI.D. Response to Comments – Public – 2013 
RDEIR. 

JT[B]-7 The commenter’s concerns will be considered by the County decision makers. 

JT[B]-8 
The EIR has been corrected to note that Sheehy Road has no edge of road striping (refer to TR 
Impact 7).  Mitigation measure TR/mm-8, which requires the road to be improved to meet County 
road standards, remains the same.  The clarification does not change the analysis or impact 
determination. 

JT[B]-9 
The traffic analysis considers a reasonable worst case scenario, and identified deficient road 
conditions along all affected roadways.  The mitigation measures would require improvements 
meeting County road standards, which would address any supplemental trips generated during the 
vineyard’s picking and crushing season.  

JT[B]-10 Based on consultation with County Public Works, the operation of the Willow Road interchange 
would not have a substantial effect on the results of the traffic study. 

JT[b}-11 
The proposed wastewater treatment facility would be located near the existing maintenance and 
storage area, approximately one mile from Los Berros Creek.  The treated effluent storage ponds 
near the creek would store tertiary treated water prior to application within the vineyards.   

JT[b}-12 The commenter’s concern will be considered by the County decision makers. 
JT[b}-13 The commenter’s statement will be considered by the County decision makers. 

JT[b}-14 
Please refer to mitigation measure WAT/mm-10, which identifies several low impact development 
and stormwater runoff reduction measures, including capturing roof runoff for landscape irrigation 
and use of rain barrels and cisterns, as noted by the commenter. 
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Responses to Richards Red Rock Ranch’s Comments 
 

Comment 
No. Comment 

RRRR-1 

As described in Final EIR Section V.O. Wastewater, the residential wastewater would be treated 
inside an enclosed and partially underground wastewater treatment facility.  Winery wastewater 
would continue to be treated before transfer to the irrigation pond (Pond 3).  Any potential anaerobic 
conditions (resulting in odors) would be limited to the treatment process, inside the enclosed facility. 
The tertiary-treated effluent stored in the treatment ponds would not emit offensive odors, provided 
the wastewater is treated as proposed and conditioned, and pursuant to Regional Water Quality 
Control Board regulations. 

RRRR-2 The commenter’s concerns will be considered by the County decision makers. 

RRRR-3 Please refer to Final EIR Section V.A. Aesthetics, which addresses the commenter’s concern 
regarding visual character. 

RRRR-4 Please refer to response to RRRR-1 above regarding the effluent storage ponds.  Please refer to 
Final EIR Section V.N. Transportation and Circulation regarding traffic impacts.  

RRRR-5 Please refer to Final EIR Section V.A. Aesthetics, which addresses the commenter’s concern 
regarding visual character. 

RRRR-6 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
RRRR-7 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 

RRRR-8 

Please refer to Final EIR Section V.N. Transportation and Circulation, which identifies deficient road 
conditions along affected roadways, and includes recommended mitigation measures to address the 
project’s adverse impacts. Based on the traffic analysis, implementation of the project would not 
result in significant impacts to the roadway segment of North Thompson Road.  Please note the 
recent construction and operation of the Willow Road extension provides an alternative route to the 
High School from Highway 101, north of the school, and this roadway is closer to the school 
facilities.  This improvement is anticipated to address the commenter’s concerns. 

RRRR-9 
Please refer to Final EIR Section V.G. Hazards and Hazardous Materials regarding fire hazards and 
emergency evacuation and response.  The EIR identifies a significant impact due to lack of feasible 
secondary access. 

RRRR-10 

The traffic analysis includes the reasonable assumption that project-related traffic would use Sheehy 
and North Dana Foothill Road to access North Thompson and Highway 101.  Road improvements 
are identified for these roadways in order to bring local roads up to County standards.  These 
improvements would facilitate safe access for vehicles, bicyclists, and pedestrians by providing 
shoulders and roadway striping. 

RRRR-11 
As noted in Final EIR Section V.N. Transportation and Circulation, road improvements would be 
required to bring affected roadways up to County standards, based on the estimated total amount of 
daily traffic.  The Final EIR includes a significant adverse impact due to the lack of feasible and safe 
secondary access.  The commenter’s concerns will be considered by the County decision makers. 

RRRR-12 

Please note the water that would be stored in the ponds would be treated to a tertiary level, suitable 
for agricultural irrigation. As noted in the Final EIR (Section V.E. Biological Resources, see V.E.5.b), 
and as discussed in Section V.O. Wastewater, there is a potential for accidental spill, mechanical 
failure, or other unforeseen event that could cause release of raw sewage (from collection pipes) or 
improperly treated effluent into surface waters, including the storage ponds.  In addition to measures 
proposed by the applicant (i.e., alarms, emergency generators, contained treatment plant) and 
compliance with existing regulations, mitigation is identified (refer to WW/mm-1), requiring an 
emergency contingency plan to avoid accidental discharge into surface waters.  

RRRR-13 Aside from standing water, the effluent holding ponds would not present other characteristics, such 
as emergent vegetation or sediments that would attract and feed mosquito larvae.  Any additional 
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risk of West Nile Virus would not be substantially greater than exiting conditions, and use of existing 
agricultural ponds.  Regarding other risks identified by the commenter, the water in the ponds would 
meet Regional Water Quality Control Board and Department of Water Resources standards of 
safety for tertiary treated water, and would therefore not pose a substantial health risk. 

RRRR-14 
Payment for a licensed wastewater system operations company would be the responsibility of the 
homeowners association and property owners.  The commenter’s concerns will be considered by 
the County decision makers. 

RRRR-15 The commenter’s concerns will be considered by the County decision makers. 

RRRR-16 

The wastewater treatment facility would be located within an enclosed structure near the existing 
maintenance and storage area, approximately 0.5 mile from the closest property boundary to the 
southeast; therefore, noise generated by the facility would not be discernible offsite (refer to Figure 
III-12).  Mitigation is identified to reduce the effects of exterior lighting (refer to AES/mm-7 and 
AES/mm-8).  Potential noise impacts as a result of increased traffic are addressed in EIR Section 
V.I. Noise.  Please note the applicant is not requesting approval of the dude ranch at this time. 

RRRR-17 The commenter’s concerns will be considered by the County decision makers. 

RRRR-18 The commenter’s concern regarding changes to visual character is addressed in Final EIR Section 
V.A. Aesthetics. 

RRRR-19 
The commenter’s concern is addressed in Final EIR Section V.B. Agricultural Resources.  The 
applicant proposes to replace removed vineyards onsite; however, the EIR identifies a significant 
impact due to farmland conversion and potential land use incompatibilities. 

RRRR-20 

The commenter’s concerns regarding the project’s significant effects to visual character are 
addressed in Final EIR Section V.A. Aesthetics.  The treatment facility would appear similar to 
existing structures near the maintenance area onsite, and the storage ponds would be similar to 
agricultural reservoirs onsite.  Please refer to response to comments RRRR-1 and RRRR-12 
regarding the wastewater treatment facility. 

RRRR-21 The project applicant identified this statement as a project objective. The commenter’s statements 
will be considered by the County decision makers. 

RRRR-22 The project applicant identified this statement as a project objective. The commenter’s concern 
regarding visual character is addressed in EIR Section V.A. Aesthetics. 

RRRR-23 
The project applicant identified this statement as a project objective. Please refer to Final EIR 
Section V.P. Water Resources and responses to comments RRRR-1 and RRRR-12 regarding the 
wastewater treatment facility. 

RRRR-24 
The project applicant identified this statement as a project objective. The commenter’s statement is 
addressed in EIR Section V.B. Agricultural Resources, which identifies significant impacts to 
farmland. 

RRRR-25 The commenter’s statement will be considered by the County decision makers. 
RRRR-26 The commenter’s statement will be considered by the County decision makers. 
RRRR-27 The commenter’s concern will be considered by the County decision makers. 
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Responses to Patricia Rogers’s Comments 
 

Comment 
No. Comment 

PR-1 Please refer to Final EIR Section V.N. Transportation and Circulation, which addresses potential 
impacts to local roadways and Highway 101. 

PR-2 

Please refer to Final EIR Sections V.N.6.b.2(b) and V.N.6.b.2(c), which provide a summary of 
potential impacts resulting from the proposed project at the Los Berros Road/Thompson 
Road/Highway 101 intersection.  Please refer to mitigation measures TR/mm-1 and TR/mm-2, which 
require implementation of improvements including signalization and turn pockets at this intersection. 
Please note the recent construction and operation of the Willow Road extension provides an 
alternative route to the High School from Highway 101, north of the school, and this roadway is 
closer to the school facilities.  No changes to the EIR are necessary. 

PR-3 
The applicant is not proposing off-site equestrian trails.  As discussed in Section V.M.5.a in the Final 
EIR, and mitigation measures REC/mm-1, the County Parks Division requested a multi-use trail 
onsite, west of Highway 101.  No changes to the EIR are necessary. 

PR-4 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources.  The County 
decision makers will consider the commenter’s concerns. 
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Comment 
No. Comment 

CR-1 Comment noted.  No changes to the EIR are necessary. 

CR-2 

Please refer to Section III.C.6 (Project Description) and Section V.O. (Wastewater) of the Final EIR.  
The proposed treatment facilities would be located within a structure, within the existing 
maintenance area, approximately 0. 5 mile from the southeast property boundary.  As described in 
Section V.O. Wastewater, the residential wastewater would be treated inside an enclosed and 
partially underground wastewater treatment facility.  Winery wastewater would continue to be 
treated before transfer to the irrigation pond (Pond 3).  Any potential anaerobic conditions (resulting 
in odors) would be limited to the treatment process, inside the enclosed facility. The tertiary-treated 
effluent stored in the treatment ponds would not emit offensive odors, provided the wastewater is 
treated as proposed and conditioned, and pursuant to Regional Water Quality Control Board 
regulations. 

CR-3 Comment noted.  No changes to the EIR are necessary. 

CR-4 Please refer to Final EIR Sections V.A. Aesthetics and V.C. Air Quality, which address visual 
character, air emissions, and odors resulting from the proposed project.   

CR-5 
Please refer to Final EIR Section V.N. Transportation and Circulation, which includes an analysis of 
road conditions, the project’s effect on the existing road system, and identification of mitigation 
measures to improve the roads consistent with County standards. 

CR-6 Please refer to Recirculated and Final EIR Section V.P. Water Resources, which assesses potential 
impacts to water supply and water quality. 

CR-7 

As described in Final EIR Section V.O. Wastewater, the effluent storage ponds would store tertiary 
treated water, which is required to meet Regional Water Quality Board and Department of Water 
Resources standards for use as crop irrigation.  As noted in the EIR (Section V.E. Biological 
Resources, see V.E.5.b), and as discussed in Section V.O. Wastewater, there is a potential for 
accidental spill, mechanical failure, or other unforeseen event that could cause release of raw 
sewage (from collection pipes) or improperly treated effluent into surface waters, including the 
storage ponds.  In addition to measures proposed by the applicant (i.e., alarms, emergency 
generators, contained treatment plant) and compliance with existing regulations, mitigation is 
identified (refer to WW/mm-1), requiring an emergency contingency plan to avoid accidental 
discharge into surface waters.  Implementation of these measures would minimize potential 
hazards.   

CR-8 Please refer to response to comment CR-2, above.  The County decision makers will consider the 
commenter’s concerns. 

CR-9 Please refer to response to comment CR-2, above.  The County decision makers will consider the 
commenter’s concerns 

CR-10 Please refer to response to comment CR-2, above.  The County decision makers will consider the 
commenter’s concerns 
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Comment 
No. Comment 

TG-1 

As noted in the Final EIR (Section V.N. Transportation and Circulation), the project would generate 
1,049 new trips (residential development). The EIR includes an analysis of the project’s effect on 
local roads and Highway 101, and mitigation is identified that would ensure the roads are 
constructed to meet County Road Standards (refer to TR/mm-1, TR/mm-2, TR/mm-3, TR/mm-4, 
TR/mm-8, TR/mm-9, TR/mm-10, and TR/mm-12).  These standards include road widening, 
shoulders, and traffic controls, which are triggered by average daily trip (ADT) estimates and to 
provide safe County roads. 

TG-2 

The traffic analysis considers a reasonable worst case scenario, and identified deficient road 
conditions along all affected roadways.  The mitigation measures would require improvements 
meeting County road standards, which would address any supplemental trips generated during the 
vineyard’s picking and crushing season.  Please note the recent construction and operation of the 
Willow Road extension provides an alternative route to the High School from Highway 101, north of 
the school, and this roadway is closer to the school facilities.   

TG-3 
Based on consultation with Caltrans, consideration of access via Laetitia Vineyard Drive / Highway 
101 is not a feasible option due to significant traffic safety concerns and the lack of an 
encroachment permit granting access for residential land uses (aside from the existing estate 
residence). 

TG-4 Please refer to Recirculated and Final EIR Sections V.E. Biological Resources and V.P. Water 
Resources. 

TG-5 Please note the equestrian facility is no longer proposed by the project applicant. 

TG-6 

As described in Final EIR Section V.O. Wastewater, the residential wastewater would be treated 
inside an enclosed and partially underground wastewater treatment facility.  Winery wastewater 
would continue to be treated before transfer to the irrigation pond (Pond 3).  Any potential anaerobic 
conditions (resulting in odors) would be limited to the treatment process, inside the enclosed facility. 
The tertiary-treated effluent stored in the treatment ponds would not emit offensive odors, provided 
the wastewater is treated as proposed and conditioned, and pursuant to Regional Water Quality 
Control Board regulations. 

TG-7 
Please refer to EIR Chapter IV Environmental Setting, Table IV-2 Consistency with Land Use 
Ordinance 22.22.150 – Agricultural Lands Clustering, which addresses the ordinance requirements 
for development within identified open space parcels. 

TG-8 
Please refer to Final EIR Section V.A. Aesthetics.  Mitigation is identified to reduce the effects of 
exterior lighting (refer to AES/mm-7 and AES/mm-8).  Please note the applicant is no longer 
requesting approval of an equestrian center. 

TG-9 Please refer to Final EIR Section V.G. Hazards and Hazardous Materials regarding fire hazards and 
emergency evacuation and response. 

TG-10 

Please refer to Final EIR Section V.G. Hazards and Hazardous Materials regarding fire hazards and 
emergency evacuation and response, which identifies a significant impact related to feasible 
secondary access.  Regarding local roadways including North Dana Foothill, road widening and 
striping would be required as mitigation for the increased traffic on local roadways, which would 
improve circulation and safe access in the area (refer to TR/mm-4, TR/mm-8, TR/mm-9, and 
TR/mm-10). 

TG-11 
Please refer to Final EIR Section V.L. Public Services and Utilities regarding emergency 
responders.  The applicant would be required to pay fees that would go towards public service 
facilities. 

TG-12 Please refer to Final EIR Section V.E. Biological Resources, which assesses potential impacts to 
oak trees, and identifies mitigation measures.  The loss of existing oak woodland is  identified as a 
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significant impact. 

TG-13 

As noted in the Final EIR (Section V.E. Biological Resources, see V.E.5.b), and as discussed in 
Section V.O. Wastewater, there is a potential for accidental spill, mechanical failure, or other 
unforeseen event that could cause release of raw sewage (from collection pipes) or improperly 
treated effluent into surface waters, including the storage ponds.  In addition to measures proposed 
by the applicant (i.e., alarms, emergency generators, contained treatment plant) and compliance 
with existing regulations, mitigation is identified (refer to WW/mm-1), requiring an emergency 
contingency plan to avoid accidental discharge into surface waters.  

TG-14 The commenter’s concerns will be considered by the County decision makers. 
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Comment 
No. Comment 

ABP-1 

As noted in the Final EIR (Section V.N. Transportation and Circulation), the project would generate 
1,049 new trips (residential development). The EIR includes an analysis of the project’s effect on 
local roads and Highway 101, and mitigation is identified that would ensure the roads are 
constructed to meet County Road Standards (refer to TR/mm-1, TR/mm-2, TR/mm-3, TR/mm-4, 
TR/mm-8, TR/mm-9, TR/mm-10, and TR/mm-12).  These standards include road widening, 
shoulders, and traffic controls, which are triggered by average daily trip (ADT) estimates and to 
provide safe County roads. 

ABP-2 Please refer to Recirculated and Final EIR Section V.P. Water Resources, which assesses potential 
impacts to water supply and water quality. 

ABP-3 Please refer to Recirculated and Final EIR Sections V.P. Water Resources and V.E. Biological 
Resources, which address potential impacts to water supply and water quality. 

ABP-4 
Please refer to Recirculated and Final EIR Sections V.P. Water Resources and V.E. Biological 
Resources, which address potential impacts to water supply, water quality, aquatic habitat, and 
special-status species. 

ABP-5 Please note the equestrian facility is no longer proposed by the project applicant. 

ABP-6 

As described in Final EIR Section V.O. Wastewater, the residential wastewater would be treated 
inside an enclosed and partially underground wastewater treatment facility.  Winery wastewater 
would continue to be treated before transfer to the irrigation pond (Pond 3).  Any potential anaerobic 
conditions (resulting in odors) would be limited to the treatment process, inside the enclosed facility. 
The tertiary-treated effluent stored in the treatment ponds would not emit offensive odors, provided 
the wastewater is treated as proposed and conditioned, and pursuant to Regional Water Quality 
Control Board regulations. 

ABP-7 
Please refer to EIR Chapter IV Environmental Setting, Table IV-2 Consistency with Land Use 
Ordinance 22.22.150 – Agricultural Lands Clustering, which addresses the ordinance requirements 
for development within identified open space parcels. 

ABP-8 Please refer to Final EIR Section V.G. Hazards and Hazardous Materials regarding fire hazards and 
emergency evacuation and response. 

ABP-9 

Please refer to Final EIR Section V.G. Hazards and Hazardous Materials regarding fire hazards and 
emergency evacuation and response, which identifies a significant impact related to feasible 
secondary access.  Regarding local roadways including North Dana Foothill, road widening and 
striping would be required as mitigation for the increased traffic on local roadways, which would 
improve circulation and safe access in the area (refer to TR/mm-4, TR/mm-8, TR/mm-9, and 
TR/mm-10). 

ABP-10 Please refer to Final EIR Section V.E. Biological Resources, which assesses potential impacts to 
oak trees, and identifies the loss as a significant impact. 

ABP-11 The commenter’s concerns will be considered by the County decision makers. 

ABP-12 Please refer to Final EIR Section V.C. Air Quality, which assesses operational emissions due to 
increased vehicle trips. 

ABP-13 Please refer to response to ABP-1.  The applicant would be required to improve affected local roads 
consistent with County standards, and within the County road right-of-way. 
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Comment 
No. Comment 

DRG-1 

As noted in the Final EIR (Section V.N. Transportation and Circulation), the project would generate 
1,049 new trips (residential development). The EIR includes an analysis of the project’s effect on 
local roads and Highway 101, and mitigation is identified that would ensure the roads are 
constructed to meet County Road Standards (refer to TR/mm-1, TR/mm-2, TR/mm-3, TR/mm-4, 
TR/mm-8, TR/mm-9, TR/mm-10, and TR/mm-12).  These standards include road widening, 
shoulders, and traffic controls, which are triggered by average daily trip (ADT) estimates and to 
provide safe County roads. 

DRG-2 
Please refer to Recirculated and Final EIR Sections V.P. Water Resources and V.E. Biological 
Resources, which address potential impacts to water supply and water quality, and aquatic habitat 
and special-status species. 

DRG-3 
Please refer to Recirculated and Final EIR Sections V.P. Water Resources and V.E. Biological 
Resources, which address potential impacts to water supply and water quality, and aquatic habitat 
and special-status species. 

DRG-4 Please refer to Final EIR Section V.E. Biological Resources, which assesses potential impacts to 
oak trees, and identifies the loss as a significant impact. 

DRG-5 The commenter’s concerns will be considered by the County decision makers. 
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Comment 
No. Comment 

JVD-1 The County decision makers will consider the commenter’s concerns when reviewing the project. 
JVD-2 Please refer to Recirculated and Final EIR Section V.P. Water Resources. 

JVD-3 

As noted in the Final EIR (Section V.N. Transportation and Circulation), mitigation is identified that 
would ensure the roads are constructed to meet County Road Standards (refer to TR/mm-1, 
TR/mm-2, TR/mm-3, TR/mm-4, TR/mm-8, TR/mm-9, TR/mm-10, and TR/mm-12).  These standards 
include road widening, shoulders, and traffic controls, which are triggered by average daily trip 
(ADT) estimates and to provide safe County roads. The applicant would be required to implement 
the road improvements prior to finalization of tract improvements and lot development.  The 
applicant proposes to use onsite wells (refer to EIR Section V.P. Water Resources). 

JVD-4 The commenter’s concerns regarding the dude ranch will be considered by the County decision 
makers.  Please note the applicant is not requesting approval of the dude ranch at this time. 

JVD-5 Please refer to Recirculated and Final EIR Section V.P. Water Resources, which assesses potential 
impacts to water supply and water quality. 

JVD-6 Please refer to responses to specific comments.  The County decision makers will consider noted 
concerns upon review of the project. 

JVD-7 
Please refer to Final EIR Sections V.N. Transportation and Circulation regarding traffic, V.A. 
Aesthetics regarding increased lighting, V.P. Water Resources regarding water supply and water 
quality, and V.O. Wastewater regarding wastewater treatment and disposal. 

JVD-8 Please refer to Final EIR Section V.A. Aesthetics regarding visual character. 

JVD-9 Please refer to Final EIR Chapter VI Alternatives Analysis, which presents conceptual reduced 
project designs that address concerns regarding visual character. 

JVD-10 Please refer to Final EIR Chapter VI Alternatives Analysis, which presents conceptual reduced 
project designs that address concerns regarding visual character and water supply. 

JVD-11 
Please refer to Final EIR Chapter VI Alternatives Analysis.  Please refer to EIR Section V.A. 
Aesthetics.  Mitigation is identified to reduce the effects of exterior lighting (refer to AES/mm-7 and 
AES/mm-8). 

JVD-12 
The applicant proposes to limit landscape species to drought-tolerant plants, which is reinforced by 
compliance with mitigation measures WAT/mm-1, WAT/mm-6, and WAT/mm-11 (refer to Final EIR 
Section V.P. Water Resources). 

JVD-13 Please refer to mitigation measures WAT/mm-1 and WAT/mm-6, which require the use of drip 
irrigation and drought tolerant species to conserve water. 

JVD-14 
Please refer to WAT/mm-1, which requires preparation of a Water Master Plan and Drought Water 
Management Program.  This plan would include water conservation measures and sets limits on 
water use. 

JVD-15 Please refer to WAT/mm-1, which limits turf areas to 300 square feet per lot, maximum, to reduce 
water consumption. 

JVD-16 The commenter’s recommendation regarding organic methods would not be feasible to monitor; 
however, this recommendation may be considered by the applicant for inclusion in the CC&Rs. 

JVD-17 The commenter’s recommendation regarding use of local labor and resources may be considered 
by the applicant. 

JVD-18 Please refer to response to comment JVD-3, above. 

JVD-19 
Please refer to mitigation measures WAT/mm-9 and WAT/mm-10, which include low impact 
development (LID) and groundwater recharge standards, consistent with the commenter’s 
recommendations. 
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JVD-20 Please refer to responses to specific comments above.  Mitigation measures would either be 
implemented by the applicant or future landowners through compliance with noted CC&Rs. 
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Responses to Barbara and John Anderson’s Comments 
 

Comment 
No. Comment 

BJA-1 

As noted in the Final EIR (Section V.N. Transportation and Circulation), the project would generate 
1,049 new trips (residential development). The EIR includes an analysis of the project’s effect on 
local roads and Highway 101, and mitigation is identified that would ensure the roads are 
constructed to meet County Road Standards (refer to TR/mm-1, TR/mm-2, TR/mm-3, TR/mm-4, 
TR/mm-8, TR/mm-9, TR/mm-10, and TR/mm-12).  These standards include road widening, 
shoulders, and traffic controls, which are triggered by average daily trip (ADT) estimates and to 
provide safe County roads. 

BJA-2 
Please refer to mitigation measure TR/mm-10, which identifies improvements to Upper Los Berros 
Road (refer to EIR Section V.N. Transportation and Circulation).  Permanent stabilization of 
disturbed soils is required under mitigation measures WAT/mm-11, WAT/mm-12, and WAT/mm-13 
(refer to EIR Section V.P. Water Resources).  

BJA-3 Please refer to response to comment BJA-1, above. 
BJA-4 Please note that the applicant is no longer proposing to develop an equestrian center. 

BJA-5 
The proposal does not include direct discharge into Los Berros Creek or its tributaries; the tertiary-
treated wastewater would be stored in irrigation ponds prior to use in the vineyards (refer to Final 
EIR Section V.O. Wastewater). 

BJA-6 
Please refer to Final EIR Section V.G. Hazards and Hazardous Materials.  Development would be 
required to comply with the Uniform Building Code and CAL FIRE requirements including vegetation 
management to reduce the potential for wildfire. 

BJA-7 
Please refer to Recirculated and Final EIR Sections V.P. Water Resources and V.E. Biological 
Resources, which address potential impacts to water supply and water quality, and aquatic habitat 
and special-status species. 

BJA-8 
Please refer to Recirculated and Final EIR Sections V.P. Water Resources and V.E. Biological 
Resources, which address potential impacts to water supply and water quality, and aquatic habitat 
and special-status species. 

BJA-9 
Please refer to EIR Chapter IV Environmental Setting, Table IV-2 Consistency with Land Use 
Ordinance 22.22.150 – Agricultural Lands Clustering, which addresses the ordinance requirements 
for development within identified open space parcels. 

BJA-10 The commenter’s concern will be considered by the County decision makers. 
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Comment 
No. Comment 

PC-1 Please refer to responses to specific comments below. 
PC-2 The commenter’s statements are noted. 

PC-3 Please refer to EIR Section V.E. Biological Resources, which assesses potential impacts to oak 
trees, and identifies the loss as a significant impact. 

PC-4 Please refer to Recirculated and Final EIR Section V.P. Water Resources. 

PC-5 Please refer to Recirculated and Final EIR Sections V.P. Water Resources and V.E. Biological 
Resources.  Please refer to the CDFG comment letter and responses. 

PC-6 
The applicant would be required to fund the off-site improvements as noted in Final EIR Section 
V.N. Transportation and Circulation, and continued maintenance would be implemented by the 
County Public Works Department. 

PC-7 Please refer to the Caltrans comment letter and responses regarding proposed improvements. 

PC-8 
Please refer to Final EIR Section V.N. Transportation and Circulation, mitigation measure TR/mm-3, 
which requires construction of a left-turn channelization lane at the North Thompson Road/Sheehy 
Road intersection. 

PC-9 

Based on the traffic analysis, implementation of the project would not result in significant impacts to 
the roadway segment of North Thompson Road.  Please note the recent construction and operation 
of the Willow Road extension provides an alternative route to the High School from Highway 101, 
north of the school, and this roadway is closer to the school facilities.  This improvement is 
anticipated to address the commenter’s concerns.  

PC-10 
The EIR identifies a significant, unavoidable, adverse impact related to the potential infeasibility of 
constructing identified improvements at the Highway 101/Los Berros Road/North Thompson 
Interchange, based on expense and jurisdictional constraints (refer to TR Impact 4, TR Impact 14, 
and TR Impact 15).  

PC-11 

The wastewater treatment facility would be located near existing equipment storage area, 
approximately 0.5 mile from the nearest property boundary to the southeast (refer to Figure III-12).  
Storage ponds would be located approximately 200 feet from the closest adjacent landowner.  While 
the pond would be visible, its appearance would be similar to an agricultural reservoir or irrigation 
storage pond, and would function as such.   

PC-12 

Aside from standing water, the effluent holding ponds would not present other characteristics, such 
as emergent vegetation or sediments that would attract and feed mosquito larvae.  Any additional 
risk of West Nile Virus would not be substantially greater than exiting conditions, and use of existing 
agricultural ponds.  Regarding other risks identified by the commenter, the water in the ponds would 
meet RWQCB and DWR standards of safety for tertiary treated water, and would therefore not pose 
a substantial health risk. As noted in Final EIR Section V.O. Wastewater, the applicant is required to 
comply with water quality regulations mandated by the County and Regional Water Quality Control 
Board.  In addition, mitigation is required to prevent incidental release of effluent that does not meet 
standards, including ongoing inspection and maintenance, provisions for a back-up energy source, 
automatic shut-off valve, and other protections (WW/mm-1).  Implementation of these measures 
would mitigate potential impacts to the maximum extent feasible to protect ground and surface water 
quality.   

PC-13 

As described in Final EIR Section V.O. Wastewater, the residential wastewater would be treated 
inside an enclosed and partially underground wastewater treatment facility.  Winery wastewater 
would continue to be treated before transfer to the irrigation pond (Pond 3).  Any potential anaerobic 
conditions (resulting in odors) would be limited to the treatment process, inside the enclosed facility. 
The tertiary-treated effluent stored in the treatment ponds would not emit offensive odors, provided 
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the wastewater is treated as proposed and conditioned, and pursuant to Regional Water Quality 
Control Board regulations. 

PC-14 

The applicant’s original proposal included the use of on-site septic systems; however, based on the 
shallow depth to bedrock, engineered leach fields with the capacity to serve the project would not 
meet existing regulations identified in the County Code and the Central Coast Basin Plan (Regional 
Water Quality Control Board regulations). Please refer to responses to comments PC-12 and PC-13 
above regarding noted concerns related to visual impacts and odor. 

PC-15 The commenter’s concerns and statements will be considered by the County decision makers. 
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Responses to Lorene Murphy’s Comments 
 

Comment 
No. Comment 

LM-1 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which includes an 
assessment of potential water supply and water quality impacts. 

LM-2 The commenter’s concerns and statements will be considered by the County decision makers. 

LM-3 

As noted in the Final EIR (Section V.N. Transportation and Circulation), the project would generate 
1,049 new trips (residential development). The EIR includes an analysis of the project’s effect on 
local roads and Highway 101, and mitigation is identified that would ensure the roads are 
constructed to meet County Road Standards (refer to TR/mm-1, TR/mm-2, TR/mm-3, TR/mm-4, 
TR/mm-8, TR/mm-9, TR/mm-10, and TR/mm-12).  These standards include road widening, 
shoulders, and traffic controls, which are triggered by average daily trip (ADT) estimates and to 
provide safe County roads. 

LM-4 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which includes an 
assessment of potential water supply and water quality impacts. 

LM-5 Please refer to response to comment LM-3, above. 

LM-6 Please refer to Final EIR Sections V.C. Air Quality and V.I. Noise, which address air, dust, and noise 
pollution. 

LM-7 The commenter’s concerns will be considered by the County decision makers. 
LM-8 The commenter’s concerns and statements will be considered by the County decision makers. 

LM-9 Please refer to EIR Chapter IV Existing Setting, which includes an assessment of the project’s 
consistency with land use policies. 
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Responses to Michael Murphy’s Comments 
 

Comment 
No. Comment 

MiMu-1 The commenter’s concerns will be considered by the County decision makers. 
MiMu-2 Please refer to responses to specific comments below. 

MiMu-3 Please refer to Recirculated and Final EIR Section V.P. Water Resources.  At this time, the County 
has not initiated a moratorium on new vineyards in the South County. 

MiMu-4 Please refer to Recirculated and Final EIR Section V.P. Water Resources and responses to specific 
comments below. 

MiMu-5 Please refer to Final EIR Section V.N. Transportation and Circulation, which addresses potential 
traffic impacts. 

MiMu-6 Please refer to Final EIR Section V.A. Aesthetics, which addresses potential impacts related to 
visual character. 

MiMu-7 Please refer to Final EIR Section V.G. Hazards and Hazardous Materials, which addresses potential 
impacts related to fire hazards. 

MiMu-8 Please refer to Final EIR Section V.L. Public Services and Utilities, which addresses potential 
impacts related to emergency responders. 

MiMu-9 Please refer to Final EIR Sections V.A. Aesthetics, V.C. Air Quality, and V.I. Noise, which address 
potential impacts related to noise generation, lighting, and air emissions. 

MiMu-10 
Please refer to Final EIR Sections V.E. Biological Resources and V.D. Archaeological Resources, 
which address potential impacts related to oak trees, wetlands, riparian/creek habitat, and Native 
American resources. 

MiMu-11 
Mitigation is identified in the EIR in response to identified significant effects on the environment.  
The commenter’s concerns will be reviewed by the County decision makers upon consideration of 
findings associated with a final decision regarding the project.  

MiMu-12 The commenter’s concerns and statements will be considered by the County decision makers. 

MiMu-13 
Please note the applicant is not currently requesting approval of the dude ranch.  Upon submittal of 
an application for this use, the County would conduct a project-specific assessment of the use.  The 
commenter’s statements will be considered by the County decision makers.  
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Responses to Charles Andree and Laurie Laughlin’s Comments [a] 
 

Comment 
No. Comment 

CALL[a]-1 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which assesses 
potential impacts to water supply and water quality. 

CALL[a]-2 Please refer to Final EIR Section V.N. Transportation and Circulation regarding potential traffic 
impacts. 

CALL[a]-3 Please refer to Final EIR Section V.I. Noise regarding noise impacts.  The commenter’s concerns 
will be considered by the County decision makers. 
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Comment 
No. Comment 

MOC-1 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which assesses 
potential impacts to water supply and water quality. 

MOC-2 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which assesses 
potential impacts to water supply and water quality. 

MOC-3 

As noted in the Final EIR (Section V.N. Transportation and Circulation), the project would generate 
1,049 new trips (residential development). The EIR includes an analysis of the project’s effect on 
local roads and Highway 101, and mitigation is identified that would ensure the roads are 
constructed to meet County Road Standards (refer to TR/mm-1, TR/mm-2, TR/mm-3, TR/mm-4, 
TR/mm-8, TR/mm-9, TR/mm-10, and TR/mm-12).  These standards include road widening, 
shoulders, and traffic controls, which are triggered by average daily trip (ADT) estimates and to 
provide safe County roads. 

MOC-4 

The traffic analysis considers a reasonable worst case scenario, and identified deficient road 
conditions along all affected roadways.  The mitigation measures would require improvements 
meeting County road standards, which would address any supplemental trips generated during the 
vineyard’s picking and crushing season. The mitigation identified in Final EIR Section V.N. 
Transportation and Circulation is based on traffic model calculations and traffic control warrants, 
which include the creation of additional trips under daily and peak conditions.  Please refer to 
mitigation measure TR/mm-3, which requires construction of a left turn channelization lane at the 
North Thompson Road/Sheehy Road intersection.  Based on the traffic analysis, implementation of 
the project would not result in significant impacts to the roadway segment of North Thompson Road.  
Please note the recent construction and operation of the Willow Road extension provides an 
alternative route to the High School from Highway 101, north of the school, and this roadway is 
closer to the school facilities.  This improvement is anticipated to address the commenter’s 
concerns. 

MOC-5 
Please refer to Final EIR Section V.G. Hazards and Hazardous Materials regarding fire hazards and 
emergency evacuation and response.  The EIR identifies a significant impact due to lack of feasible 
secondary access. 

MOC-6 
Based on consultation with Caltrans, additional trips would not be permitted at the Laetitia Vineyard 
Drive/Highway 101 intersection due to safety concerns and the lack of an encroachment permit that 
allows for residential use; therefore, this option is not considered feasible. 

MOC-7 The commenter’s concerns will be considered by the County decision makers. 
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Responses to Molly Martin’s Comments 
 

Comment 
No. Comment 

MoMa-1 Please refer to EIR Sections V.E. Biological Resources and V.P. Water Resources, which assess 
potential impacts to special-status species and habitat, water supply, and water quality. 

MoMa-2 
Please refer to EIR Sections V.E. Biological Resources and V.G. Hazards and Hazardous Materials.  
Implementation of the project would require issuance of permits, authorizations, and approvals from 
CALFIRE, California Department of Fish and Wildlife, U.S. Fish and Wildlife Service, and the 
Regional Water Quality Control Board. 

MoMa-3 The commenter’s concerns will be considered by the County decision makers. 

MoMa-4 The commenter’s concerns will be considered by the County decision makers.  The applicant is 
responsible for implementing identified mitigation, which would be verified by the County. 
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Responses to Ernie and Nancy Penny’s Comments 
 

Comment 
No. Comment 

ENP-1 The commenter’s statement is noted. 

ENP-2 
Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which assesses 
potential water supply impacts within the scope of the project, and is based on long-term testing 
conducted in compliance with state regulations and standards.   At this time, a regional study was 
not completed; however, this may be considered by the decision makers. 

ENP-3 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 

ENP-4 
As noted in identified mitigation measures, the applicant would be required to implement road 
improvements prior to final inspection of tract improvements, which would occur prior to lot 
development.  The EIR notes a significant impact due to potential funding and jurisdictional 
constraints related to interchange improvements on Highway 101. 

ENP-5 The commenter’s concerns regarding the dude ranch will be considered by the County decision 
makers.  At this time, the applicant is not requesting approval of the dude ranch. 

ENP-6 The commenter’s concerns and statements will be considered by the County decision makers. 
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Responses to Tom and Linda Shea’s Comments 
 

Comment 
No. Comment 

TLS-1 

As noted in the Final EIR (Section V.N. Transportation and Circulation), the project would generate 
1,049 new trips (residential development). The EIR includes an analysis of the project’s effect on 
local roads and Highway 101, and mitigation is identified that would ensure the roads are 
constructed to meet County Road Standards (refer to TR/mm-1, TR/mm-2, TR/mm-3, TR/mm-4, 
TR/mm-8, TR/mm-9, TR/mm-10, and TR/mm-12).  These standards include road widening, 
shoulders, and traffic controls, which are triggered by average daily trip (ADT) estimates and to 
provide safe County roads. 

TLS-2 Please refer to Recirculated and Final EIR Section V.P. Water Resources, which assesses potential 
impacts to water supply and water quality. 

TLS-3 Please refer to Recirculated and Final EIR Section V.P. Water Resources, which assesses potential 
impacts to water supply and water quality. 

TLS-4 Please refer to Recirculated and Final EIR Sections V.E. Biological Resources and V.P. Water 
Resources, which assess potential impacts to water resources, aquatic habitat, and aquatic species. 

TLS-5 Please refer to Recirculated and Final EIR Sections V.E. Biological Resources and V.P. Water 
Resources, which assess potential impacts to water resources, aquatic habitat, and aquatic species. 

TLS-6 Please note the applicant is no longer proposing an equestrian center. 

TLS-7 

As described in Final EIR Section V.O. Wastewater, the residential wastewater would be treated 
inside an enclosed and partially underground wastewater treatment facility.  Winery wastewater 
would continue to be treated before transfer to the irrigation pond (Pond 3).  Any potential anaerobic 
conditions (resulting in odors) would be limited to the treatment process, inside the enclosed facility. 
The tertiary-treated effluent stored in the treatment ponds would not emit offensive odors, provided 
the wastewater is treated as proposed and conditioned, and pursuant to Regional Water Quality 
Control Board regulations. 

TLS-8 Please refer to EIR Chapter IV Environmental Setting, Table IV-2 Consistency with Land Use 
Ordinance 22.22.150 – Agricultural Lands Clustering, which addresses this ordinance requirement. 

TLS-9 
Please refer to Final EIR Sections V.G. Hazards and Hazardous Materials and V.L. Public Services 
and Utilities, which address the commenter’s concerns regarding fire hazards and emergency 
response. 

TLS-10 
Please refer to Final EIR Sections V.G. Hazards and Hazardous Materials and V.L. Public Services 
and Utilities, which address the commenter’s concerns regarding fire hazards and emergency 
response.  Mitigation is identified that would require improvements to local roadways, which would 
improve safety by widening and striping roads to meet County and CALFIRE standards. 

TLS-11 
Please refer to Final EIR Section V.E. Biological Resources, which addresses the commenter’s 
concern regarding oak trees, and identifies a significant impact due to the loss of oak woodland and 
individual trees. 

TLS-12 The commenter’s concerns and statements will be considered by the County decision makers. 
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Responses to Raymond Toomey’s Comments 
 

Comment 
No. Comment 

RT-1 Please refer to responses to specific comments below. 
RT-2 The commenter’s statements and concerns will be considered by the County decision makers. 
RT-3 Please refer to responses to specific comments below. 

RT-4 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which assesses 
potential impacts to water supply and water quality. 

RT-5 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which assesses 
potential impacts to water supply and water quality. 

RT-6 

As noted in the Final EIR (Section V.N. Transportation and Circulation), mitigation is identified that 
would ensure the roads are constructed to meet County Road Standard A1f (1001 to 3000 Future 
ADT-Flat and Rolling) and would include intersection controls and improvements  (refer to TR/mm-1, 
TR/mm-2, TR/mm-3, TR/mm-4, TR/mm-8, TR/mm-9, TR/mm-10, and TR/mm-12).  This mitigation 
would address additional trips not captured during the baseline traffic counts. Regarding school-
related traffic, the recently completed Willow Road interchange provides improved access to 
Nipomo High School. 

RT-7 

Based on the U.S. 101 South County Corridor Transportation Study (2013), 4,400 average daily 
trips are generated on North Thompson Avenue, and the roadway operates at LOS A.  Traffic 
resulting from the Willow Road extension was not included in the traffic analysis for the proposed 
project; however, the County Department of Public Works was consulted to determine if the Willow 
Road project would substantially affect the analysis conducted for the Draft EIR.  The Department 
concluded that the Willow Road extension would not have a substantial effect on the US 101/Los 
Berros Road/N. Thompson Road interchange under peak hour conditions (personal communication, 
2011). 

RT-8 

In addition to baseline conditions, cumulative impacts based on traffic modeling out to the year 2025 
is presented in the EIR.  Under future conditions, Sheehy Road and the Sheehy Road/North 
Thompson Road intersection would operate under acceptable levels of service (refer to Final EIR 
Tables V.N.-14 and V.N.-15). Mitigation is identified at this intersection, including construction of a 
left turn channelization land (TR/mm-3). 

RT-9 The commenter’s statements and concerns will be considered by the County decision makers. 
RT-10 Please refer to responses to specific comments below. 
RT-11 Please refer to responses to specific comments below. 

RT-12 
Please refer to EIR Chapter IV Environmental Setting, Table IV-2 Consistency with Land Use 
Ordinance 22.22.150 – Agricultural Lands Clustering, which addresses the ordinance requirements 
for development within identified open space parcels. 

RT-13 
Please refer to EIR Chapter IV Environmental Setting, Table IV-2 Consistency with Land Use 
Ordinance 22.22.150 – Agricultural Lands Clustering, which addresses the ordinance requirements 
for development within identified open space parcels. 

RT-14 

Based on review by the County Agricultural Commissioner’s Office, the proposed vineyard 
replacement would partially, but not completely, offset the loss of productive vineyards because the 
long-term success and productivity of these replacement areas is unknown, while the permanent 
loss of currently productive areas is certain.  The loss of productive farmland is considered a 
significant impact (AG Impact 1). 

RT-15 
Please refer to Final EIR Section III.D.1 (Project Description, Project Site History, Historic Uses), 
which has been revised to include the following:  “The Campodonico Ranch, which comprises the 
eastern portion of the project site, was purchased 1998.” 
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RT-16 Please refer to EIR Chapter VII Environmental Analysis for a discussion of growth inducing impacts 
and irreversible changes. 

RT-17 The commenter’s concerns and statements will be considered by the County decision makers. 

RT-18 
Road improvements would be constructed consistent with County road standards, which would 
require widening and shoulders within the County right-of-way.  These improvements would not 
include designated recreational trails or paths. 

RT-19 
Construction of a new interchange at the Laetitia Vineyard Drive/Highway 101 intersections is not 
considered feasible due to funding and jurisdictional constraints associated with improvements on 
Highway 101.  The commenter’s concerns will be considered by the County decision makers. 

RT-20 The commenter’s concerns and statements will be considered by the County decision makers. 

RT-21 
Mitigation measure BIO/mm-15 is based on the language in the Kuehl Bill, which states that planting 
trees “shall not fulfill more than one-half of the mitigation requirement for the project.” The 
conservation requirement is identified to provide protection of oak woodland in perpetuity.  The 
County does not currently have an adopted Oak Tree Ordinance. 

RT-22 
Identified mitigation is tied to the land.  The developer will be responsible for providing funding for 
the monitoring requirements to the County prior to approval of subdivision public improvement plans 
or grading permit issuance (refer to BIO/mm-2).  The monitor would be under contract to the County. 

RT-23 
Please refer to Recirculated (2013) and Final EIR Sections V.E. Biological Resources and V.P. 
Water Resources, which include an assessment of impacts to water resources, aquatic habitat, and 
aquatic species. 

RT-24 The commenter’s statement will be considered by the County decision makers. 
RT-25 The commenter’s statement will be considered by the County decision makers. 

RT-26 
Implementation of mitigation measures AG/mm-1 through AG/mm-3 would reduce potential land use 
conflicts that could reduce crop production.  As noted, these measures would not mitigate the loss of 
farmland to a less than significant level. 

RT-27 
Construction of a new interchange at the Laetitia Vineyard Drive/Highway 101 intersections is not 
considered feasible due to funding and jurisdictional constraints associated with improvements on 
Highway 101.  The commenter’s concerns will be considered by the County decision makers. 

RT-28 
Adoption of CC&Rs is a standard, accepted, and legally binding measure to implement mitigation 
measures in the event the developer would not be constructing individual lots.  Verification of 
compliance would be implemented by the County. 

RT-29 
The SLOAPCD identifies off-site mitigation as an acceptable measure to mitigate for long-term 
impacts.  The SLOAPCD will identify suitable options within the County, consistent with the current 
SLOAPCD CEQA Handbook. 

RT-30 Pursuant to the SLOAPCD CEQA Handbook (2012), compliance with all measures is required.  The 
measures listed are identified by the APCD to reduce operational emissions. 

RT-31 Please refer to RT-19, in addition to EIR Chapter VI Alternatives Analysis, which identifies reduced 
projects that would minimize potential noise impacts. 

RT-32 Please note the identified impact is classified as significant, and mitigation presented was 
recommended by CALFIRE, the affected agency. 

RT-33 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which includes 
updated impact statements and mitigation measures. 

RT-34 

Based on the traffic analysis conducted for the project, and reviewed and approved by Public 
Works, construction of a left turn lane would address potential traffic impacts created by the project 
at the Thompson/Sheehy Road intersection.  The Willow Road interchange redistributes trips from 
the Los Berros and Tefft Street interchanges.  Based on the Final Traffic Operations Report (2004) 
for the US 101/Willow Road Interchange Project, traffic volumes on North Thompson are reduced as 
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a result of the extension.  Estimates show daily traffic volumes in 2030 at 5,400 with the project and 
7,300 without the project. 

RT-35 

Based on review of the project by County Parks, identification of a recreational trail along Sheehy 
Road was not recommended to address potential impacts to recreational resources.  Road widening 
and creation of shoulders would provide additional space for equestrians, pedestrians, and 
bicyclists; however, the County acknowledges that this additional space would not equate to a 
designated trail. 

RT-36 

Based on review of the project by County Parks, identification of a recreational trail along North 
Dana Foothill Road was not recommended to address potential impacts to recreational resources.  
Road widening and creation of shoulders would provide additional space for equestrians, 
pedestrians, and bicyclists; however, the County acknowledges that this additional space would not 
equate to a designated trail. 

RT-37 

As noted in Final EIR Section V.M. Recreation, identification of a trail easement along Upper Los 
Berros Road is recommended by County Parks.  The trail would not be constructed in the near 
future, and would depend on funding.  Road widening and creation of shoulders would provide 
additional space for equestrians, pedestrians, and bicyclists; however, the County acknowledges 
that this additional space would not equate to a designated trail. 

RT-38 
Implementation of AES/mm-7 would not eliminate new sources of light, but would reduce the effects 
of exterior lighting by shielding sources from shining into the sky and towards offsite locations.  The 
commenter’s concerns will be considered by the County decision makers. 

RT-39 Referenced mitigation measure REC/mm-1 was identified by County Parks during review of the 
proposed project, including the provision that trail construction is not required at this time. 

RT-40 Please note all lighting, including security lighting, would be shielded pursuant to mitigation measure 
AES/mm-7. 

RT-41 
The traffic estimates are based on Institute of Transportation Engineers (ITE) rates for residential 
uses, which include approximately 10 daily trips per lot.  This estimate would include transport of 
children to school.  

RT-42 Collection of solid waste would occur on a weekly basis, which would not significantly contribute to 
additional daily trips. 

RT-43 
The proposed ranch headquarters would result in a change in visual character; however, due to the 
presence of existing mature trees and proposed landscaping, visibility of the proposed facility would 
be limited, and effects would be less than significant.  

RT-44 Please refer to response to comment RT-39, above. 
RT-45 Please refer to response to comment RT-27, above. 
RT-46 The commenter’s statement will be considered by the County decision makers. 
RT-47 The commenter’s statement will be considered by the County decision makers. 

RT-48 The remaining 1,127 acres would remain undeveloped, except where noted.  This statement does 
not preclude agricultural uses in the future. 

RT-49 
The applicant has not identified a specific timeframe for phased development. Development of a 
dude ranch would first require submittal of an use permit application, and subsequent project and 
environmental review. 

RT-50 The commenter’s statement is noted. 
RT-51 The project applicant is noted as identified on permit applications. 

RT-52 The EIR Project Description, Project History, has been clarified to note the purchase of the 
Campodonico Ranch. 



Laetitia Agricultural Cluster Tract Map and CUP  X. Response to Comments – 2008 DEIR 

Final EIR  X.D.-159 

Comment 
No. Comment 

RT-53 The EIR Project Description, Existing Permitted Uses and Permit Application History section has 
been updated to reflect the current number of wells onsite (15). 

RT-54 The applicant has not proposed a timeframe for phased development. 

RT-55 
Please refer to EIR Chapter IV Environmental Setting, Table IV-2 Consistency with Land Use 
Ordinance 22.22.150 – Agricultural Lands Clustering, which addresses the ordinance requirements 
for development within identified open space parcels and the interpretation of ranch headquarters. 

RT-56 The commenter’s concerns regarding the mutual water company will be considered by the County 
decision makers. 

RT-57 Biosolids generated by the wastewater treatment facility may be disposed of at Engel & Gray, Inc. in 
Santa Maria. 

RT-58 
The generation of one trip per week during operation of the wastewater treatment facility was 
reviewed by the EIR traffic consultant, and the additional trip would not affect the results of the traffic 
analysis. 

RT-59 
Please refer to Final EIR Section V.P. Water Resources, Wells and Infrastructure (page V.P.-5) for a 
summary of existing wells onsite.  In addition, EIR Chapter III Project Description, 7. Water 
Infrastructure has been clarified by identifying the number and type of wells onsite. 

RT-60 The applicant has not identified a potential option for purchase of water.  The EIR analysis is not 
contingent on this measure to address drought conditions. 

RT-61 
The applicant proposes the mutual water company to be separate from the agricultural operator; the 
commenter’s concerns regarding this issue will be considered by the County decision makers.  
CC&Rs are a commonly applied and legally-binding document to ensure long-term compliance with 
mitigation measures.  

RT-62 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
RT-63 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
RT-64 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
RT-65 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
RT-66 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
RT-67 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
RT-68 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
RT-69 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
RT-70 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
RT-71 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
RT-72 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
RT-73 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
RT-74 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
RT-75 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
RT-76 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
RT-77 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
RT-78 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
RT-79 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
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RT-80 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
RT-81 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
RT-82 The commenter’s statement is noted. 
RT-83 The commenter’s statement is noted. 

RT-84 The EIR assesses access routes based on existing roadways.  Potential Alternatives to the project 
are identified in the Alternatives Analysis. 

RT-85 Final EIR Section V.B. Agricultural Resources, 1. Existing Conditions, b. Local Setting has been 
clarified to include dryland farming. 

RT-86 The use of the term non-contiguous applies to the areas of the site that are separated by vineyard 
blocks, such as the western and eastern portions of the project site.  

RT-87 

Final EIR Section V.B. Agricultural Resources (see Agricultural Water Supply, page V.B.-2) has 
been clarified to describe the existing agricultural wells as follows:  “Additional existing agricultural 
facilities on the project site include two farm support quarters, two irrigation ponds, composting 
areas, seven wells for agricultural and winery use (and four additional wells that may be used for 
agricultural use), barns, agricultural roads, signage, and pipelines”. 

RT-88 Upon initiation of the EIR, no parcels onsite were under Williamson Act Contract. 
RT-89 The description of the agricultural water supply has been updated to describe the 15 wells onsite. 

RT-90 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources and Final EIR 
Appendix H which includes additional information regarding the onsite wells. 

RT-91 Upon initiation of the EIR, no parcels onsite were under Williamson Act Contract. 

RT-92 
The referenced paragraph notes that the identified four parcels would be put under Williamson Act 
contracts and County agricultural/open space easements.  This would be a requirement for approval 
of the Agricultural Cluster Subdivision. 

RT-93 
Please refer to EIR Chapter IV Environmental Setting, Table IV-2 Consistency with Land Use 
Ordinance 22.22.150 – Agricultural Lands Clustering, which addresses the ordinance requirements 
for development within identified open space parcels. 

RT-94 
The referenced Water Usage discussion has been updated based on the results of the 
supplemental water testing documented in Recirculated (2013) and Final EIR Section V.P. Water 
Resources. 

RT-95 The commenter’s statement is noted. 
RT-96 The commenter’s concerns will be considered by the County decision makers. 
RT-97 Please refer to response to comment RT-6, above. 
RT-98 Please refer to response to comment RT-34, above. 
RT-99 The Final EIR has been corrected to note that traffic data counts are documented in Appendix G. 

RT-100 The traffic analysis was reviewed and approved by County Public Works. 

RT-101 
The traffic analysis considers average daily trips of approximately 10 per residence.  This trip count 
provides a reasonable assessment of residential trips based on Institute of Transportation Engineers 
(ITE) standards.  

RT-102 
The traffic analysis was reviewed and approved by County Public Works.  Please note mitigation is 
identified that would bring the affected roadways to County Road Standard A1f (1001 to 3000 Future 
ADT-Flat and Rolling) and would include intersection controls and improvements. 

RT-103 The traffic analysis assumptions were reviewed and approved by County Public Works.  The 
assessment provides a reasonable assumption that a majority of traffic generated by the project 
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would exit the site and enter US Highway 101 at the Los Berros/North Thompson interchange. 

RT-104 
In addition to baseline conditions, cumulative impacts based on traffic modeling out to the year 2025 
is presented in the EIR.  Under future conditions, Sheehy Road and the Sheehy Road/North 
Thompson Road intersection would operate under acceptable levels of service (refer to Tables V.N.-
14 and V.N.-15). Additional traffic controls are not necessary based on the warrant calculations. 

RT-105 
Typically trail improvements occur on the property proposed for development, due to constraints 
related to private property easements. It is not feasible to require the applicant to obtain easements 
on private properties along noted roadways for trail development. 

RT-106 The commenter’s statement is noted. 
RT-107 The commenter’s statement is noted. 
RT-108 The commenter’s statement is noted. 

RT-109 Please refer to Recirculated (2013) and Final EIR Chapter VI Alternatives Analysis, which has been 
updated and revised since the 2008 Draft EIR. 

RT-110 The commenter’s statements will be considered by the County decision makers. 

RT-111 
The commenter’s statements will be considered by the County decision makers.  Based on 
consultation with Caltrans, use of existing at-grade intersections on Highway 101 is not permitted 
due to safety concerns. 

RT-112 The commenter’s reference is noted. 

RT-113 
The traffic analysis was reviewed and approved by County Public Works.  Please note the recent 
Willow Road improvements, and the U.S. 101 South County Corridor Transportation Study (2013) 
designate Thompson Road operating at an acceptable level of service.  These factors support the 
conclusions in the EIR. 

RT-114 
The dude ranch is assessed in the EIR as a future development proposal. Upon submittal of a land 
use permit application, subsequent environmental review would be required, based on project-
specific details. 
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Responses to Marc and Linda Sommerfeld’s Comments 
 

Comment 
No. Comment 

MLS-1 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which assesses 
potential impacts to water supply. 

MLS-2 

The wastewater treatment facility would be located near existing equipment storage area, 
approximately 0.5 mile from the nearest property boundary to the southeast (refer to Figure III-12).  
Storage ponds would be located approximately 200 feet from the closest adjacent landowner.  While 
the pond would be visible, its appearance would be similar to an agricultural reservoir or irrigation 
storage pond, and would function as such.  As described in Section V.O. Wastewater, the residential 
wastewater would be treated inside an enclosed and partially underground wastewater treatment 
facility.  Winery wastewater would continue to be treated before transfer to the irrigation pond (Pond 
3).  Any potential anaerobic conditions (resulting in odors) would be limited to the treatment process, 
inside the enclosed facility. The tertiary-treated effluent stored in the treatment ponds would not emit 
offensive odors, provided the wastewater is treated as proposed and conditioned, and pursuant to 
Regional Water Quality Control Board regulations. 

MLS-3 
Based on consultation with Caltrans, consideration of access via Laetitia Vineyard Drive / Highway 
101 is not a feasible option due to significant traffic safety concerns. The EIR notes a significant 
impact due to potential funding and jurisdictional constraints related to interchange improvements on 
Highway 101. 

MLS-4 Please refer to EIR Chapter VI Alternatives Analysis, which considers alternatives that would avoid 
or reduce identified significant impacts. 
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Comment 
No. Comment 

VMC-1 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which assesses 
potential impacts to water supply. 

VMC-2 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
VMC-3 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
VMC-4 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
VMC-5 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 

VMC-6 

As noted in the Final EIR (Section V.N. Transportation and Circulation), the project would generate 
1,049 new trips (residential development). The EIR includes an analysis of the project’s effect on 
local roads and Highway 101, and mitigation is identified that would ensure the roads are 
constructed to meet County Road Standards (refer to TR/mm-1, TR/mm-2, TR/mm-3, TR/mm-4, 
TR/mm-8, TR/mm-9, TR/mm-10, and TR/mm-12).  These standards include road widening, 
shoulders, and traffic controls, which are triggered by average daily trip (ADT) estimates and to 
provide safe County roads. 

VMC-7 Please refer to response to comment VMC-6 above. 

VMC-8 Mitigation measures approved by the County decision makers cannot be modified without additional 
public review and analysis, pursuant to CEQA. 

VMC-9 Modifications to adopted mitigation measures would require public review and approval by the 
County decision makers, which would include a public hearing, pursuant to CEQA. 

VMC-10 
Mitigation measures identified in the EIR will be considered by the County decision makers.  
Replacement or amendment of identified mitigation can occur at the project hearing, provided the 
substituted measures are more effective than the originally proposed measure. 

VMC-11 The project does not include transit or bike lane improvements. 

VMC-12 
Please refer to Final EIR Sections V.G. Hazards and Hazardous Materials and V.L. Public Services 
and Utilities, which address the commenter’s concerns.  In an emergency, future residents may use 
the Laetitia Vineyard Drive/Highway 101 intersection to evacuate. 

VMC-13 Please refer to responses to specific comments above. 
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Responses to Margy Moynihan, Bilita Corporation’s Comments 
 

Comment 
No. Comment 

MMBC-1 Please refer to responses to specific comments below. 

MMBC-2 Caltrans has indicated that median closures may occur in the future, which is independent of this 
project. The EIR notes feasibility constraints related to improvements on the Highway 101 corridor. 

MMBC-3 As noted, there are constraints associated with the Alternative Access alternative, including 
acquisition of private land. 

MMBC-4 Based on the traffic analysis, project-specific impacts would occur on access roads from the project 
site to Highway 101, and would be limited to roadways east of Highway 101. 

MMBC-5 CEQA requires analysis of visual impacts from public roadways and areas, and does not require 
analysis of impacts to private views. 

MMBC-6 Development of the project would not affect maintenance and/or retrofit of the noted 
communications towers. 

MMBC-7 
Please refer to Final EIR Sections V.G. Hazards and Hazardous Materials and V.L. Public Services 
and Utilities, which address the commenter’s concerns regarding fire hazards.  Compliance with 
CALFIRE standards and regulations would be required. 

MMBC-8 

As described in Final EIR Section V.O. Wastewater, the residential wastewater would be treated 
inside an enclosed and partially underground wastewater treatment facility.  Winery wastewater 
would continue to be treated before transfer to the irrigation pond (Pond 3).  Any potential anaerobic 
conditions (resulting in odors) would be limited to the treatment process, inside the enclosed facility. 
The tertiary-treated effluent stored in the treatment ponds would not emit offensive odors, provided 
the wastewater is treated as proposed and conditioned, and pursuant to Regional Water Quality 
Control Board regulations. 

MMBC-9 Development of the project would infringe adjacent and proximate uses and associated property 
rights. 

MMBC-10 
The applicant is not proposing additional fencing.  Informational materials, including the County’s 
Right to Farm Ordinance, would be provided to future landowners to discourage trespass.  Liability 
would be based on current regulations in effect at the time of the incident. 

MMBC-11 Development of the project would not have a direct impact on current private property uses. 

MMBC-12 Please refer to Final EIR Section V.I. Noise, which assesses potential impacts on the ambient noise 
level in the area. 

MMBC-13 
Potential impacts resulting from grading, tree removal, and impacts to wildlife and water quality are 
addressed in the EIR.  Please refer to relevant resource sections (Section V.E. Biological Resources 
and Section V.P. Water Resources). 

MMBC-14 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which assesses 
potential impacts to water supply. 

MMBC-15 Implementation of the project is not anticipated to impact revenue generated by uses of the 
commenter’s property. 

MMBC-16 Future tax implications are currently unknown. 
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Responses to Susan Wies’s Comments 
 

Comment 
No. Comment 

SW-1 Please refer to responses to specific comments below. 

SW-2 
Based on the traffic analysis, anticipated traffic would use improved roadways.  Roadway and 
intersection improvements would address identified safety concerns. The traffic analysis includes 
the reasonable assumption that project-related traffic would use Sheehy and North Dana Foothill 
Road to access North Thompson and Highway 101. 

SW-3 Please refer to EIR Chapter VI Alternatives Analysis, Alternative Access Alternative, which 
addresses potential options for new access routes to the project site. 

SW-4 Please refer to response to SW-3 above. 
SW-5 Upper Los Berros Road is a County road, and does not require an easement for public use. 

SW-6 Establishing an agricultural or open space easement on the property would restrict future 
development within the easement area. 

SW-7 Please refer to response to SW-6 above. 
SW-8 The commenter’s concerns will be considered by the County decision makers. 

SW-9 The EIR considers potential impacts to recreational facilities as a result of the project.  Aside from a 
trail easement identified by County Parks, provision of public facilities is not required. 

SW-10 The commenter’s statements will be considered by the County decision makers. 
SW-11 Please refer to responses to specific comments above. 

SW-12 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which assesses 
potential impacts to water supply. 

SW-13 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 
SW-14 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 

SW-15 

Please refer to Final EIR Sections V.C. Air Quality and V.O. Wastewater, which address potential 
impacts related to the effluent ponds.  As described in Section V.O. Wastewater, the residential 
wastewater would be treated inside an enclosed and partially underground wastewater treatment 
facility.  Winery wastewater would continue to be treated before transfer to the irrigation pond (Pond 
3).  Any potential anaerobic conditions (resulting in odors) would be limited to the treatment process, 
inside the enclosed facility. The tertiary-treated effluent stored in the treatment ponds would not emit 
offensive odors, provided the wastewater is treated as proposed and conditioned, and pursuant to 
Regional Water Quality Control Board regulations.  

SW-16 
Please refer to Recirculated (2013) and Final EIR Sections V.P. Water Resources and V.E. 
Biological Resources, which assess potential impacts to water resources, aquatic habitat, and 
aquatic species. 
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Responses to Robert Moss, M.D., F.A.C.S.’s Comments 
 

Comment 
No. Comment 

RM-1 Please refer to responses to Dr. Castillo’s letter above. 
RM-2 The commenter’s concern will be considered by the County decision makers. 

RM-3 
Please refer to EIR Chapter VI Alternatives Analysis, Alternative Access. Based on consultation with 
Caltrans, consideration of access via Laetitia Vineyard Drive / Highway 101 is not a feasible option 
due to significant traffic safety concerns and lack of an encroachment permit that allows for 
residential uses (aside from the existing estate residence). 
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Responses to Bailey and Celeste Hudson’s Comments 
 

Comment 
No. Comment 

BCH-1 

As described in Final EIR Section V.O. Wastewater, the residential wastewater would be treated 
inside an enclosed and partially underground wastewater treatment facility.  Winery wastewater 
would continue to be treated before transfer to the irrigation pond (Pond 3).  Any potential anaerobic 
conditions (resulting in odors) would be limited to the treatment process, inside the enclosed facility. 
The tertiary-treated effluent stored in the treatment ponds would not emit offensive odors, provided 
the wastewater is treated as proposed and conditioned, and pursuant to Regional Water Quality 
Control Board regulations.  While the pond would be visible, its appearance would be similar to an 
agricultural reservoir or irrigation storage pond, and would function as such.  As noted in the EIR 
(Section V.E. Biological Resources, see V.E.5.b), and as discussed in Section V.O. Wastewater, 
there is a potential for accidental spill, mechanical failure, or other unforeseen event that could 
cause release of raw sewage (from collection pipes) or improperly treated effluent into surface 
waters, including the storage ponds.  In addition to measures proposed by the applicant (i.e., 
alarms, emergency generators, contained treatment plant) and compliance with existing regulations, 
mitigation is identified (refer to WW/mm-1), requiring an emergency contingency plan to avoid 
accidental discharge into surface waters.  Implementation of these measures would minimize the 
likelihood of accidental harm to the creek.   

BCH-2 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which has been 
expanded and revised to include supplemental testing and analysis. 

BCH-3 The commenter’s concern and statement will be considered by the County decision makers. 
BCH-4 The commenter’s statement will be considered by the County decision makers. 

 
  



Laetitia Agricultural Cluster Tract Map and CUP  X. Response to Comments – 2008 DEIR 

Final EIR  X.D.-178 

 

NMI-1 



Laetitia Agricultural Cluster Tract Map and CUP  X. Response to Comments – 2008 DEIR 

Final EIR  X.D.-179 

Responses to Nancy McIntosh’s Comments 
 

Comment 
No. Comment 

NMI-1 The commenter’s concerns will be considered by the County decision makers. 
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Responses to Dr. Donald and Melinda Montano’s Comments 
 

Comment 
No. Comment 

DMM-1 
Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which was revised 
to include the results of supplemental water supply tests and peer reviews of existing and prepared 
documentation. 

DMM-2 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources.  The County 
decision makers will consider the commenter’s concerns. 

DMM-3 

As described in Final EIR Section V.O. Wastewater, the residential wastewater would be treated 
inside an enclosed and partially underground wastewater treatment facility.  Winery wastewater 
would continue to be treated before transfer to the irrigation pond (Pond 3).  Any potential anaerobic 
conditions (resulting in odors) would be limited to the treatment process, inside the enclosed facility. 
The tertiary-treated effluent stored in the treatment ponds would not emit offensive odors, provided 
the wastewater is treated as proposed and conditioned, and pursuant to Regional Water Quality 
Control Board regulations. As noted in the EIR (Section V.E. Biological Resources, see V.E.5.b), 
and as discussed in Section V.O. Wastewater, there is a potential for accidental spill, mechanical 
failure, or other unforeseen event that could cause release of raw sewage (from collection pipes) or 
improperly treated effluent into surface waters, including the storage ponds.  In addition to measures 
proposed by the applicant (i.e., alarms, emergency generators, contained treatment plant) and 
compliance with existing regulations, mitigation is identified (refer to WW/mm-1), requiring an 
emergency contingency plan to avoid accidental discharge into surface waters.  Implementation of 
these measures would minimize the likelihood of accidental harm to special-status species 
potentially within and down-gradient of the reservoirs.   

DMM-4 
Please refer to EIR Chapter VI Alternatives Analysis, Alternative Access. Based on consultation with 
Caltrans, consideration of access via Laetitia Vineyard Drive / Highway 101 is not a feasible option 
due to significant traffic safety concerns. 

DMM-5 
Please refer to EIR Chapter VI Alternatives Analysis, which considers alternatives consistent with 
the Land Use Ordinance and that would avoid or reduce identified significant impacts. The 
commenter’s statements will be considered by the County decision makers. 
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Responses to Albert and Cherie FitzGerald’s Comments 
 

Comment 
No. Comment 

ACF-1 
Please refer to Final EIR Section T.N. Transportation and Circulation, which includes mitigation to 
improve locally affected roadways and intersections. Please refer to Recirculated (2013) and Final 
EIR Section V.P. Water Resources, which assesses potential impacts to water resources. 

ACF-2 The commenter’s concerns will be considered by the County decision makers. 

ACF-3 
Consideration of a new overpass at the Laetitia Vineyard Drive/Highway 101 intersection is not 
considered feasible mitigation due to funding and jurisdictional constraints associated with 
improvements on Highway 101. 
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Responses to Dr. Kalred and Constance Chun’s Comments 
 

Comment 
No. Comment 

KCC-1 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which assesses 
potential impacts to water supply. 

KCC-2 

As noted in the Final EIR (Section V.N. Transportation and Circulation), the project would generate 
1,049 new trips (residential development). The EIR includes an analysis of the project’s effect on 
local roads and Highway 101, and mitigation is identified that would ensure the roads are 
constructed to meet County Road Standards (refer to TR/mm-1, TR/mm-2, TR/mm-3, TR/mm-4, 
TR/mm-8, TR/mm-9, TR/mm-10, and TR/mm-12).  These standards include road widening, 
shoulders, and traffic controls, which are triggered by average daily trip (ADT) estimates and to 
provide safe County roads. The mitigation identified in EIR Section V.N. Transportation and 
Circulation is based on traffic model calculations and traffic control warrants, which include the 
creation of additional trips under daily and peak conditions.  Please refer to mitigation measure 
TR/mm-3, which requires construction of a left turn channelization lane at the North Thompson 
Road/Sheehy Road intersection.  Based on the traffic analysis, implementation of the project would 
not result in significant impacts to the roadway segment of North Thompson Road.  Please note the 
recent construction and operation of the Willow Road extension provides an alternative route to the 
High School from Highway 101, north of the school, and this roadway is closer to the school 
facilities.  This improvement is anticipated to address the commenter’s concerns. 

KCC-3 Please refer to Final EIR Sections V.C. Air Quality and V.O. Wastewater, which address potential 
impacts related to the proposed tertiary-treated effluent storage ponds. 

KCC-4 The commenter’s concerns will be considered by the County decision makers. 
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Responses to Julie Johnson’s Comments 
 

Comment 
No. Comment 

JJ-1 Please refer to Final EIR Sections V.P. Water Resources, V.N. Transportation and Circulation, and 
V.I. Noise related to identified concerns. 

JJ-2 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources regarding impacts 
to water resources. 
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Responses to Kem and Robin Weber’s Comments 
 

Comment 
No. Comment 

KRW-1 The commenter’s concerns and statements will be considered by the County decision makers. 
KRW-2 The commenter’s concerns and statements will be considered by the County decision makers. 
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Responses to Amy & John Henry and Clyde & Julie Johnston’s Comments 
 

Comment 
No. Comment 

H&J-1 The commenter’s concerns and statements will be considered by the County decision makers. 

H&J-2 

As noted in the Final EIR (Section V.N. Transportation and Circulation), the project would generate 
1,049 new trips (residential development). The EIR includes an analysis of the project’s effect on 
local roads and Highway 101, and mitigation is identified that would ensure the roads are 
constructed to meet County Road Standards (refer to TR/mm-1, TR/mm-2, TR/mm-3, TR/mm-4, 
TR/mm-8, TR/mm-9, TR/mm-10, and TR/mm-12).  These standards include road widening, 
shoulders, and traffic controls, which are triggered by average daily trip (ADT) estimates and to 
provide safe County roads. 

H&J-3 
Please refer to Final EIR Section V.G. Hazards and Hazardous Materials regarding fire hazards and 
emergency evacuation and response. As proposed, residents would be allowed to use Laetitia 
Vineyard Drive for emergency evacuation. 

H&J-4 
Please note the recent construction and operation of the Willow Road extension provides an 
alternative route to the High School from Highway 101, north of the school, and this roadway is 
closer to the school facilities.  This improvement is anticipated to address the commenter’s 
concerns. 

H&J-5 The commenter’s statements will be considered by the County decision makers. 

H&J-6 
Please refer to Final EIR Section V.E. Biological Resources, which assesses potential impacts to 
oak trees, and identifies a significant impact due to the loss of oak woodland and individual oak 
trees. 

H&J-7 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources regarding impacts 
to water resources. 

H&J-8 The commenter’s concerns and statements will be considered by the County decision makers.  The 
project does not include open space accessible to the public. 

H&J-9 Please refer to Final EIR Section V.A. Aesthetics.  Mitigation is identified to reduce the effects of 
exterior lighting (refer to AES/mm-7 and AES/mm-8).   

H&J-10 

As described in Final EIR Section V.O. Wastewater, the residential wastewater would be treated 
inside an enclosed and partially underground wastewater treatment facility.  Winery wastewater 
would continue to be treated before transfer to the irrigation pond (Pond 3).  Any potential anaerobic 
conditions (resulting in odors) would be limited to the treatment process, inside the enclosed facility. 
The tertiary-treated effluent stored in the treatment ponds would not emit offensive odors, provided 
the wastewater is treated as proposed and conditioned, and pursuant to Regional Water Quality 
Control Board regulations. 

H&J-11 The commenter’s statements will be considered by the County decision makers. 
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Responses to Jay Hardy’s Comments [b] 
 

Comment 
No. Comment 

JaH[b]-1 

As noted in the Final EIR (Section V.N. Transportation and Circulation), the project would generate 
1,049 new trips (residential development). The EIR includes an analysis of the project’s effect on 
local roads and Highway 101, and mitigation is identified that would ensure the roads are 
constructed to meet County Road Standards (refer to TR/mm-1, TR/mm-2, TR/mm-3, TR/mm-4, 
TR/mm-8, TR/mm-9, TR/mm-10, and TR/mm-12).  These standards include road widening, 
shoulders, and traffic controls, which are triggered by average daily trip (ADT) estimates and to 
provide safe County roads. 

JaH[b]-2 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which assesses 
potential impacts to water supply. 

JaH[b]-3 
Please refer to Recirculated (2013) and Final EIR Section V.E. Biological Resources, which 
assesses potential impacts to aquatic habitats and aquatic species.  The commenter’s concerns will 
be considered by the County decision makers. 
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Responses to Gordon and Ann Gill’s Comments 
 

Comment 
No. Comment 

GAG-1 The commenter’s statements will be considered by the County decision makers. 

GAG-2 

As noted in the Final EIR (Section V.N. Transportation and Circulation), the project would generate 
1,049 new trips (residential development). The EIR includes an analysis of the project’s effect on 
local roads and Highway 101, and mitigation is identified that would ensure the roads are 
constructed to meet County Road Standards (refer to TR/mm-1, TR/mm-2, TR/mm-3, TR/mm-4, 
TR/mm-8, TR/mm-9, TR/mm-10, and TR/mm-12).  These standards include road widening, 
shoulders, and traffic controls, which are triggered by average daily trip (ADT) estimates and to 
provide safe County roads. Based on consultation with Caltrans, use of the Laetitia Vineyard 
Drive/Highway 101 for access is not permitted due to safety concerns. 

GAG-3 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which includes 
additional water well testing and peer review of documents provided by the applicant. 

GAG-4 

As described in Final EIR Section V.O. Wastewater, the residential wastewater would be treated 
inside an enclosed and partially underground wastewater treatment facility.  Winery wastewater 
would continue to be treated before transfer to the irrigation pond (Pond 3).  Any potential anaerobic 
conditions (resulting in odors) would be limited to the treatment process, inside the enclosed facility. 
The tertiary-treated effluent stored in the treatment ponds would not emit offensive odors, provided 
the wastewater is treated as proposed and conditioned, and pursuant to Regional Water Quality 
Control Board regulations. 
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Responses to Stacey and Geriann McIntosh’s Comments 
 

Comment 
No. Comment 

SGM-1 The commenter’s concerns will be considered by the County decision makers. 

SGM-2 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which assesses 
potential impacts to water supply. 
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Responses to Dr. Michael and Diane Haverty’s Comments 
 

Comment 
No. Comment 

MDH-1 

The mitigation identified in Final EIR Section V.N. Transportation and Circulation is based on traffic 
model calculations and traffic control warrants, which include the creation of additional trips under 
daily and peak conditions.  Please refer to mitigation measure TR/mm-3, which requires 
construction of a left turn channelization lane at the North Thompson Road/Sheehy Road 
intersection.   

MDH-2 
Please refer to Final EIR Sections V.N. Transportation and Circulation, V.C. Air Quality, V.L. Public 
Services and Utilities, V.P. Water Resources, and V.I. Noise, which address the commenter’s 
concerns. 

MDH-3 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which includes an 
expanded analysis of water supply and water quality. 
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Responses to Jon Hergert’s Comments 
 

Comment 
No. Comment 

JoH-1 The commenter’s statements will be considered by the County decision makers. 
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Responses to Richard Sachen’s Comments [b] 
 

Comment 
No. Comment 

RS[b]-1 The commenter’s concerns and statements will be considered by the County decision makers. 
RS[b]-2 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources. 

RS[b]-3 
Please refer to EIR Section V.N. Transportation and Circulation; please note mitigation measure 
TR/mm-10, which would require improvements to Upper Los Berros Road, including paving.  
Implementation of these improvements would address dust along this road. 
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Responses to Debbie and Richard Ryder’s Comments 
 

Comment 
No. Comment 

DRR-1 Please refer to responses to specific comments below. 

DRR-2 
Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which includes 
additional information obtained through a long-term well testing program.  Also, please note that 
identified mitigation (WAT/mm-1) includes yield restrictions on proposed domestic wells. 

DRR-3 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which includes 
expanded analysis of potential impacts to water supply. 

DRR-4 
Please refer to Final EIR Section V.N. Transportation and Circulation; please note mitigation 
measure TR/mm-10, which would require improvements to Upper Los Berros Road, including 
paving.  Implementation of these improvements would address dust along this road. 

DRR-5 
Please refer to Final EIR Section V.C. Air Quality, mitigation measures AQ/mm-11 and AQ/mm-13, 
which requires preparation and implementation of a Dust Control Plan.  Compliance with this 
measure would address the commenter’s concerns regarding generation of dust on Upper Los 
Berros Road. 

DRR-6 

As noted in the Final EIR (Section V.N. Transportation and Circulation), the project would generate 
1,049 new trips (residential development). The EIR includes an analysis of the project’s effect on 
local roads and Highway 101, and mitigation is identified that would ensure the roads are 
constructed to meet County Road Standards (refer to TR/mm-1, TR/mm-2, TR/mm-3, TR/mm-4, 
TR/mm-8, TR/mm-9, TR/mm-10, and TR/mm-12).  These standards include road widening, 
shoulders, and traffic controls, which are triggered by average daily trip (ADT) estimates and to 
provide safe County roads. 

DRR-7 The County complied with all noticing requirements for the project.  Further opportunity for public 
review and comment is available through the public hearings. 

DRR-8 The commenter’s statements are noted.  Information is available at the County Planning and 
Building Department upon request. 

DRR-9 The commenter’s statements are noted. 
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Responses to Camilio and Teresa Alarcio’s Comments 
 

Comment 
No. Comment 

CTA-1 Please refer to responses to specific comments below. 

CTA-2 
Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which includes a 
revised and expanded analysis of potential water supply impacts.  Please note mitigation measures 
WAT/mm-1, which would require yield limitations on domestic wells. 

CTA-3 

As noted in the Final EIR (Section V.N. Transportation and Circulation), the project would generate 
1,049 new trips (residential development). The EIR includes an analysis of the project’s effect on 
local roads and Highway 101, and mitigation is identified that would ensure the roads are 
constructed to meet County Road Standards (refer to TR/mm-1, TR/mm-2, TR/mm-3, TR/mm-4, 
TR/mm-8, TR/mm-9, TR/mm-10, and TR/mm-12).  These standards include road widening, 
shoulders, and traffic controls, which are triggered by average daily trip (ADT) estimates and to 
provide safe County roads. 

CTA-4 
Please refer to Final EIR Section V.G. Hazards and Hazardous Materials regarding fire hazards and 
emergency evacuation and response.   Please note a significant impact is identified due to the lack 
of feasible secondary access.  The applicant would be required to improve local roadways to meet 
County standards, which would improve traffic safety. 

CTA-5 

Based on consultation with Caltrans, consideration of access via Laetitia Vineyard Drive / Highway 
101 is not a feasible option due to significant traffic safety concerns, and the lack of an 
encroachment permit that allows for residential uses (aside from the existing estate residence). The 
EIR notes a significant impact due to potential funding and jurisdictional constraints related to 
interchange improvements on Highway 101. 

CTA-6 The commenter’s statement will be considered by the County decision makers. 
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Responses to Charles Andree and Laurie Laughlin’s Comments [b] 
 

Comment 
No. Comment 

CALL[b]-1 Please refer to Recirculated (2013) and Final EIR Section V.P. Water Resources, which assesses 
potential impacts to water supply. 

CALL[b]-2 
Please refer to Final EIR Section V.N. Transportation and Circulation, which assesses potential 
traffic impacts and identifies roadway and intersection improvements consistent with County Road 
Standards. 

CALL[b]-3 The commenter’s concerns will be considered by the County decision makers. 
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