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HR/mm - 1-4 [ X

Agricultural Resources

AG/mm -1 X

ADDED MM 1A & 1B.

AG/mm - 2

AG/mm - 3

Install no-climb fencing along
perimeter of existing and proposed
vineyards at residential facilities
and homes

Fencing surrounding the vineyard is not
necessary to control the residents and
visitors. This would inhibit Ag operations
and Ag accessibility and be inconsistent
with aesthetic values of the Ag Cluster.

AG/mm - 4 X

ADDED MM 4A - 4C.

Transportation & Circulation

TR/mm -1

Traffic signal and turn pocket at the
intersection of Highway 101 SB
ramps/Los Berros Road

TR/mm -2

Traffic signal and eastbound left
turn pocket at Highway 101 and NB
ramps/N. Thompson Road

Improvement should be subject to
mutually agreeable timing and County
reimbursement agreement for all costs in
excess of the applicant’s fair share.

TR/mm - 3 X
Installation of a left turn
channelization lane at North
Thompson Road/Sheehy Road
intersection

The impact and mitigation are not
supported by any analysis.

TR/mm - 4 X
Installation of a stop sign and stop
bar striping on the Sheehy Road
approach

The impact and mitigation are not
supported by any analysis.
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MITIGATION MEASURE
(with summary where measure
deemed not acceptable or N/A)

ACCEPTABLE

ACCEPTABLE
w/ EDITS

UN-
ACCEPTABLE

APPLICABLE
(N/J

NOTES..

TR/mm -5 X The DEIR has shown no nexus or rough LV-10-16
Lengthen the deceleration lane at proportionality between the impacts of
the SB and NB off-ramps by 50 feet the proposed project and the proposed
and lengthen the NB on-ramp merge mitigation.
acceleration by 25 feet.
TR/mm - 6-7 X
TR/mm - 8 X
Shoulders along Sheehy Road to
County Standard A-1(f)
TR/mm - 9 X
Improve North Dana Foothill Road
to County Standard A-1(f)
TR/mm - 10 X
Improve upper Los Berros Road to
County Standard A-1(f)
TR/mm - 11 X ADDED EDIT...The gate being manned LV-10-17
24/7/365 meets the requirement and
resolves the residual impact to less than
significant.
TR/mm - 12 X
TR/mm - 13 X
+ uality (plus discretionary measures from SLO APCD handbook as appropriate)
AQ/mm - 1-11 X
AQ/mm - 12a-c X
AQ/mm - 12d X There is no nexus between the proposed LV-10-18
Install solar panels and solar water mitigation measure and the correct Air
heqte{rs to achieve 50% of expected Quality Analysis using the current
building energy needs URBEMIS model. The proposed mitigation
is inconsistent with the Highway Corridor
Standards prohibiting reflective roof
surfaces.
AQ/mm - 12e-g X
AQ/mm - 12h X Not appropriate in a rural setting, LV-10-19
Construct bicycle routes/lanes on inconsistent with conservation of ag. and e
all internal roads, local streets and inconsistent with ag operations.
collectors
AQ/mm - 12i X
AQ/mm - 12] X Not appropriate in a rural setting,
Provide pedestrian signalization inconsistent with conservation of ag. and LV-10-20
and signage to improve pedestrian inconsistent with ag operations.
safety Signalization is unnecessary based upon
the volume of bike traffic.
AQ/mm - 12k-p X
AQ/mm - 12q X (US 101 mitigation measure.) ‘ Lv-10-21
Use low energy traffic signals
AQ/mm - 12r-t X
A7 'mm - 13 X Off-site mitigation is not needed because | LV-10-22
¢ ite emission reduction emissions are below threshold.:
measures per SLOAPCD
rrmdesigngroup Ml
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MITIGATION MEASURE

(with summary where meastire
deemed not acceptable or N/A)

NOT
APPLICABLE| NOTES...
(N/A)

AQ/mm - 14 DELETE REF. TO EQUESTRIAN FAC. _10-
OPERATOR | LV-10-23
AQ/mm - 15 The equestrian center has been deleted | LV-10-24
Equestrian Center Dust Control Plan from the project description.
Noise
NS/mm-1 | LV-10-25
NS/mm-2 ADDED MM 2A
Aesthetic Resources
AES/mm - 1-4
AES/mm - 5a-b
AES/mm - 5c¢ The Highway Corridor Standards do not LV-10-26
Limit outdoor wall and fence colors contain the limitation on the use of white
to muted earth tones or off white.
AES/mm - 5d-e
AES/mm - 6
AES/mm -7
AES/mm - 8
AES/mm - 9 The mitigation measure is not required LV-10-27
Realignment of Main Road 2 at Sub- as originally written based upon the , i
Cluster E to a location below the implementation of the Highway Corridor
:ﬁ;’g%’g%‘;’fze‘]’/’;ff;ﬁ'ﬂf;te’E and Standards or Silhouetting thus no nexus
AES/mm - 10 has been established. The subject home
Besaibiny ook s o Hrewtans: Bl sites are located well over one mile from
g g 014 JocHIlgn PEOW Highway 101 right of way. The mitigation
fots of Sub-Cluster A 9 Y . 9 . Y : 9
measure is not consistent with the
precedent established in prior Ag Cluster
projects of other viewshed ordinance
(Cayucos). APPLICANT HAS ADDED
MM10A &10B.
AES/mm - 11a Water tank is relocated to a location that LV-10-28
The water tank shall be placed is no longer visible from Highway 101.
below ground See Applicant’s Mitigated Project - Site
AES/mm - 11b Plan. The applicant has agreed that it
Modify grading plan for tank site, shall be painted with muted colors and
the benches, service and park areas screened with landscaping to the
are not visible from Highway 101 maximum extent practicable.
AES/mm - 11c
Realign tank access road so it is not
visible from Highway 101
AES/mm - 12 Relocate not eliminate.
Lowering elevation of Lot 46. Lv-10-29
AES/mm - 13
rrm group iii
creating environments peoel'_e enjoy®
Final EIR XI.B.-103



Laetitia Agricultural Cluster Tract Map and CUP

XI. Response to Comments — 2013 RDEIR

Laetitia Mitigated Project

Acceptability of Mitigation Measures

June 8, 2012

MITIGATION MEASURE

(with summary where measure
deemed not acceptable or N/A)

ACCEPTABLE

ACCEPTABLE
w/ EDITS

UN-
ACCEPTABLE

NOT
APPLICABLE|
(N/A)

NOTES...

The mitigation measure is not required

Modification of Sub-Cluster E based upon the implementation of the
a. Lots 87-105 relocated below Highway Corridor Standards or
the 660 elevation contour Silhouetting thus no nexus has been
b.  Building envelopes located established. The subject home sites are
e located well over one mile from the
each lot ; . o
AES/mm - 15 X Highway }0] right o_f way. T_he mitigation
Realign Roads E and F and any measure is not consistent \v'\{lth the
access drives below the residences precedent established in prior Ag Cluster
they serve. All earthwork in projects of other County view shed
association with these roads can ordinance.
extend above the 660 elevation
contour.
AES/mm - 16a X
AES/mm - 16b X The subject home sites are located over LV-10-31
Sub-Cluster A - All building one mile from Highway 101. Heights are
envelopes for lots 1-23 shall be limited to 25 feet. Colors, materials and
relocated to the lowest possible landscaping are regulated consistent
A with the Highway Corridor Standards
thus there is no nexus established to
¥ support the mitigation measure.
Aco/mm - 17 X
AES/mm - 18 X
AES/mm - 19 X
AES/mm - 20 X The equestrian center has been deleted LV-10-32
Equestrian Center modifications from the project description.
AES/mm - 21 X
AES/mm - 22 X
AES/mm - 23 X
AES/mm - 24 X
AES/mm - 25 X
AES/mm - 26 X See mitigation measures edited as LV-10-33
Modification of the project to acceptable to applicant
comply with all adopted mitigation
measures
Waste Water - RE-CIRCULATED (WW/mm-1 only)
WW/mm -1 X
WW/mm - 2 X
WW/mm - 3 X
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i o =R Bl oo LS
deemed not acceptable or N/A) /A
WwW/mm - 4 X The proposed mitigation is not required LV-10-34
Provide letter from an appropriate by SRWQCB Resolution No. 69-1. The
governmental entity stating its mitigation measure misinterprets the
intent to assume responsibility for resolution. The SRWQCB has authority to
the sewage system, as required by ; 1
Central Coast RWQCB Resolution set the discharge requirement from the
No. 69-1 proposed treatment system. They do not
have the authority nor does the
Resolution “require” the public agency
letter proposed in the mitigation
measure. The authority to approve or
deny the system is reserved to the
County.
Recreation
REC/mm - 1 X The portion of applicant’s property line LV-10-35
Provide multi-use trail corridor that roughly parallels Los Berros Road
easement along Los Berros i west of Highway 101 is established at
Road/creek consistent with County’s roughly the centerline of Los Berros
A-1(x) detached trail standard to Creek. Th li h
the extent feasible (construction not resk, (T8 dbp !cant Az Nd propgrty
required) available to dedicate for a trail adjacent
to Los Berros Road.
REC/mm - 2 X
Hazards and Hazardous Materials
HM/mm -1 X
HM/mm - 2 X
HM/mm - 3 X
HM/mm - 4 X
Public Services & Utilities
PSU/mm -1 -6 [ x | ADDED MM 6A | LV-10-36
oca\\APOLLO\on-site\2003\1403034 Laetitia Ag Cluster\Planning\FIR\Proposed Project Mitigation Measures-with summary-05-17-12.doc
rrm group iii
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MITIGATION MEASURES ACCEPTED BY APPLICANT AND
APPLICABLE TO MITIGATED PROJECT

WITH REFINEMENTS COMPARED TO DEIR AND RDEIR REDLINED

JUNE 2012

GEOLOGY AND SOILS

GEO/mm-1  Prior to issuance of grading or building permits for Lots 94 though 97, 100, and
101 (as shown on Tentative Tract Map 2606, refer to Figure I1I-4) the applicant shall submit a
final report prepared by a Certified Engineering Geologist that contains specific
recommendations for  stabilization of the landslide materials, consistent with the
recommendations of the Engineering Geology Investigation —and Preliminary Soil
Engineering Report (GeoSolutions, Inc.; December 10, 2004). The report shall be based
upon downhole logging of borings to assess the depth and character of the landslide materials.
A numerical slope stability analysis may be necessary to verify slope stability.

GEO/mm-2 Prior to issuance of grading or building permits for tract improvements, the
applicant shall submit plans showing that the design and  construction of the tract
improvements conform to the recommendations presented in the Engineering Geology
Investigation and Preliminary Soil Engineering Report (GeoSolutions, Inc.; December 10,
2004). Excavation, fill, and construction activities shall conform to Title 19 of the County
of San Luis Obispo Building and Construction Ordinance, and the California Building Code.

GEO/mm-3 Prior to issuance of grading permits, the project Engineering Geologist
and Soils Engineer shall review the final grading plan.  During construction, the project
Engineering Geologist and Soils Engineer shall observe grading operations to document
conformance with the recommendations of the Engineering Geology Investigation and
Preliminary Soil Engineering Report (GeoSolutions, Inc.; December 10, 2004). Any unusual
subsurface conditions encountered during grading should be brought to the attention of the
project Engineering Geologist and Soils Engineer.

GEO/mm-4  Upon application for grading or building permits for individual lot development,
individual soils engineering reports, prepared by a Soils Engineer, shall be submitted. The
report shall conform to the California Building Code.

GEO/mm-5  Prior to issuance of grading or building permits for the ranch headquarters
structures, equestrian facility structures, the dude ranch, the wastewater treatment facility, and
the ponds, the applicant shall submit soils engineering reports prepared by a Soils Engineer, and
conforming to Sections 1804.2 through 1804.5 and 3309.5 (or other applicable sections) of the
California Building Code. As part of the soils engineering report for the ponds, the natural and
proposed slopes surrounding the ponds shall be analyzed for stability under static and seismic
conditions, and under the conditions that would be present if seepage from the ponds occurred.
The recommendations of the individual soils engineering reports shall be implemented during
construction, including but not limited to recommendations specific to building pad preparation,
roadway grading and construction, foundation preparation and construction, underground
facilities construction, retaining wall preparation and construction, and surface and subsurface
drainage management.
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GEO/mm-6 Prior to issuance of grading or building permits, the project Engineering

Geologist and Soils Engineer shall review the final foundation plans for all proposed structures.

GEO/mm-7  Prior to issuance of grading or building permits for individual lot development,
the ranch headquarters, equestrian facility structures, the dude ranch, the wastewater treatment
facility, and treated effluent storage ponds, the applicant shall submit individual soils engineering
reports prepared by a Soils Engineer. The reports shall conform to Sections 1804.2 through
1804.5 and 3309.5 (or other applicable sections) of the California Building Code. The soils
reports shall address expansion potential and provide appropriate recommendations, which shall
include, but not be limited to: the replacement of expansive native soils with non-expansive
engineered fill, conventional continuous and spread footings connected with grade beams, drilled
cast-in-place concrete caissons connected with grade beams, post-tensioned foundations, or mat
foundations. The recommendations of the soils engineering reports shall be implemented during
construction.

GEO/mm-8 Prior to issuance of grading or building permits for development that overlies
Monterey formation as determined by individual soils engineering reports (anticipated to
be Lots 37 and 38 in Phase 1, Lots 87, 88, and 89 in Phase Three, and the dude ranch) radon
gas testing shall be conducted, and the results shall be submitted to the County Planning and
Building Department. In the event that radon gas is determined to be present, buildings shall be
designed and constructed in accordance with Environmental Protection Agency (EPA)
guidelines for minimizing impacts associated with radon gas exposure.

GEO/mm-9 Prior to issuance of grading or building permits, the applicant shall submit plans for
structures that shall be designed in accordance with the seismic parameters presented in the
Engineering Geology Investigation and Preliminary Soil Engineering Report (GeoSolutions,
Inc.; December 10, 2004) and the applicable sections of the California Building Code. The
project Engineering Geologist and Soils Engineer shall review the final foundation plans. If
any inhabitable structures are planned within 300 feet of either of the postulated alignments of
the Wilmar fault, a fault investigation by a Certified Engineering Geologist should be performed
to determine the absence or presence of faulting.

GEO/mm-10 Prior to issuance of a construction permits for development within Phase Three,
including individual lot development, water tank construction, and tract road improvements, the
applicant shall submit individual soil engineering reports prepared by a Certified Engineering
Geologist. The recommendations of the report shall be implemented during construction. The
report shall include, but not be limited to, the following:

a.  Specific recommendations for stabilization of the landslide materials, including but not
limited to removal of landslide debris and replacement with engineered fill.

b. A numerical slope stability analysis under seismic conditions may be necessary to verify
slope stability.

c. Analysis of the stability of the slopes surrounding the ponds under seismic conditions,
and under the conditions that would be present in the event of seepage from the ponds.

WATER RESOURCES
WAT/mm-1 At the time of application for subdivision improvement plans, the applicant shall

prepare a Water Master Plan for approval by the County Department of Planning and Building
and Environmental Health Services. The Water Master Plan shall be developed by a County-

LV-10-3 B
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qualified consultant with experience specific to interior and exterior water usage for each type of
approved use (e.g., the residential landscape watering section would be prepared by a landscape
architect or contractor familiar with the area’s vegetation to provide guidelines for residents
covering water conservation techniques, and lists of ornamental drought-tolerant plants that
would do well in the native soils, etc.). The program shall address all consumer-controlled water
uses (e.g., landscaping, washing, showers, etc.). Once the program is developed, the plan shall
also specify how this information will be disseminated to all future homebuilders and residents.

a.  The Water Master Plan shall show how the initial landscaping will have low-water
requirements.  As applicable, at a minimum, the following shall be used: (1) all common area
and residential irrigation shall employ low water use techniques (e.g., soil moisture sensors, drip
irrigation); (2) residential landscaping using potable water shall be limited to 1,500 square feet
(maximum), with turf area limited to 300 square feet, and with remaining landscaping being
drought-tolerant and having low water requirements (e.g., use of native vegetation, etc.); and (3)
all common area landscaping shall use no turf or other water intensive groundcover and will use
ornamental native plants where feasible.

b. The Water Master Plan shall include a Drought Water Management Program, which shall
provide guidelines on how all land uses shall be managed during “severe” drought (drought
exceeding three years), including landscaping. These measures would go into effect during
periods of “severe” drought. This plan shall include, but is not necessarily limited to:

1. The definition of a “severe” drought year (as defined by National Oceanic and
Atmospheric Administration’s Palmer Drought Severity method or other similarly
recognized methodology);

2. Identification of general measures available to reduce indoor water usage for future
development;

3. Identification of specific measures to be applied for landscape watering;

4,  Determination of appropriate early triggers to determine when “severe” drought
conditions exist and process for initiating additional water conservation measures for
tract and future development; and,

5. Proposed drought-management policies shall not include a “reduction or periodic
cessation of agricultural irrigation”™.

Once it is determined that a “severe” drought condition exists, restricted (drought) water usage
measures shall remain in effect until it is shown satisfactorily to the County that the “severe”
drought condition no longer exists.

c. The Water Master Plan shall include provisions that operations of the domestic water system
would be monitored in accordance with all applicable standards and regulations using a certified
operator(s) to oversee well pumping, storage, distribution, maintenance of the system, and
overall water quality in accordance with all State and County requirements. The Water Master
Plan shall delineate all domestic wells, pump stations, water tanks, and pipelines, and include a
schedule and maximum production rate for each well by month. The Water Master Plan shall
incorporate the following restrictions:

1. Use of Well 11 shall be prohibited during the months of August through November.
2. Maximum yield for Well 10 shall not exceed 4-:0-gpm-(10 6-5 afy}.
3. Maximum yield for Well 11 (during the months of December through July) shall not

exceed 26--gpm-(38 281 afy).
4. Maximum yield for Well 14 shall not exceed 5-6-gpm€19 9-1 afy).

LV-10-3 3
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5. Maximum yield for Well 15 shall not exceed H-6-epm(20 188 afy).
6. Total maximum yield (including Wells 10, 11, 14, and 15) shall not exceed 38Fgpm

624 87 afy).

d. The Water Master Plan shall be administered by the Mutual Water Company and enforced by
the Homeowners Association. The Mutual Water Company shall prepare an annual report
documenting (at a minimum): water use per residence and for the ranch headquarters; pumping
rates for Wells 10, 11, 14, and 15; quantity and rate of tertiary treated water disposal; water loss
summary; maintenance activities and corrective actions; and compliance with the conditions of
the Water Master Plan. The annual report shall be stamped by a Registered Engineer. The
Homeowners Association shall submit the annual report to the County Public Health Services
and County Planning and Building Department, and the approved Water Master Plan and annual
report shall available for review at the ranch headquarters. In the event the Mutual Water
Company and Homeowners Association are out of compliance with the Water Master Plan, no
additional building permit, operational permit, or business license will be issued until any
identified remedial work has been completed.

WAT/mm-2 Prior to approval of subdivision improvement plans, and upon submittal of the
Water Master Plan, the applicant shall provide funding for a County- qualified consultant to
conduct an independent review of the Water Master Plan. The applicant shall provide a scope of
work and cost estimate from the County-qualified consultant, to be reviewed and approved by
the County of San Luis Obispo. The County-qualified consultant shall be under contract to the
County of San Luis Obispo. Costs of the independent review, and any county administrative
fees, shall be paid for by the applicant.

WAT/mm-3 At the time of application for subdivision improvement plans, the applicant shall
submit revised plans showing the use of tertiary treated effluent to provide irrigation for common
area landscaping in a manner consistent with the Basin Plan. These plans shall be incorporated
into the Water Master Plan, including, but not limited to, proposed infrastructure and irrigation
application rates and schedules.

WAT/mm-4 At the time of application for subdivision improvement plans (for common areas)
and prior to permit issuance (for individual lots), the following measures shall be shown on
applicable plans for landscaped and turf areas, consistent with the approved Water Master Plan:
a. To maximize drought-tolerance and minimize water usage, warm season grasses
(excludes bermuda grass) such as buffalo grass, shall be used;
b. A computerized irrigation controller shall be installed that can estimate cumulative
evapo-transpiration losses to establish the most efficient and effective watering regimes;
c. To minimize establishment of shallow roots, the following shall be avoided on turf areas,
and provided in all applicable documents (e.g., educational brochure, Covenants,
Conditions and Restrictions [CC&Rs], landscape plans): close mowing, overwatering,
excessive fertilization, soil compaction and accumulation of thatch; and,
d.  Watering times shall be programmed for longer and less frequently rather than for short
periods and more frequently.

WAT/mm-5 Prior to issuance of building permits for individual lot development and the
homeowners association facility, recreation center, and community center, proposed construction
plans shall include indoor water conservation measures identified in the approved Water Master
Plan including, but not limited to: low water-use toilets, showerheads, and faucets; automatic
shut-off devices for bathroom and kitchen faucets or installation of high efficiency toilets; and
point-of-use supplemental water heater systems or circulating hot water systems in bathrooms
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and kitchen. For structures where the pipe from the hot water heater to any faucet is greater than
20 feet in length, apply one or more of the following: 1) install a hot water pipe circulating
system for entire structure; 2) install “point-of-use” water heater “boosters” near all hot water
faucets (that are greater than 20 linear pipe feet from water heater), or 3) use the narrowest pipe
possible (e.g., from 1-to Y%-inch diameter). This measure shall be included on an additional map
sheet prior to recordation of the final map and incorporated in the Covenants, Conditions, and
Restrictions.

WAT/mm-6 Prior to issuance of construction permits for individual lot development, the
applicant shall submit landscape plans for the proposed parcels that include the following
outdoor conservation measures identified in the approved Water Master Plan: limited irrigated
landscape area of 1,500 square feet (maximum), turf area limited to 300 square feet, with
remaining landscaping being drought-tolerant and having low water requirements (e.g., use of
native vegetation), and incorporation of soil moisture sensors, and drip irrigation systems. This
measure shall be included on an additional map sheet prior to recordation of the final map and
incorporated in the Covenants, Conditions, and Restrictions.

WAT/mm-8 At the time of application for subdivision improvement plans, plans shall show that
water meters shall be installed at all wells providing water to the proposed project (potable and
non-potable uses), and for each approved use/building, consistent with the approved Water
Master Plan. All common landscaped areas and structures being provided water shall install a
water meter. Monthly meter readings shall be taken at all meters and evaluated for possible
water loss from pipes. Should a greater than 15 percent loss of delivered water be shown (or loss
amount determined appropriate by the County Public Health Services), the leaking pipe(s) within
the development shall be identified and replaced within 60 days from when the leak is detected.

WAT/mm-9 Prior to recordation of the final map, the applicant shall comply with the
following requirements, which shall apply to both subdivision tract improvements and
individual lot development, and shall be submitted to the County Department of Public Works
for review and approval:

a. Stormwater Quality Plan incorporating LID Standards, consistent with Land Use
Ordinance Section 22.10.155.G.1, including but not limited to the following options:

1. Parking lots shall be designed to drain to vegetated depressions, rain gardens, or
open areas to allow for stormwater infiltration.

2. Roof runoff should be directed to landscape areas (rain gardens) and / or
vegetated drainage swales and shall not be directed to impervious surfaces that have
the potential to contain pollutants.

3. Vegetated drainage swales shall be constructed along the access driveway and
discharge to an approved location in a non-erosive manner.

4. Pavement disconnection within the parking area.

5. Other measures, as approved by the County Planning Department in consultation with
Public Works.

b. BMPs and associated long-term maintenance plan, consistent with Land Use Ordinance
Sections 22.10.155.G.7 and 22.10.155.G.8.

LV-10-3 3
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c. Final drainage plan consistent with Land Use Ordinance Section 22.52.110, demonstrating
that post-development peak stormwater runoff discharge rates shall not exceed the
estimated pre-development rate.

d. These measures shall be implemented prior to final inspection.

e. These measures shall be included on an additional map sheet prior to recordation of the
final map and incorporated in the Covenants, Conditions, and Restrictions.

WAT/mm-10 At the time of application for construction permits for individual lot development,
the applicant shall show on the construction plans, project designs that will promote groundwater
recharge (22.52.140) by application of Low Impact Development (LID) design techniques. At
least three designer selected LID/stormwater runoff reduction measures shall be applied to the
project, including but not limited to the following options:

a. Roof runoff should be directed to landscape areas (rain gardens) and / or vegetated drainage
swales and shall not be directed to impervious surfaces that have the potential to contain
pollutants.

b. Vegetated drainage swales, buffers, and strips shall be constructed along the access

driveway and discharge to an approved location in a non-erosive manner.

Landscape plans shall incorporate tree boxes to capture and infiltrate stormwater runoff.

Pavement features shall be permeable where feasible.

Soil amendments shall be applied to increase infiltration rates.

Rain barrels and cisterns shall be used to reduce stormwater runoff.

Other measures, as approved by the County Planning Department in consultation with

Public Works.

L

This measure shall be included on an additional map sheet prior to recordation of the final
map and incorporated in the Covenants, Conditions, and Restrictions.

WAT/mm-11  Prior to issuance of construction permits and prior to ground disturbance for all
development, the applicant shall submit a detailed sediment and erosion control plan pursuant to
Land Use Ordinance Section 22.52.090 and County Code Title 8 Chapter 8.68 (Stormwater
Pollution Control and Discharge Ordinance) for approval, which shall address both temporary
and permanent measures to control erosion and reduce sedimentation. Erosion and soil protection
shall be provided on all cut and fill slopes. Revegetation shall be facilitated by mulching, hydro
seeding or other methods, and shall be initiated as soon as possible after completion of grading,
and prior to the onset of the rainy season (October 15). Permanent revegetation and landscaping
shall emphasize drought-tolerant perennial ground coverings, shrubs, and (trees, to improve the
probability of slope and soil stabilization without adverse impacts to slope stability due to
irrigation infiltration and long-term root development. If vegetation is included as the means to
stabilize the soils, it shall be planted at least 30 days before the beginning of the wet season, and
watered regularly to ensure adequate root establishment.  Otherwise, non-vegetative means
shall be employed. All plans shall show that sedimentation and erosion control measures are
installed prior to any other ground disturbing work.

This measure shall be included on an additional map sheet prior to recordation of the final
map and incorporated in the Covenants, Conditions, and Restrictions.

WAT/mm-12 Prior to issuance of construction permits and prior to ground disturbance, the
applicant shall prepare and submit a Notice of Intent and SWPPP to the RWQCB or SWRCB in
accordance with the requirements of the State General Order related to construction projects,
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The SWPPP shall identify storm water management procedures, pollution control technologies,
spill response procedures, and other means that will be used to minimize erosion and sediment
production and the release of pollutants to surface water during construction.

Compliance will be verified by the County Environmental Monitor through submission of
compliance reports. A copy of the SWPPP shall be submitted to the County for approval to
show that sedimentation and erosion control measures are installed prior to any other ground
disturbing work.

This measure shall be included on an additional map sheet prior to recordation of the final
map and incorporated in the Covenants, Conditions, and Restrictions.

WAT/mm-13 Prior to issuance of grading permits, the applicant shall incorporate Natural
Resource Conservation Service (NRCS) Field Office Technical Guide (FOTG) practices into all
grading, erosion, and sedimentation control plans. The NRCS or the Upper-Salinas-Los Tablas
Resource Conservation District can be contacted at (805) 434-1036 for assistance in
implementing FOTG practices.

This measure shall be included on an additional map sheet prior to recordation of the final
map and incorporated in the Covenants, Conditions, and Restrictions.

WAT/mm-14 Prior to issuance of construction permits for tract improvements, the applicant
shall submit plans incorporating best management practices to reduce diffuse stormwater (e.g.,
rip-rap or other technologies). The plan shall also demonstrate how pollutants will be removed
from stormwater runoff prior to discharge into natural drainage courses. Proposed methods may
include, but not be limited to, filter blankets or particulate filters. The Homeowners Association
shall be responsible for the long-term maintenance of stormwater management facilities and
infrastructure,

BIOLOGICAL RESOURCES

BIO/mm-1 At the time of application for subdivision public improvement plans or grading
permits, the applicant shall obtain all necessary permits, approvals, and authorizations
from jurisdictional agencies. These may include, but may not be limited to: (1) ACOE Section
404 Nationwide Permit or Individual Permit for impacts to ACOE jurisdictional wetlands or
other waters; (2) RWQCB Section 401 Water Quality Certification for discharges in to “Waters
of the U.S.” and/or “Waters of the State”; and (3) CDFG Section 1602 Streambed Alteration
Agreement for activities within the tops of banks or outer edges of riparian canopies (whichever
extends furthest from the streambeds) of drainages.

BIO/mm-2 Prior to approval of subdivision public improvement plans or grading permit
issuance, the applicant shall provide funding for an environmental monitor for all measures
requiring environmental mitigation to ensure compliance with County Conditions of Approval
and EIR mitigation measures. The applicant shall obtain from a county-approved monitor a cost
estimate, based on a county-approved work scope. The environmental monitor shall be under
contract to the County of San Luis Obispo. Costs of the monitor and any county administrative
fees shall be paid for by the applicant. The monitor shall be responsible for (1) ensuring that
procedures for verifying compliance with environmental mitigations are followed; (2) lines of
communication and reporting methods; (3) daily and weekly reporting of compliance; (4)
construction crew training regarding environmentally sensitive areas; (5) authority to stop work;
and (6) action to be taken in the event of non-compliance. Monitoring hall be at a frequency and
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duration determined by the affected natural resource agencies (e.g., ACOE, RWQCB,
CDFG, USFWS, and the County of San Luis Obispo).

BIO/mm-3 At the time of application for subdivision improvement plans or grading permits, all
riparian and wetland areas shall be shown on all construction plans. The riparian/wetland areas
shown on grading plans shall be based on the field data collected as part of the EIR analysis. All
riparian vegetation planned for removal shall be specified on construction plans. Except for
activities requiring removal of riparian trees and associated understory vegetation that are
specified on construction plans, all ground disturbances and vegetation removal shall be
prohibited within a 20-foot setback from the outer edge of the riparian canopy of any drainage
onsite. The construction plans shall clearly show the location of sturdy construction fence that
delineates allowable site access and disturbance areas. The number of access routes, size of
staging areas, and the total area of the activity shall be limited to the minimum necessary to
achieve the project goal.

B1O/mm-4 At the time of application for subdivision improvement plans or grading permits, the
following measure shall be shown on plans: During construction, to avoid erosion and
downstream sedimentation, and to reduce impacts to aquatic species, no work shall occur
during the rainy season (October 15 through April 15) within 20-feet of the on-site drainages.

BIO/mm-5 At the time of application for subdivision improvement plans or grading permits, the
following measure shall be shown on plans for all work conducted within creeks and drainages:
During construction, equipment access and construction shall be conducted from the banks rather
than from within drainages. No equipment or fill material shall be staged in or adjacent to any of
the site drainages.

BIO/mm-6 At the time of application for subdivision improvement plans or grading permits, the
applicant shall submit a Habitat Revegetation and Restoration Plan for implementation within the
project site. The plan shall be prepared by a qualified individual familiar with riparian
vegetation and be reviewed and approved by the County. The plan shall include but not be
limited to the following elements, and shall be modified as applicable to incorporate regulatory
agency requirements associated with the permitting process:

a. Identification of locations selected for revegetation and restoration, including justification
for site selection.  Compensatory mitigation shall occur within the affected drainage to
the maximum extent feasible.

b. TItemized list of quantity, size and types of plants to be replanted, as well as any other
necessary components (e.g., temporary irrigation, amendments, etc.), and methodologies to
insure successful reestablishment.  Native riparian and wetland species from locally
collected stock shall be used.

c. Final quantification of impact areas and any required mitigation ratios for the impacted
areas, including removal or damage of vegetation. The plan shall incorporate a minimum
2:1 ratio for permanently impacted riparian understory and wetland vegetation (, and
minimum 1:1 ratio for temporary impacts to riparian understory and wetland habitat.

d.  Provide or the in-kind replacement and restoration of any native riparian trees that are
removed or damaged on a 3:1 ratio; with the exception of oak trees (4:1 for oaks removed
and 2:1 for oaks impacted).

e. Detailed maintenance plan, including irrigation, use of natural rain cycles, and removal of
invasive vegetation.

f. A schedule and success criteria for a five-year monitoring and reporting program that is
structured to ensure the success of the restoration plan, including defined attainable and
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measureable goals and objectives.  The reporting program shall include methods and
analysis of results, identification of plan successes and failures, adaptive management
plans, and recommendations for failed restoration efforts.

g. Incorporate all additional measures recommended by jurisdictional agencies.

Planting according to the approved revegetation plan shall be completed prior to final inspection.

BIO/mm-7 Prior to final acceptance of subdivision improvements or construction permit
completion, the applicant must retain a qualified biologist to conduct the five year revegetation
monitoring program. The biologist shall supervise site preparation, timing, species utilized,
planting installation, maintenance, monitoring, and reporting of the revegetation/ restoration
efforts. The applicant shall file a performance security with the County Department of Planning
and Building to complete and maintain revegetation and restoration activities for the five-year
period.

BIO/mm-8 If on-site mitigation for permanent loss of riparian habitat is not feasible, an off-site
riparian mitigation component shall be incorporated into the Revegetation and Restoration Plan,
subject to review and approval by jurisdictional agencies. Plans for off-site mitigation shall
include a monitoring schedule and success criteria to ensure that any off-site
restoration/enhancement efforts are successful.

BIO/mm-9 At the time of application for subdivision improvement plans or grading permits, the
applicant shall submit a final drainage plan to the County Public Works Department for review
and approval. The drainage plan shall ensure that water discharges into riparian and wetland
areas shall be done in a non-erosive manner. Erosion control measures shall incorporate the use
of natural-fiber; biodegradable meshes for use in erosion blankets and straw waddles to avoid
unanticipated harm to terrestrial and aquatic species. All approved drainage measures shall be
installed prior to final acceptance of subdivision improvements.

BIO/mm-10 At the time of application for subdivision improvement plans or grading permits,
and subsequent individual lot construction permits, all applicable plans shall clearly show
stockpile and staging areas.  Stockpiles and staging areas shall not be placed in areas that have
potential to experience significant runoff during the rainy season. All project-related spills of
hazardous materials within or adjacent to project sites shall be cleaned up immediately. Spill
prevention and cleanup materials shall be on-site at all times during construction. Cleaning and
refueling of equipment and vehicles shall occur only within designated staging areas. The
staging areas shall conform to standard BMPs applicable to attaining zero discharge of storm
water runoff. No maintenance, cleaning or fueling of equipment shall occur within wetland or
riparian areas, or within 50 feet of such areas. At a minimum, all equipment and vehicles shall
be checked and maintained on a daily basis to ensure proper operation and to avoid potential
leaks or spills.

BIO/mm-11 Priorte-map-recordation; Permanent installation of filtration devices designed to
remove oil, grease, and other potential pollutants from storm water runoff shall be installed
within thirty days after completion of grading for all project runoff directed to drainages within
or adjacent to the project site.

BIO/mm-12 If surfactants or herbicides are used for restoration or residential purposes

following construction, application of surfactants or herbicides shall not occur within 20 feet of
riparian or wetland areas. Application of herbicides and pesticides shall be conducted in
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accordance to the product label and performed by an individual in possession of a valid Qualified
Applicator License.

This measure shall be included on an additional map sheet prior to recordation of the final
map and incorporated in the Covenants, Conditions, and Restrictions.

BIO/mm-13 At the time of application for subdivision improvement plans or grading permits,
the applicant shall prepare an Oak Tree Inventory, Avoidance, and Protection Plan as outlined
herein. The plan shall be reviewed by a County-approved arborist prior to approval of grading
permits, and shall include the following items:

a.

b.
c.
1
2.
LV-10-3

Comprehensive Oak Tree Inventory. This shall include the following information:

I

An inventory of all oak trees at least five inches in diameter at breast height within 50
feet of all proposed impact arcas. All inventoried trees shall be shown on maps. The
species, diameter at breast height, location, and condition of these trees shall be
documented in data tables.

Identification of trees that will be retained, removed, or impacted. This information
shall be shown on maps and cross-referenced to data tables described in item a.

The location of proposed structures, utilities, driveways, grading, retaining walls,
outbuildings, community water and wastewater facilities, and impervious surfaces
shall be shown on maps. The applicant shall clearly delineate the building
sites/building control lines containing these features on the project plans. In addition,
the plans shall include any fenced areas for livestock or pets and fuel reduction arcas
prescribed by CAL FIRE.

A landscaping plan that describes the size and species of all trees, shrubs, and lawns
proposed to be planted in the project area, including the limits of irrigated areas and
arecas proposed for treated effluent disposal.

Revised drainage patterns that are within 100 feet upslope of any existing oak trees to
remain. All reasonable efforts shall be made to maintain the historic drainage patterns
and flow volumes in the vicinity of these oak trees. If not feasible, the drainage plan
shall clearly show which trees would be receiving more or less drainage.

Qak Tree Avoidance Measures. Grading and development within proposed lots shall
avoid the removal of oak trees to the maximum extent possible. Such activities shall
minimize potential disturbance to oaks and their associated root zones to the maximum
extent possible, within final site plans requiring concurrence from county staff to ensure
compliance with this provision.

Oak Tree Protection Guidelines. Tree protection guidelines and a root protection zone shall
be established and implemented for each tree to be retained that occurs within 50 feet of
impact areas. The following guidelines shall be included:

A qualified arborist shall determine the critical root zone for each retained tree on a
case-by-case basis, based upon tree species, age, and size. This area is generally
defined as 1.0 to 1.5 times its diameter at breast height. At a minimum, the critical
root zone shall be the distance from the trunk to the drip line of the tree.

All trees to remain within 50 feet of construction or grading activities shall be marked
for protection (e.g., with flagging) and their root zone fenced prior to any grading.
Grading, utility trenching, compaction of soil, or placement of fill shall be avoided
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within these fenced areas. If grading in the root zone cannot be avoided, retaining
walls shall be constructed to minimize cut and fill impacts. Care shall be taken to
avoid surface roots within the top 18 inches of soil. If any roots must be removed or
exposed, they shall be cleanly cut and not left exposed above the ground surface. The
project arborist shall approve any work within the root protection zone.

3. Unless previously approved by the county, the following activities are not allowed
within the root zone of existing or newly planted oak trees: year-round irrigation (no
summer watering, unless “establishing” new tree or native compatible plants for up to
three years); grading (includes cutting and filling of material); compaction (e.g.,
regular use of vehicles); placement of impermeable surfaces (e.g., pavement);
disturbance of soil that impacts roots (e.g., tilling).

4. The applicant shall minimize trimming of oak trees to remain on- site. Removal of
larger lower branches should be minimized to 1) avoid making tree top heavy and
more susceptible to “blow-overs”, 2) reduce having larger limb cuts that take longer to
heal and are much more susceptible to discase and infestation, 3) retain wildlife habitat
values associated with the lower branches, 4) retain shade to keep summer
temperatures cooler (retains higher soil moisture, greater passive solar potential,
provides better conditions for oak seedling volunteers) and 5) retain the natural shape
of the tree. The amount of trimming (roots or canopy) done in any one season shall be
limited as much as possible to reduce tree stress/shock (ten percent or less is best, 25
percent maximum). If trimming is necessary, the applicant shall use a certified
arborist when removing limbs. Unless a hazardous or unsafe situation exists, major
trimming shall be done only during the summer months.

BIO/mm-14 At the time of application for subdivision improvement plans or grading permits,
the applicant shall submit an Oak Tree Replacement, Monitoring, and Conservation Plan. Of
those trees identified in the Oak Tree Inventory, Avoidance, and Protection Plan as being
removed or impacted, 50 percent shall be replaced per county and Kuehl Bill standards. A
conservation easement or monetary contribution to the Oak Woodlands Conservation Fund shall
be used for the remaining mitigation.

a. The county-approved arborist shall provide or submit approval of an oak tree replacement
plan at a minimum 4:1 ratio for oak trees removed and a minimum replacement ration of
2:1 ratio for oak trees impacted (i.e., disturbance within the root zone area).

1. Replacement oak trees shall be from regionally or locally collected seed stock grown in
vertical tubes or deep one-gallon tree pots. Four-foot diameter shelters shall be placed
over each oak tree to protect it from deer and other herbivores, and shall consist of 54-
inch tall welded wire cattle panels (or equivalent material) and be staked using T-posts.
Wire mesh baskets, at least two feet in diameter and two feet deep, shall be use below
ground. Planting during the warmest, driest months (June through September) shall be
avoided. The plan shall provide a species-specific planting schedule. If planting
occurs outside this time period, a landscape and irrigation plan shall be submitted prior
to permit issuance and implemented upon approval by the county.

2. Replacement oak trees shall be planted no closer than 20 feet on center and shall
average no more than four planted per 2,000 square feet. Trees shall be planted in
random and clustered patterns to create a natural appearance. Replacement trees shall
be planted in natural appearance. As feasible, replacement trees shall be planted in a
natural setting on the north side of and at the canopy/dripline edge of existing mature
native oak trees; on north- facing slopes; within drainage swales (except when riparian
habitat present); where topsoil is present; and away from continuously wet areas (e.g.,

LV-10-3 11

LV-10-43
(cont'd)

Final EIR

XI.B.-117



Laetitia Agricultural Cluster Tract Map and CUP

XI. Response to Comments — 2013 RDEIR

lawns, irrigated areas, etc). Replanting areas shall be either in native topsoil or areas

where native topsoil has been reapplied. A seasonally timed maintenance program, LV-10-43
which includes regular weeding (hand removal at a minimum of once early fall and (cont'd)
once early spring within at least a three-foot radius from the tree or installation of a
staked “weed mat” or weed-free mulch) and a temporary watering program, shall be
developed for all oak tree planting areas. A qualified arborist/botanist shall be retained
to monitor the acquisition, installation, and maintenance of all oak trees to be replaced.
Replacement trees shall be monitored and maintained by a qualified arborist/botanist
for at least seven years or until the trees have successfully established as determined by
the County Environmental Coordinator. Annual monitoring reports will be prepared
by a qualified arborist/botanist and submitted to the County by October 15 each year.
Annual monitoring reports will include specifics discussed below.
3. The restored area shall be at a minimum equal in size to the area of oak woodlands lost
of disturbed.
BIO/mm-15 The applicant can mitigate the remaining 50 percent of the oak woodland
impacts by one of the following ways: 1) provide for the protection of oak woodland habitat in
perpetuity through acquisition or donation of a conservation easement that includes 2000 square
feet per tree removed; 2) provide for funding to the California Wildlife Conservation Board to be
used for the purchase of Oak Woodland Conservation Easements.

a. Prior to approval of subdivision public improvement plans or grading permit issuance, the
applicant shall record a conservation easement that protects 2000 square feet of oak
woodland habitat for each tree removed in perpetuity. The conservation easement shall be
controlled by a qualified conservation organization. Potential conservation organizations
include but are not limited to: The Nature Conservancy, San Luis Obispo Land
Conservancy, or Greenspace-Cambria Land Trust.

If the applicant is not able to establish a conservation easement, the applicant shall provide
funding to the California Wildlife Conservation Board to be used for the purchase of Oak
Woodland Conservation Easements. The final funding amount shall include $970.00 for each
tree removed.

BIO/mm-16 At the time of application for subdivision improvement plans or grading permits,
the applicant shall submit a Special-status Plant Mitigation Plan that provides for the propagation,
planting, and monitoring of Jones’ mallow and club-haired mariposa lily at a 5:1 replacement
ratio. The mitigation plan shall detail methods for transplanting, propagating, planting, and
maintaining the special-status plant species that would be impacted. The plan shall include the
following minimum standards:

a. Identification of replant location(s), including justification for the suitability of the site(s).
The replant area shall not be subject to vegetation management (i.e., agricultural areas or
fire buffer zones) and shall not displace any sensitive native habitat.

b. Specific habitat management and protection measures to ensure long- term maintenance and
protection of Jones” mallow and club-haired mariposa lily, such as cattle exclusion, fencing
and signage, and a seasonally-timed invasive plant removal program.

c. To ensure the success of any planted or transplanted individuals, the mitigation program
will include monitoring and reporting guidelines, such as annual population inventories and
habitat assessments, establishment of monitoring reference sites, success criteria based on
identified and measureable goals, an adaptive management program to address both
foreseen and unanticipated circumstances, and remedial measures to address negative
impacts to Jones’ mallow and club- haired mariposa lily that may occur during and

LV-10-3 12
Final EIR XI1.B.-118



Laetitia Agricultural Cluster Tract Map and CUP

XI. Response to Comments — 2013 RDEIR

following construction, and reporting requirements to track successes and failures and
ensure consistent documentation methods.

BIO/mm-17 During the initial disturbance of any natural communities or aquatic areas a
qualified biological monitor shall be on-site to capture and relocate any native wildlife species
(including California red-legged frog and southwestern pond turtle) that may be harmed by
construction activities. The applicant is responsible to ensure that the biological monitor is
approved by the appropriate agency to capture and release protected species.

B1O/mm-18  Prior to commencement of subdivision public improvements or site grading, and
subsequent individual lot construction permits, if construction activities are scheduled to
occur during the typical bird nesting season (from March 1 to August 31) a qualified biologist
shall be retained to conduct a pre-construction survey (approximately one week prior to
construction) to determine presence/absence for tree and ground nesting birds. If no nesting
activities are detected within the proposed work area, noise-producing construction activities may
proceed and no further mitigation is required. If nesting activity is confirmed during pre-
construction nesting surveys or at any time during the monitoring of construction activities, work
activities shall be delayed within 300 feet (500 feet if raptors) of active nests until the young birds
have fledged and left the nest. In addition, the results of the surveys shall be passed immediately
to the CDFG and the County, possibly with recommendations for buffer zone changes, as needed,
around individual nests. Tree removal in riparian zones shall be monitored and documented by
the biological monitor regardless of time of year.

BIO/mm-19 Prior to approval of subdivision public improvements or grading permit issuance,
the applicant shall coordinate with USFWS to determine the potential for take of California red-
legged frog during the proposed activities. Such coordination may result in a Section 10
Consultation (no federal nexus) or Section 7 Consultation (federal nexus) pursuant to the FESA.
Formal consultation may result in issuance of a Habitat Conservation Plan or Biological Opinion
both of which would provide subsequent mitigation measures that would minimize the potential
for take of California red-legged frog during project activities. Subsequent mitigation measures
may include but will not be limited to the following:

a. Only USFWS-approved biologists will participate in activities associated with the
capture, handling, and monitoring of California red-legged frog.

b. Ground disturbance will not begin until written approval is received from the USFWS that
the biologist is qualified to conduct the work.

c. An USFWS-approved biologist will survey the project area 48 hours before the onset of
construction activities. If any life stage of the California red-legged frog is found and
these individuals are likely to be killed or injured by work activities, the approved biologist
will be allowed sufficient time to move them from the site before work activities begin.
The USFW S-approved biologist will relocate the California red-legged frog the shortest
distance possible to a location that contains suitable habitat and will not be affected by the
activities associated with the proposed project. The USFW S-approved biologist will
maintain detailed records of any individuals that are moved (e.g., size, coloration, any
distinguishing features, photographs [digital preferred]) to assist him or her in determining
if trans-located animals are returning to the point of capture.

d. Before any construction activities begin on the project, an USFWS- approved biologist will
conduct a training session for all construction personnel. At a minimum, the training will
include a description of the California red-legged frog and its habitat, the specific measures
that are being implemented to conserve the species for the current project, and the
boundaries within which the project may be accomplished. Brochures, books, and briefings
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may be used in the training session, provided that a qualified person is on hand to answer
any questions.

An USFWS-approved biologist will be present at the construction site until all California
red-legged frogs have been removed, workers have been instructed, and disturbance of the
habitat has been completed. After this time, the state or local sponsoring agency will
designate a person to monitor on-site compliance with all minimization measures. The
USFWS-approved biologist will ensure that this monitor receives the outlined training and
in the identification of California red-legged frog. If the monitor or the USFWS-approved
biologist recommends that work be stopped because California red-legged frog would be
affected to a degree that exceeds the levels anticipated by the USFWS during the review of
the proposed action, they will notify the project superintendent immediately. The
superintendent will either resolve the situation by eliminating the effect immediately or
require that all actions that are causing these effects be halted. If work is stopped, the
USFWS will be notified as soon as is reasonably possible.

During construction activities, all trash that may attract predators shall be properly
contained, removed from the work site, and disposed of regularly. Following construction,
all trash and construction debris shall be removed from work areas.

Habitat contours will be returned to their original configuration at the end of the project
activities. This measure will be implemented in all areas disturbed by activities associated
with the project, unless the USFWS determine that it is not feasible or modification of
original contours would not benefit the California red-legged frog.

The number of access routes, size of staging areas, and the total area of activity will be
limited to the minimum necessary to achieve the project goal. Environmentally
Sensitive Areas will be established to confine access routes and construction areas to the
minimum area necessary to complete construction, and minimize the impact to California
red-legged frog habitat; this goal includes locating access routes and construction areas
outside of wetlands and riparian areas to the maximum extent practicable.

The applicant will coordinate with the environmental monitor in an effort to schedule work
activities for times of the year when impacts to the California red-legged frog would be
minimal. For example, work that would affect large pools that may support breeding
would be avoided, to the maximum degree practicable, during the breeding season
{November through May). Isolated pools that are important to maintain California red-
legged frog through the driest portions of the year would be avoided, to the maximum
degree practicable, during the late summer and early fall. Habitat assessments, surveys,
and informal consultation between the USFWS during project planning shall be used to
assist in scheduling work activities to avoid sensitive habitats during key times of year.

To control sedimentation during and after project implementation, the applicant will
implement best management practices (BMPs) outlined in any authorizations or permits,
issued under the authorities of the Clean Water Act that it receives for the project. If
BMPs are ineffective, the applicant will attempt to remedy the situation immediately, in
consultation with the USFWS.

If a work site is to be temporarily dewatered by pumping, intakes will be completely
screened with wire mesh not larger than 0.2 inch to prevent California red-legged frogs
from entering the pump system. Water will be released or pumped downstream at an
appropriate rate to maintain downstream flows during construction. The methods and
materials used in any dewatering will be determined by the USFWS on a site-specific basis.
Upon completion of construction activities, any diversions or barriers to flow will be
removed in a manner that would allow flow to resume with the least disturbance to the
substrate. Alteration of the streambed will be minimized to the maximum extent possible;
any imported material will be removed from the streambed upon completion of the project.
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I.  During construction, water will not be impounded in a manner that may attract California
red-legged frogs to the project area.

m. A USFWS-approved biologist will permanently remove any individuals of exotic species,
such as bullfrogs (Rana catesbeiana), crayfish, and centrarchid fishes from the project area,
to the maximum extent possible. The USFWS-approved biologist will be responsible for
ensuring his or her activities are in compliance with the California Fish and Game Code.

BIO/mm-20 At the time of application for subdivision improvement plans or grading permits,
the applicant shall show on all applicable plans a 35-foot vegetated buffer between replacement
vineyard areas and mapped jurisdictional areas (i.e., wetlands, waters of the U.S.). All
agricultural practices including but not limited to road construction, vegetation removal, mowing,
storage, and spraying shall be prohibited within the 35- foot buffer area. The applicant shall
maintain and promote the growth of riparian species such as willows, coyote brush, blackberry,
and grasses within the buffer areas.

BIO/mm-21 Prior to issuance of permits, the applicant shall retain a qualified biologist to
conduct botanical surveys of all areas proposed for structural or trail improvements. The
botanical surveys shall be conducted in accordance with the California Department of Fish and
Game Guidelines for Assessing the Effects of Proposed Projects on Rare, Threatened, and
Endangered Plants and Natural Communities.

BIO/mm-22 If special-status plant species or sensitive habitats are identified during the
botanical surveys, the applicant shall show on the project plans that all improvements would
avoid the rare plant occurrences. If avoidance is not feasible, the applicant shall receive
authorization from the appropriate agencies to impact the individuals observed; and, in
coordination with the agency prepare any required mitigation plans.

BIO/mm-23  Prior to approval of subdivision public improvement plans or grading permit
issuance, the proposed open space easement for lot 106 shall include language prohibiting any
future residential or commercial use of the areas that are outside of the proposed 7.7-acre dude
ranch area. The easement shall include strict limitations on the development of
recreational trails (e.g., width, location, slope), and the development of a habitat restoration plan
that focuses on rehabilitating the oak woodland, coastal scrub, and perennial bunch grass
communities within the open space area. The easement shall protect the natural plant communities
within the open space area in perpetuity.

PALEONTOLOGICAL RESOURCES

PR/mm-1 Prior to issuance of construction permits, the applicant shall submit for the
review and approval of the Environmental

Coordinator, a detailed research design for a Paleontological Monitoring & Recovery Plan
(PMRP). The PMRP shall be consistent with the Paleontological — Assessment — and
Mitigation Plan for the Laetitia Agricultural Cluster San Luis Obispo County, California
(Cogstone Resource Management, Inc.; October 2006) and shall be prepared by a qualified
paleontologist approved by the Environmental Coordinator. The PMRP program shall include
the following at minimum:

a. List of personnel involved in the monitoring activities;

b. Clear identification of what portions of the project (e.g. phases, areas of the site, types of
activities);

c. Description of how the monitoring shall occur;
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d. Description of frequency of monitoring (e.g. full-time, part time, spot checking);

e. Description of what resources are expected to be encountered;

f. Description of circumstances that would result in the "work diversion" at the project site;

g. Description of procedures for diverting work on the site and notification procedures;

h. Description of monitoring reporting procedures.

i.  Disposition of collected materials;

j. Proposed analysis of results of data recovery and collected materials, including timeline of
final analysis results.

PR/mm-2 During ground disturbing construction activities, the applicant shall implement
the PMRP measures as delineated in the PMRP.

PR/mm-3 Upon completion of all monitoring/mitigation activities, and prior to occupancy or
final inspection, whichever occurs first, the consulting paleontologist shall submit a report to the
Environmental Coordinator summarizing all monitoring/mitigation activities and confirming that
all recommended mitigation measures have been met and include analysis of all discoveries per
the PMRP. If the analysis included in the PMRP program is not complete by the time final
inspection or occupancy will oceur, the applicant shall provide to the Environmental Coordinator,
proof of obligation to complete the required analysis.

ARCHEOLOGICAL RESOURCES

AR/mm-1 At the time of application for subdivision improvement plans or grading permits, the
applicant shall submit a revised plan showing elimination of lots 13, 14, 68, and 69. The
applicant shall delineate archaeological sites SLO-1317, SLO-2522, SL.0O-2526, and SL.O-2528
as Environmentally Sensitive Areas (ESAs) on the project plans.  ESAs shall be specified in
the open space easement as applicable, to ensure full protection, and shall not include a
reference to archacological resources.  All new development including proposed replacement
vineyards shall be located outside the designated ESAs. ESAs that are within fifty feet of
construction or grading activities shall be marked for protection (e.g., with flagging) and the
limits of the sensitive area shall be fenced prior to any grading.

AR/mm-2 At the time of application for subdivision improvement plans or grading permits,
the applicant shall delineate the archaeological sites SLO-2523 and SLO-2527 as
Environmentally Sensitive Areas (ESAs) on the project plans, and shall show clean, sterile fill
placed over the central shell loci of the ESA. A layer of other conspicuous material (e.g., fill
of a noticeable different color and texture than native soil) shall be placed over the native soil
prior to placement of the fill material. Only sufficient fill shall be placed over the site so as to
allow native soils to remain undisturbed (e.g., 18 inches for footings, 6-8 inches for driveway,
parking areas, and road construction).

AR/mm-3 At the time of application for subdivision improvement plans or grading permits,
the applicant shall submit to the Environmental Coordinator (and possibly subject to peer
review) for the review and approval, a detailed research design for a Phase 111 (data recovery)
archaeological investigation for SLO-2523, SLO-2524, SLO-2525, and SL0O-2527. The Phase
III program shall be prepared by a subsurface qualified archaeologist approved by the
Environmental Coordinator. The consulting archacologist responsible for the Phase III
program shall be provided with a copy of the archaeological investigations prepared as part of
the Laetitia Agricultural Cluster Tract Map and Conditional Use Permit EIR (Gibson, November
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20006; Gibson, April 2007; Gibson, June 2007). The Phase III program shall include, but not be LV-10-43
limited to, the following: (cont’d)

a. Standard archaeological data recovery practices;

b. Recommendation of sample size adequate to mitigate for impacts to archaeological ~site,

including basis and justification of the recommended sample size. Sample size

should be ten percent of the volume of disturbed area. If a lesser sample size is
recommended, supporting information shall be presented that justifies the smaller
sample size.

Identification of location of sample sites/test units;

d. Detailed description of sampling techniques and material recovery procedures (e.g.
how sample is to be excavated, how the material will be screened, screen size, how
material will be collected);

e. Disposition of collected materials;

f. Proposed analysis of results of data recovery and collected materials, including timeline of
final analysis results;

g. List of personnel involved in sampling and analysis. Once approved,
these measures shall be shown on all applicable plans and implemented
during construction.

=

AR/mm-4 Prior to approval of subdivision public improvement plans or grading permit
issuance, the applicant shall submit to the Environmental Coordinator, a letter from the
consulting archaeologist indicating that all necessary fieldwork as identified in the Phase III
program for SLO-2523, SLO-2524, and SLO-2525 has been completed.

AR/mm-5 At the time of application for subdivision improvement plans or grading permits for
subdivision improvement plans and individual lot development, the applicant shall submit a
monitoring plan, prepared by a subsurface-qualified archaeologist, for the review and approval
by the Environmental Coordinator. The monitoring plan shall be applicable to all phases of
development, and shall include at a minimum:

List of personnel involved in the monitoring activities;

Description of how the monitoring shall occur;

Description of frequency of monitoring (e.g. full-time, part time, spot checking);
Description of what resources are expected to be encountered,

Description of circumstances that would result in the halting of work at the project site
(e.g., clear definition of what is considered “significant” archaeological resources?);
Description of procedures for halting work on the site and notification procedures; and,
Description of monitoring reporting procedures.

¢ pe P

” =

AR/mm-6 During all ground disturbing construction activities for subdivision improvements
and individual lot development, the applicant shall retain a qualified archaeologist (approved
by the Environmental Coordinator) and Native American to monitor all earth disturbing
activities, per the approved monitoring plan.  If any significant archaeological resources or
human remains are found during monitoring, work shall stop within an area to be determined by
the County-qualified archaecologist until such time as the resource can be evaluated by an
archaeologist and any other appropriate individuals. The applicant shall implement any follow-
up mitigation as required by the Environmental Coordinator.
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AR/mm-7 Upon completion of all monitoring/mitigation activities under the purview of the
County-qualified archaeologist, and prior to final inspection of subdivision improvements for
each phase, and individual lot development, per the approved monitoring plan, the County-
qualified archaeologist shall submit a Final Archaeological Monitoring Report to the
Environmental Coordinator summarizing all monitoring/mitigation activities and confirming that
all recommended mitigation measures have been implemented. If the analysis included in the
Phase III program is not complete by the time of final inspection of each phase of tract
improvements, the applicant shall provide to the Environmental Coordinator, proof of obligation
to complete the required analysis and submit with the Final Archacological Monitoring Report.

AR/mm-8 Prior to approval of subdivision public improvement plans, the applicant shall show
on applicable construction plans the relocation of the proposed effluent disposal area outside of
known archaeological sites.

AR/mm-9 Prior to commencement of subdivision public improvements or site grading for
subdivision improvements and individual lot development, the construction foreman, project
manager(s), and all construction workers associated with the proposed project shall
participate in a archaeological resources training to be conducted by the County-qualified
archaeological monitor. The training shall focus on the significance of cultural resources and
the legal consequences of looting, disturbing, or destroying these resources. A declaration
confirming the training’s occurrence shall be prepared by the monitor and signed by all persons
in attendance. This signed declaration shall be submitted as part of the Final Archaeological
Monitoring Report for each phase of subdivision improvements, and upon completion of
applicable individual lot development, per the approved monitoring plan.

AR/mm-10 During construction activities and for the life of the project, in the event of
discovered looting or disturbance of resources, all responsible parties shall be reported to the
appropriate jurisdiction and local authorities for legal action pursuant to the approved
archaeological resources monitoring plan.

AR/mm-11 For the life of the project, unauthorized collecting of artifacts, and other activities
that could destroy or damage archaeological or cultural sites shall be prohibited. Notice shall be
provided to all occupants and employees to discourage these types of activities and warn of
violations and imposed fines. This measure shall be listed in the Conditions, Covenants, and
Restrictions (CC&Rs) and Agriculture Management Plan for the project.

HISTORIC RESOURCES

HR/mm-1 Prior to issuance of construction permits for the proposed ranch headquarters, a
Historic American Buildings Survey (HABS) Level II comparable recordation shall be prepared
and submitted to the County Environmental Coordinator for review and approval. The HABS
report shall be completed by an architectural historian or historic preservation consultant that
meets the Secretary of the Interior’s Professional Qualification Standards for History,
Architectural History, or Historic Preservation. The report shall incorporate data provided in
the Laetitia Agricultural Cluster Tract Map and Conditional Use Permit Project Historical
Resources Evaluation Report (Greenwood and Associates; October 2006), and shall include the
following:

a. Documentation of historical and architectural significance in the context of its relationship
to the surrounding environment;
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b. Documentation of historic and current conditions through site plans, historic maps and
photographs, published accounts, descriptive text, and large format photographs in
accordance with the Secretary of Interiors Standards and Guidelines for Architectural
and Engineering Documentation.

¢. Archival copies of the report shall be submitted to the California Office of Historic
Preservation and the San Luis Obispo County Historical Society. Non-archival copies
shall be submitted to the South County Historical Society and the San Luis Obispo City-
County Library.

HR/mm-2 Prior to issuance of construction permits for the ranch headquarters, the applicant
shall submit a revised site plan consistent with the following:

a. Preservation of House 1, the Implement Shed and Shop, Stock Barn, cistern, and mature
trees (as currently proposed);

b. Preservation of one additional building of historical significance, and one additional
historical structure;

c¢. The hillsides surrounding the ranch complex shall be maintained in their natural state, and
all mature trees on site (with the exception of the walnut orchard) shall be retained;

d.  The landscape plan shall incorporate tree species currently present onsite including
English and/or black walnut trees that would replace in kind trees removed for the
project; and,

e. Relocation of historical resources, if moved within close proximity to their original
location, can retain their integrity and relevance provided the new location maintains the
physical context of a historic district.

HR/mm-3 Prior to issuance of construction permits for the ranch headquarters and removal of
historic structures and features, pursuant to the approved revised site plan, a qualified historic
preservation consultant shall inventory significant architectural clements. Items shall be
itemized and photographed. Items shall be salvaged and incorporated into the design of the
proposed ranch headquarters to the maximum extent feasible. Salvaged items not used in the
ranch headquarters shall be offered for curation to local and county historical societies or
disposed of in accordance with County surplus procedures.

HR/mm-4 Prior to issuance of construction permits for the ranch headquarters; the applicant
shall submit a Preservation Plan prepared by a qualified historic preservation consultant, which
includes all remaining elements of the Campodonico Ranch Complex. All remaining structures
shall be secured against weather and deterioration-related to neglect. In addition, all buildings,
structures, mature trees, and landscape features to remain that contribute to the potential
Campodonico Ranch Historic District shall be maintained, repaired, and/or modified in
accordance with The Secretary of the Interior’s Standards for Rehabilitation and
Guidelines for Rehabilitation Historic Buildings.

AGRICULTURAL RESOURCES

AG/mm-1 Prior to transfer of the parcels created by this subdivision, the applicant shall disclose
to prospective buyers, all of the parcels created by this proposal, the consequences of existing and
potential intensive agricultural operations on adjacent parcels including, but not limited to: dust,
noise, odors and agricultural chemicals and the county’s Right to Farm Ordinance currently in
effect at the time said deed(s) is recorded.
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AG/mm-1A  The conversion of agricultural land to non-agricultural uses will be mitigated at a
ratio greater than 7:1, as the applicant will permanently protect approximately 1,792 acres of
agricultural land onsite through the dedication of open space easements.

a) The project shall place approximately 1,792 acres into permanent agricultural open space;
and

b) The project shall place approximately 1,792 acres under new Williamson Act Coniracts.

AG/mm-1B To mitigate the loss of approximately 113 acres of existing vineyards that will be
removed to accommodate the structural development of the project site, the applicant will also
place into productive agricultural use 113 acres of currently unproductive land onsite by planting

new vineyards or other agricultural uses.

AG/mm-2 Prior to issuance of construction permits for individual lot development, plans shall
show that existing trecs and-vegetation located between residential building envelopes and
agricultural areas shall be retained, to the extent practicable, to provide a vegetative barrier

between residential and agricultural uses.

AG/mm4 At the time of application for subdivision improvement plans, the applicant shall
identify additional areas for treated effluent disposal, pursuant to Regional Water Quality Control
Board review and approval. Alternative areas may include, but not be limited to: vineyards,
orchards, and grazing land; and, common landscape areas.

AG/mm-4A Current agricultural practices shall be modified within 500 feet of each residence,!
as follows:
o All vineyard work (pest control, vineyard floor maintenance, canopy management, and

pruning with the exception of harvest) will be performed during daylight hours of 8:00

A.M. to 5:00 P.M., Monday through Friday. Harvest will be limited to handpicking during
daylight hours only. To minimize pesticide drift, the application of pesticides will take
place during nighttime hours when the air is comparatively still.

e Permanent cover crops will be established and maintained to minimize dust.

e All pest control will incorporate organic farming practices. Class | restricted pesticides
would not be used within the 500-foot buffer zone. Pesticides classified by the U.S

Environmental Protection Agency as potential carcinogens would not be used.

e Vinevards will be maintained to a neat and orderly appearance. All trash will be picked up,
and all tools and equipment will be transported back to the vineyard shop at the end of the
workday. All the farm labor and employees would assemble at the vineyard shop daily,
and would be transported throughout the ranch via company vehicles.

AG/mm-4B The applicant proposes to establish a homeowner’s association that would manage

security issues, common area landscaping, agricultural buffers, residential roads, and gates. The
current vineyard manager would be designated the Agricultural Operator (AO), and would

manage all onsite agricultural uses, the agricultural water supply and irrigation ponds, agricultural

1 The 500-foot buffer surrounding proposed residential building envelopes is shown in Figure V.G.-3.
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roads, green waste composting, and agricultural fencing and improvements. The homeowner’s

association would maintain the common area landscaping and agricultural buffers. The
Agricultural Management and Buffers Plan includes protocol for communications between the

homeowner’s association and AQ, including regularly scheduled meetings. Homeowner’s
association guidelines and conditions, covenants, and restrictions (CC&Rs) are proposed to

include a copy of the County “Right-to-Farm Ordinance” and disclosure information regarding
the surrounding agricultural operations, contact information, and mediation procedures. The

Agriculture Commissioner has approved this mitigation for previously approved agricultural
cluster development project (see, K. Bornholdt Letter, Re: Public Record Act Request to Planning

Department and Agricultural Commissioner’s Office).

AG/mm-4C ___ Current agricultural practices shall be modified within 500 feet of each
residence,? as follows:

e  All vinevard work (pest control, vineyard floor maintenance, canopy management, and

pruning with the exception of harvest) will be performed during daylight hours of 8:00
AM. to 5:00 P.M., Monday through Friday. Harvest will be limited to handpicking during

daylight hours only. To minimize pesticide drift, the application of pesticides will take

place during nighttime hours when the air is comparatively still.

e Permanent cover crops will be established and maintained to minimize dust.

o  All pest control will incorporate organic farming practices. Class 1 restricted pesticides
would not be used within the 500-foot buffer zone. Pesticides classified by the U.S
Environmental Protection Agency as potential carcinogens would not be used.

o Vineyards will be maintained to a neat and orderly appearance. All trash will be picked up,
and all tools and equipment will be transported back to the vineyard shop at the end of the
workday. All the farm labor and employees would assemble at the vineyard shop daily,
and would be transported throughout the ranch via company vehicles.

AG/mm-4D _ The applicant proposes to establish a homeowner’s association that would
manage security issues, common area landscaping, agricultural buffers, residential roads, and
gates. The current vineyard manager would be designated the Agricultural Operator (AQ), and
would manage all onsite agricultural uses, the agricultural water supply and irrigation ponds,
agricultural roads, green waste composting, and agricultural fencing and improvements. The
homeowner’s association would maintain the common area landscaping and agricultural buffers.
The Agricultural Management and Buffers Plan includes protocol for communications between
the homeowner’s association and AQ, including regularly scheduled meetings.

AG/mm-4E Residential set backs from proposed and existing vineyards have been developed for
each residence to create a sufficiently large agricultural buffer area to minimize potential conflicts
between vineyard production and future residential uses.

AG/mm-4F To minimize the potential for the spread of pests from residential landscaping to
agriculture, landscape materials will be purchased only from San Luis Obispo County sources.
The Agriculture Commissioner’s Office has an inspection program that manages the threat of
pests on landscape materials entering the county, so purchasing from in county sources should

minimize the potential for the spread of pests.

2 The 500-foot buffer surrounding proposed residential building envelopes is shown in Figure V.G.-3.
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TRANSPORTATION AND CIRCULATION

TR/mm-1 Upon submittal of subdivision improvement plans, the applicant shall submit plans
to the County Department of Public Works and Caltrans for a traffic signal and westbound
left-turn pocket at the intersection of Highway 101 Southbound Ramps/Los Berros Road. The
applicant shall construct and implement the alternative improvements under a Caltrans
encroachment permit or Project Study Report. No occupancy shall occur, beyond what would
trigger warrants for signalization, until all improvements are completed. As these improvements
would occur within Caltrans jurisdiction, only an encroachment permit from Caltrans would be
required if the cost of the improvements is less than three million dollars. A Project Study
Report and associated approval from Caltrans would be required if the cost of the
improvement exceeds three million dollars.

TR/mm-2 Upon submittal of subdivision improvement plans, the applicant shall submit plans
to the County Department of Public Works and Caltrans for a traffic signal and eastbound lefi-
turn pocket at the intersection of Highway 101 Northbound Ramps/North Thompson Road. The
applicant shall construct and implement the alternative improvements under a Caltrans
encroachment permit or Project Study Report. No occupancy shall occur, beyond what would
trigger warrants for signalization, until all improvements are completed. As these improvements
would occur within Caltrans jurisdiction, only an encroachment permit from Caltrans would be
required if the cost of the improvements is less than three million dollars. A Project Study
Report and associated approval from Caltrans would be required if the cost of the improvement
exceeds three million dollars.

TR/mm-3 Upon approval of subdivision improvement plans, the applicant shall submit plans
to the County Department of Public Works showing installation of a lefi-turn channelization
lane at the North Thompson Road/Sheehy Road intersection. The channelization lane shall
be implemented prior to final inspection of tract improvements.

TR/mm-4 Upon approval of subdivision improvement plans, the applicant shall submit plans
to the County Department of Public Works showing installation of a stop sign and stop bar
striping on the Sheehy Road approach. The stop sign and associated striping shall be
implemented prior to final inspection of tract improvements.

TR/mm-6 Prior to approval of subdivision improvement plans; the project applicant shall
submit a pedestrian circulation plan for review and approval by the County Department of
Public Works and Department of Planning and Building. The applicant shall construct any
pedestrian improvements called for in the plan. This plan should, to the maximum extent
feasible, use existing ranch roads as pedestrian paths connecting the residential clusters with the
ranch headquarters/homeowners association facilities and equestrian facilities, and other
residential clusters. Appropriate signage should be included on the plan to notify drivers of
pedestrians sharing the roadway. Due to the rural character of the site and the expected low
pedestrian volumes, sidewalks are not appropriate throughout the residential and agricultural
portions of the site.
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TR/mm-7 Prior to the issuance of building permits, the project applicant shall submit a bicycle
circulation plan for review and approval by the County Department of Public Works,
Department of Planning and Building, and Parks Division. The applicant shall construct any
bicycle improvements called for in the plan. This plan should, to the maximum extent feasible,
use existing ranch roads as bicycle paths connecting the residential clusters with the ranch
headquarters/homeowners association facilities and equestrian facilities, and other residential
clusters. The plan should provide clear connections to the proposed multi-use trails and
appropriate traffic control devices at street crossing locations. Due to the rural character of the
site, hilly terrain, and the expected low bicycle volumes, on-street Class II bike lanes are not
appropriate throughout the residential and agricultural portions of the site.

The project applicant shall provide a bicycle rack capable of storing a minimum of five bicycles
at the ranch headquarters/homeowners association facility to encourage internal site trips via
bicycle.

TR/mm-8 Prior to approval of subdivision improvement plans, the applicant shall submit road
improvement plans to the County Department of Public Works for review, showing the
improvement of the shoulders in conformance with County Standard A-1(f) along Sheehy Road.
The road improvement plans shall be implemented prior to final inspection of tract
improvements.

TR/mm-9 Prior to approval of subdivision improvement plans, the applicant shall submit road
improvement plans to the County Department of Public Works for review, showing
roadway improvements in conformance with County Standard A-1(f) along North Dana
Foothill Road. Funding for these improvements is not secured. Therefore, it will be necessary
for the project applicant to fund and construct the improvement. No occcupancy shall occur
until all improvements are completed.

TR/mm-10 Prior to approval of subdivision improvement plans, the applicant shall submit road
improvement plans to the County Department of Public Works for review showing
roadway improvements in conformance with County Standard A-1(f) along Upper Los Berros
Road to the project site main entry. In addition, prior to the construction of the Dude Ranch, the
unpaved sections of Los Berros Road up to the proposed Dude Ranch access point shall be
paved in accordance with County standards. No occupancy shall occur until all improvements
are completed.

TR/mm-11 Prior to approval of subdivision improvement plans, the applicant shall submit a
revised site plan showing the proposed access control at Laetitia Vineyard Drive for County
Department of Planning and Building and California Department of Forestry and Fire Protection
(CAL FIRE) review and approval. This site plan shall detail the features to be installed that
will allow emergency access while limiting typical residential traffic. Potential access control
measures could include, but not be limited to, a gate controlled by opticom (ransmitters and
detectors, and signage. No occupancy shall occur until all improvements are completed. A 24-
hour per day, 7 days per week, 365 days per year guard will be stationed at the access control
point on Laetitia Vineyard Drive.

TR/mm-12 Prior to the issuance of building permits, the applicant shall ensure that sight
distances at all on-site intersections and driveways, including street access from Upper Los
Berros Road, conform to the standards set forth in the Caltrans Highway Design Manual.
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TR/mm-13 Prior to the approval of subdivision improvement plans, the project applicant LV-10-55
shall submit a revised site plan to the County for review and approval showing the proposed (cont'd)
size of the recreational facilities by use and the associated parking. The applicant shall construct

the parking as shown in the approved site plan.

AIR QUALITY

AQ/mm-1 Prior to approval of subdivision improvement plans or grading permits, and

subsequent individual lot construction permits, applicable plans shall show the following

measures. During construction of all phases of development, and individual lot development,

the applicants shall:

a. Maintain records showing that all construction equipment is in proper tune according to
manufacturer’s specifications.

b. Fuel all off-road and portable diesel powered equipment with ultra- low sulfur diesel
fuel (15 ppm sulfur limit). This includes but is not limited to bulldozers, graders,
cranes, loaders, scrapers, backhoes, generator sets, compressors and auxiliary power units.
Use a biodiesel blend of ten percent or greater to minimize Diesel Particulate Matter
(DPM), which is a recognized carcinogen.

c.  Wherever possible, use electrical or clean-fuel equipment (e.g., propane powered fork
lifts).

d. Maximize to the extent feasible use of diesel construction equipment meeting the CARB’s
1996 or newer certification standard for off-road heavy-duty diesel engines.

c. Install diesel oxidation catalysts (DOC), catalyzed diesel particulate filters (CDPF) or
other District approved emission reduction retrofit devices. Determination of the
appropriate control devices for the project must be performed in consultation with APCD
staff, a minimum of eight weeks prior to construction to allow adequate time for device
procurement and installation.

AQ/mm-2 Prior to approval of subdivision improvement plans or grading permits, and
subsequent individual lot construction permits, if it is determined that portable engines and
portable equipment will be utilized, the contractor shall contact the SLOAPCD and obtain a
Permit to Operate. This equipment shall be registered in the statewide portable equipment
registration program. Contact APCD Engineering Department at 781-5912.
AQ/mm-3 Prior to approval of subdivision improvement plans or issuance of grading permits,
and subsequent individual lot construction permits, a Dust Control Plan shall be prepared
and submitted to the APCD for approval prior to commencement of construction activities. The
Dust Control Plan shall:
a. Use APCD approved BMPs and dust mitigation measures;
Provide provisions for monitoring dust and construction debris during construction;
c. Designate a person or persons to monitor the dust control program and to
order increased watering or other measures as necessary to prevent
transport of dust off-site. Duties should include holiday and weekend
periods when work may not be in progress;
d.  Provide the name and telephone number of such persons to the APCD prior to
construction commencement. e.  Identify compliant handling procedures.
f.  Fill out a daily dust observation log.
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AQ/mm-4 Prior to approval of subdivision improvement plans or issuance of grading permits, LV-10-55
and subsequent individual lot construction permits, the applicant shall: (cont'd)

a. Obtain a compliance review with the APCD prior to the initiation of any construction
activities;

b. Provide a list of all heavy-duty construction equipment operating at the site to the
APCD. The list shall include the make, model, engine size, and year of each piece of
equipment. This compliance review will identify all equipment and operations requiring
permits and will assist in the identification of suitable equipment for the catalyzed
diesel particulate filter;

c. Apply for an Authority to Construct trom the APCD.

AQ/mm-5 Prior to approval of subdivision improvement plans or issuance of grading permits,
and subsequent individual lot construction permits, the following mitigation measures shall be
shown on all project plans, included in the Dust Control Plan, and implemented during the
appropriate grading and construction phases.

a. Reduce the amount of the disturbed area where possible.

b. Water trucks or sprinkler systems shall be used in sufficient quantities to prevent airborne

dust from leaving the site. Increased watering frequency shall be required whenever

wind speeds exceed 15 mph. Reclaimed (non-potable) water shall be used whenever
possible.

All dirt stockpile areas shall be sprayed daily as needed.

d. Exposed ground areas that are planned to be reworked at dates greater than one month
after initial grading shall be sown with a fast-germinating native grass seed and watered
until vegetation is established.

e. All disturbed soil areas not subject to re-vegetation shall be stabilized using approved
chemical soil binders, jute netting, or other methods approved in advance by the APCD.

f. All roadways, driveways, sidewalks, etc. to be paved should be completed as soon as
possible after initial site grading. In addition, building pads shall be laid as soon as
possible after grading unless seeding or soil binders are used.

g. Construction vehicles shall not exceed 15 mph on any unpaved surface at the construction
site.

h.  All trucks hauling dirt, sand, or other loose materials are to be covered or shall maintain
at least two feet of free board (minimum vertical distance between top of load and top of
trailer) in accordance with CVC Section 23114.

i.  Wheel washers shall be installed where vehicles enter and exit unpaved roads onto streets,

or wash off trucks and equipment leaving the site.

Streets shall be swept at the end of each day if visible soil material is carried onto adjacent

paved roads. Water sweepers with reclaimed water shall be used when feasible.

k. Permanent dust control measures shall be implemented as soon as possible following
completion of any soil disturbing activities.

e

—

AQ/mm-6 During construction of subdivision improvement plans and individual lot grading, the
applicant shall maintain monthly compliance checks throughout the construction phase. This
includes verifying that all equipment and operations continue to comply with the APCD
requirements. Prior to final inspection monitoring reports shall be provided to the APCD and
County Planning and Building Department for approval.

AQ/mm-7 The following measure applies during construction of subdivision improvement
plans, and shall be included in all applications for subdivision improvement plans: The APCD
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generally prohibits developmental vegetation burning within San Luis Obispo County. However,
under certain circumstances, where no technically feasible alternatives are available, limited
developmental burning under restrictions may be allowed. Any such exception must complete
the following prior to any burning: APCD approval; payment of fee to APCD based on the size
of the project; and issuance of a burn permit by the APCD and the local fire department
authority, As a part of APCD approval, the applicant shall furnish them with the study of
technical feasibility (which includes costs and other constraints) at the time of application. For
any questions regarding these requirements, APCD’s Enforcement Division may be contacted
(805.781.5912).

AQ/mm-8 Prior to approval of subdivision improvement plans or grading permit issuance,
the following measures shall be included as conditions of approval for any future proposed
development within the homeowner’s association site. Prior to commencement of demolition
activities, the applicant shall:

a. Notify the APCD at least ten working days prior to commencement of any demolition
activities;
Conduct an Asbestos survey by a Certified Asbestos Inspector;

c. Use applicable disposal and removal requirements for any identified asbestos containing
material.

d.  Contact the SLOAPCD Enforcement Division prior to final approval of any demolition
activity.

AQ/mm-9 Prior to application for a final map, CC&R’s shall include the following
measure: Residential greenwaste burning shall be prohibited.

AQ/mm-10 At the time of application for subdivision improvement plans or grading permits,
and subsequent individual lot construction permits, the applicants shall:

a.  Conduct a geologic analysis to determine the presence or absence of ultramafic and/or
serpentine rock onsite. The geologic analysis shall identify if asbestos is contained within
the these rocks onsite; and,

b.  If naturally-occurring asbestos is found at the project site, the applicant must comply
with all requirements outlined in APCD Rule 412, which incorporates state regulations
at 17 CCR, SS 93104, and federal regulations at 40 CFR Part 63. In addition, the
applicants shall work with the APCD to prepare an Asbestos Health and Safety Program
and an Asbestos Dust Control Plan prior to development plan approval. These plans
may include, but are not limited to, the following:

1. Equipment operator safety requirements: protective clothing, breathing apparatuses
to prevent inhalation of airborne asbestos fibers,

2. Dust mitigation measures: continually water site to prevent airborne dust migration,
cover all vehicle that haul materials from the site, all other legally required
mitigation requirements, and

3. Identification of APCD-approved disposal areas for all excavated materials.

c. If naturally occurring asbestos is not present, an exemption request must be filed with the
APCD.

AQ/mm-11 The following mitigation measures shall be implemented at the time of
application for subdivision improvement plans or grading permits, and individual lot
construction permits: Where applicable, only wood burning devices meeting SLOAPCD Rule
504 shall be installed.
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AQ/mm-12 At the time of application for subdivision improvement plans or grading permits, LV-10-56
and subsequent individual lot construction permits, the applicant shall submit plans and
covenants, conditions and restrictions demonstrating compliance with the following measures:

a. Increase the building energy efficiency rating by 20 percent above Title 24
requirements (i.e., increase attic, wall, or floor insulation, install double pane windows, use
efficient interior lighting, etc.).

b. Use electric lawnmowers for common area landscaping,.

c. Use drought-resistant native trees, (rees with low emissions (e.g., terpenes), and high
carbon sequestration potential. Evergreen trees on the north and west sides afford the best
protection from the setting summer sun and cold winter winds. Additional considerations
include the use of deciduous trees on the south side of the house that will provide shade in
summer but allow sunlight in winter.

e. Building positioning and engineering that climinate or minimize the development’s
active heating and cooling needs (e.g., solar orientation).

f. Have two to three neighborhood electric vehicles available onsite for residents to use to
travel between homes and project amenities (i.e., pool, spa, community center).

g. Provide front and back yard outdoor electrical outlets to encourage the use of electric
appliances and tools.

i. Build new homes with internal wiring/cabling that allows Internet use simultaneously in at
least three locations in each home.

k. Shade tree planting along southern exposures of buildings to reduce summer cooling
needs.

1. Use roof material with a solar reflectance value meeting the EPA/DOE Energy Star® rating
to reduce summer cooling needs.

m. Use high efficiency, gas or solar water heaters.

n. Use energy efficient built-in appliances.

0. Use low energy street and common area lights (i.e. sodium).

p. Use energy efficient interior lighting.

q. Use low energy traffic signals (i.e. light emitting diode).

r. Install door sweeps and weather stripping if more efficient doors and windows are not
available.

s. Install high efficiency or gas space heating.

t. Provide passive ambient ceiling lighting (sky lights, solar tubes) in at least 50 percent of
occupied rooms, closets, and bathrooms.
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LV-10-57
(cont'd)
AQ/mm-14 At the time of application for subdivision improvement plans or grading LV-10-58
permits, the applicant shall develop and implement an odor abatement plan (OAP) to be
1mplcmented by the mutual water company for the wastewater treatment plant and—the
The plan shall be submitted to the County Planning and Building
Department and SLOAPCD for review and approval prior to issuance of grading permits. The
plan(s) shall include the following:
a. Name and telephone number of contact person responsible for logging and responding to
odor complaints
b.  Policy and procedure to be taken when an odor complaint is received ¢. Description of
the potential odor sources at onsite facilities.
d. Description of methods for reducing odors at the facility.
LV-10-59
LV-10-3 28
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NOISE

NS/mm-1 At the time of application for subdivision improvement plans or grading permits,
the applicant shall submit a Noise Reduction Plan prepared by a qualified acoustical consultant

for

review and approval by the County Planning Department. The Noise Reduction Plan shall

include but is not limited to:

P

o

=

Limit all phases of construction to the hours of 7:00 am. to 10:00 p.m. Monday
through Friday as required by County ordinance;

Regular notification of all existing and future residences within 1,000 feet of the site
boundary concerning the construction schedule;

Shield especially loud pieces of stationary construction equipment;

Locate portable generators, air compressors, etc. away from sensitive noise receptors;
Limit grouping major pieces of equipment operating in one area to the greatest extent
feasible;

Place heavily trafficked areas such as the maintenance yard, equipment, tool, and other
construction oriented operations in locations that would be the least disruptive to
surrounding sensitive noise receptors;

Use newer equipment that is quieter and ensure that all equipment items have the
manufacturers” recommended noise abatement measures, such as mufflers, engine covers,
and engine vibration isolators intact and operational. Internal combustion engines used
for any purpose on or related to the job shall be equipped with a muffler or baffle of a type
recommended by the manufacturer;

Conduct worker-training meetings to educate and encourage noise awareness and
sensitivity. This training should focus on worker conduct while in the vicinity of sensitive
receptors (i.e. minimizing and locating the use of circular saws in areas adjacent to
sensitive receptors and being mindful of shouting and the loud use of attention drawing
language); and,

Notify surrounding residences in advance of  the construction schedule when
unavoidable construction noise and upcoming construction activities likely to produce
an adverse noise environment are expected. Noticing shall provide phone number of
project monitor, County inspector, construction foreman etc.  This notice shall be
given one week in advance, and at a minimum of one day in advance of anticipated
activities have changed. Project representative shall verbally notify all surrounding
residential owners for any purpose on or related to the job shall be equipped with a
muffler or baffle of a type recommended by the manufacturer;

Conduct worker-training meetings to educate and encourage noise awareness and
sensitivity. This training should focus on worker conduct while in the vicinity of sensitive
receptors (i.e. minimizing and locating the use of circular saws in areas adjacent to
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sensitive receptors and being mindful of shouting and the loud use of attention drawing
language); and,

i. Notify surrounding residences in advance of the construction schedule when unavoidable
construction noise and upcoming construction activities likely to produce an adverse
noise environment are expected. Noticing shall provide phone number of project monitor,
County inspector, construction foreman etc.  This notice shall be given one week in
advance, and at a minimum of one day in advance of anticipated activities have changed.
Project representative shall verbally notify all surrounding residential owners.

NS/mm-2 Prior to final plan submittal, the applicant shall include provisions in the CC&R’s
prohibiting amplified events at the ranch headquarters and the equestrian facilities.

NS/mm-2A The vinevard and winery shall continue to handpick the grapes, use non-gas
powered alternatives to gas powered weed whackers, and limit vineyard/winery operations to
daytime hours (no noisy operations between 10 p.m. and 7 a.m.).

AESTHETICS

AES/mm-1 At the time of application for construction permits for individual residential lots, the
applicant for each individual lot shall submit grading plans to the County Department of Planning
and Building for review and approval. Project CC&Rs shall state that county review of grading
plans is required. Site grading on all residential lots shall be minimized to the greatest extent
possible. Stepped foundations and other methods shall be used to minimize visible grading and
reduce hillside scarring. Structure floor elevations shall generally follow the natural landform.
Unavoidable grading shall be contour-graded where possible to avoid engineered, angular
landforms. Slope rounding shall be used where grading meets the natural topography and where
slope grades change. Graded slopes shall not exceed of 2:1 (horiz:vert) to allow for successful
revegetation.

AES/mm-2At the time of application for construction or grading permits, the applicant shall
show on the project plans, the border of cut slopes and fills rounded off to a minimum radius of
five feet. For any visible cuts from public roads, sufficient topsoil shall be stockpiled and
reapplied or re-keyed over these visible cut areas to provide at least eight inches of topsoil for the
reestablishment of vegetation. As soon as the grading work has been completed and prior to final
inspection, the cut and fill slopes shall be reestablished with non-invasive, fast growing
vegetation.

AES/mm-3 Prior to approval of the subdivision improvement plan, the applicant shall provide
long-term erosion control plans for all disturbed areas. Erosion control shall include a vegetative
component. Prior to recordation, the applicant shall provide independent third-party verification
to the County Department of Planning and Building that the vegetative erosion control has been
successfully established.

AES/mm-4 At the time of application for construction permits for individual residential lots, the
applicant for each individual lot shall submit long-term erosion control plans to the County
Department of Planning and Building for review and approval. Plans shall include, but not be
limited to, the use of revegetation efforts to restore disturbed cut and fill slopes visible from
public roadways. Project CC&Rs shall state that county review of erosion control plans is
required.
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AES/mm-5 At the time of application for construction permits on individual residential lots,
each individual lot applicant shall submit architectural elevations of all proposed structures, walls,
and fences to the County Department of Planning and Building for review and approval. Project
CC&Rs for residences shall state that county review of elevations and related plans is required
and shall outline the parameters specified below. Review shall include any proposed retaining
walls and fences. The elevations shall show forms, dimensions, exterior finish materials and
colors, as follows:

a. Roofs shall be articulated and follow the general shapes of the hills and avoid flat planes
which project against the background in long straight lines or acute angles which may be
considered intrusive to the existing natural character of the hills and vegetation.

b. Building, retaining wall, and fence colors shall be similar to surrounding natural colors and
no brighter than six in chroma and value on the Munsell Color Chart.

c. Structure exterior wall colors, retaining wall and fence colors shall be limited to muted
carth tones. White-or i tbited:

d. Roof colors shall be limited to deep earth tones, deep muted greens, browns and grays and
no brighter than six in chroma and value on the Munsell Color Scale Chart. Shiny metal
roofs, bright orange red or blue colors shall be prohibited.

e. Retaining walls shall include landscaping to reduce visibility.

AES/mm-6 At the time of application for construction permits for individual residential lots, the
applicant for each individual lot shall submit landscape screening plans to the County Department
of Planning and Building for review and approval. Project CC&Rs for residences shall state that
county review of such plans is required and shall outline the parameters specified below.

a. Screen planting shall be included along the western and southern sides of all residential
structures.

b. Evergreen trees and large shrubs shall be used that are compatible with the surrounding
vineyards. South side plantings may include some deciduous trees where it is shown that
solar benefits would exist and where the visual screening function would not be reduced.

c. The landscape plan shall be prepared by a licensed landscape architect and shall provide a
minimum 50 percent visual screening of the residential structure as viewed from the west
and south within a period of 7 years of approval of the construction permit.

d.  Plant types shall be carefully selected to perform well in the existing soil conditions.

e. All plants within the screen planting area shall be maintained and kept in a healthy
condition. Plants that die shall be replaced. Replacement planting shall be based on an
evaluation of the cause of the original plant's death and the appropriate horticultural
adjustment to ensure future plant success.

AES/mm-7 Prior to approval of the subdivision improvement plan, the applicant shall medify
verify that the lighting plan is consistent with the following as-feHews:

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

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

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

d. Lighting shall not shine light or glare upwards.
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AES/mm-8 At the time of application submittal for construction permits on individual
residential lots, each individual lot applicant shall submit an exterior lighting plan to the County
Department of Planning and Building for review and approval. Project CC&Rs for residences
shall state that county review of the lighting plans is required and shall outline the parameters
specified below.

a. The point source of all exterior lighting shall be shielded from all views outside of the
individual lot.
b.  Lighting shall not shine light or glare upwards.

AES/mm-9 Upon submittal of subdivision improvement plans, the applicant shall submit revised

plans showing the landscape screen planting plan to address any remaining significant views from
US 101 of homes on lots 87 throuﬁh 105 in Sub- clustcr E and the waler tank te—aneeaﬁefrbe-lew

A—&e—a%eeaﬂe&bele—w—t-he—%e%ub—e}&stef—& Road A w1ll be relocatcd asa resull of respnn‘;e to

CAL FIRE maximum cul de sac street lengths. Any portion of Road A that is anticipated to
remain visible from US 101 after the change in road alignment and after construction of the
homes shall be subject to submittal of a landscape screening plan concurrent with submittal of the

subdivision improvement plans

AES/mm-10A When Road A is relocated, and Main Road 2 realigned, the mitigation measures

identified in the Agricultural Resources section will be applied to all newly located lots. The

permanent protection of agricultural resources in a ratio in excess of 7:1 and the replacement of
113 acres of productive planted agricultural land will fully mitigate any additional anticipated
minor removal of vineyards. The project promotes a no net loss of planted acreage.

AES/mm-10B _The residences along Road A will act as a visual barrier for the road during

construction of the roads. To the extent the road may be visible between residences. landscape
screening would be required. The impacts described would only be temporary during

construction, as revegetation would be required after construction is complete, if necessary.

AES/mm-11 Upon submittal of subdivision improvement plans, the applicant shall provide plans
showing the following modifications regarding the water storage tank facility:

a. The water storage tank shall be placed-below—ground a muted color and placed at the lowest
elevation that enables provision of adequate service and screened by landscape screen
plants that will reach maturity within 7 years.

b. The grading plan shall be modified such that no horizontal bench for the tank site, service
or parking is visible from Highway 101 within 2 vears after implementation of the
landscape screen planting.

c. The access road to the water tank

eastern-side-of theridse;and shall not be visible from nghway 101.

AES/mm-12 Ps iea i
S&b-e[»us@ea—@as—#‘sl-}ews—a—Lot 46—s-h-a-l-l—be ehmmated bu1]dmg envelope wnll be movcd

lower in elevation and the building height limited to 25 ft to eliminate silhouetting.
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AES/mm-13 Upen-applieationsubmittal-of subdivision—improverment-plans—The applicant shatt
has realigned Road B to a location below the relocated lots of Sub-cluster D, The building
envelopes in the Sub-cluster D lots have been moved to a lower elevation within the existing lots.

a. Appropriate agricultural buffers will be re-calculated to ensure adequate buffers between
agricultural and residential uses.

b. The mitigation measures identified in the Agricultural Resources section will be applied to

all newly located lots.

c. The permanent protection of agricultural resources at a ratio at or in excess of 1:1 fo
mitigate the removal of approximately 113 acres of planted acres will fully mitigate any
additional anticipated minor removal of vinevards. The project promotes a no net loss of

planted acreage.

AES/mm-14 n b 1P n

memﬁyLSab—eLus%er—Eas{e}l% Sub Clustcr E Lots 87 91 shall have bu:ldlng helghls lll‘l‘llted
to 25 feet per the Highway Design Corridor Standards. The reduction in height combined with
being located more than 1 mile from Highway 101 will reduce any potential visual effects of the

structures. As the heights are being reduced, and relocation is therefore unnecessary, the existing
buffers will apply and there will be no secondary agricultural impacts. a—AHtetswithin-Sub-

AES/mm-16  Lots in Sub-cluster A (Lots 1-23) have been modified as follows:

a. Lots 1- 23 have been rcduced to 25 feet in height, and are thus con51stent with the nghwav

pesstblew&h&ea%ek—Lots 1-23 have been adl sted and lowered in elevatlon

AES/mm-17 At the time of application submittal for construction permits on individual
residential lots, plans shall show that all accessory structures shall be located with the building
envelope for each lot.

AES/mm-18  Upon submittal of subdivision improvement plans, the applicant shall modify
Sub-cluster B as follows:

a. Lots 27, 28, and 29 shall be relocated to a location that will not silhouette as seen from
Upper Los Berros Road. serth-ofLet24—-west-of Road-J.

b. Building envelopes within Lots 36, 37, 38, 41, 42-and-42 shall be relocated immediately
adjacent to Road I.

c. Site grading on Lots 36, 37, 38, and 39 shall be minimized to the greatest extent possible.
Stepped foundations and other methods shall be used to minimize visible grading and
reduce hillside scarring. Structure floor elevations shall generally follow the natural

LV-10-3 3

LV-10-71

LV-10-72

LV-10-73

LV-10-74

LV-10-75

LV-10-76

Final EIR

X1.B.-139



Laetitia Agricultural Cluster Tract Map and CUP

XI. Response to Comments — 2013 RDEIR

landform. Unavoidable grading shall be contour-graded where possible to avoid engineered,
angular landforms.

d. Native trees and shrubs shall be planted and maintained along the north side of Upper Los
Berros Road to screen views of the residences. The screen planting shall run along the
entire project frontage frem-the-equestrian-facility-to-a-peint-cast of Lot 40. The planting
shall be designed to look like naturally occurring vegetation to the greatest extent possible.
Gaps in the screen planting may occur in order to achieve a natural appearance; however,
the gaps shall not be greater than 30 feet in length and shall not occur at intervals closer
than 200 feet. Tree species shall include primarily coast live oak. A minimum of 70 percent
of the total screen tree planting shall be planted from 48-inch box containers. The
remaining 30 percent of the screen planting shall be from one-gallon containers.

e. Lots 42 and 43 shall be relocated to a location that will not silhouette as seen from Upper
Los Berros Road.

f. Building heights on Lots 30 through 43 have been reduced in height to 25 feet.

AES/mm-19  Prior to approval of the subdivision improvement plans, the applicant shall
modify the ranch headquarters landscape plan to show:

a. Native trees and shrubs shall be planted and maintained along the north side of Upper Los
Berros Road to screen views of the ranch headquarters. The screen planting shall run along
the project frontage from the east end of the existing barn nearest the road to remain in
place, to a point approximately 200 feet east of the proposed main entry road. The planting
shall be designed to look like naturally occurring vegetation. Gaps in the screen planting
may occur in order to achieve a natural appearance; however, the gaps shall not be greater
than 20 feet in length and shall not occur at intervals closer than 100 feet. Tree species shall
include primarily coast live oak and shall be planted from minimum 48-inch box containers.

AES/mm-21  Upon application submittal of subdivision improvement plans, the applicant shall

modify Lots 66 through 85 of Sub-cluster D as follows:

ct o O ord &

ab. _Lots 68 and 69 have been relocated to a location to a new cluster that would not silhouette
when viewed from US 101 and would not significantly impact archaeological resources.

b. Lots 66 through 85 have been relocated and moved lower in elevation. The relocated lots
are not within an area identified as directly impacting archaeological resources.
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AES/mm-22 At the time of application submittal for construction permits on individual LV-10-80
residential lots, plans shall show that all accessory structures shall be located with the building

envelope.

AES/mm-23 Prior to issuance of a construction permit for the wastewater treatment facility, the LV-10-81

applicant shall provide wastewater recycling facility building plans showing:

a. Roof and exterior wall colors shall be limited to deep earth tones, browns and grays and no
brighter than six in chroma and value on the Munsell Color Scale Chart. Shiny-m Metal
roofs, or bright orange, red or blue roofs shall be prohibited.

AES/mm-24 Prior to issuance of a construction permit for the wastewater treatment facility, the LV-10-82
applicant shall provide wastewater recycling facility building landscape plans showing:

a, Screen planting shall be included along the western and southern sides of the wastewater
recycling building.

b. The landscape plan shall provide 100 percent visual screening of the wastewater recycling
building structure as viewed from the west and south within a period of seven years of
approval of the construction permit.

c. All plants within the screen planting area shall be maintained and kept in a healthy
condition. Plants that die shall be replaced. Replacement planting shall be based on an
evaluation of the cause of the original plant's death and the appropriate horticultural
adjustment to ensure future plant success.

AES/mm-25 Upon application for a Conditional Use Permit (CUP) for the dude ranch, the LV-10-83
applicant shall provide development plans and reports that meet the following standards:

a. Visibility of the built portion of the dude ranch from Upper Los Berros Road shall be
eliminated-or minimized to the greatest extent pessible practicable through setbacks from
Upper Los Berros Road, site design and retention of existing vegetation. The development
shall not rely solely on architectural design and/or new landscaping to reduce visibility.

b. Access roads and entry points to the dude ranch shall be designed and aligned to reduce
their visibility from Upper Los Berros Road including required grading, and minimize
views to the interior developed portion of the dude ranch.

¢. A visual impact report shall be prepared for the dude ranch that assesses the project's
adherence to the above standards, identifies potential impacts, and develops appropriate
avoidance, minimization and mitigation measures.

AES/mm-26 Prior to approval of the subdivision improvement plan, the applicant shall modify LV-10-84
the project to comply with all adopted mitigation measures.

WASTEWATER

WW/mm-1 Prior to issuance of construction permits for the wastewater treatment plant and LV-10-85

associated collection, storage, and disposal facilities, the applicant shall prepare and submit
project-specific emergency contingency plan including health and safety procedures,
implementation of best available technology to ensure de-chlorination and oxidization of treated
effluent, and specific operation and maintenance instructions for all system components and
equipment during normal operation and in case of reasonable emergency situations. The plan
shall also identify emergency notification procedures for alerting onsite and downstream users
whenever an unauthorized release of project-generated effluent occurs. Emergency notification
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should be given as soon as the release is discovered so that downstream well users have
adequate response time to take any appropriate measures. In addition to required permits and
authorizations, the plan shall be submitted to the Central Coast Regional Water Quality Control
Board, County Department of Public Works, and County Public Health Services for review and
approval.

This measure shall be included on an additional map sheet prior to recordation of the final map.

WW/mm-2 Prior to issuance of construction permits for the wastewater treatment
plant and associated storage and disposal facilities, the applicant shall demonstrate that the
design of the disposal facilities is adequate to withstand traffic loading and disturbance by
agricultural uses, pursuant to a wastewater discharge permit issued by the Regional Water
Quality Control Board.

WW/mm-3  Prior to recordation of the final map, the applicant shall submit evidence of
RWQCB-approval of the proposed effluent disposal area(s), including a method for alternative
disposal.

REC/mm-2 Prior to recordation of the final map, the applicant shall pay Quimby fees and
applicable Building Division Fees.

HAZARDS
HM/mm-1 Prior to approval of subdivision public improvement plans or grading permit

issuance, the applicant shall complete and submit a Hazardous Materials Business Plan, or a
Business Plan Exemption form, to the County of San Luis Obispo Department of Public Health,
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Environmental Health Division. As a component of the Hazardous Materials Business Plan,
detailed procedures for handling and storage of hazardous materials used on site, and response to
emergency or accidental releases of hazardous materials used on site shall be included.

HM/mm-2 At the time of application for subdivision improvement plans or grading permits, the
applicant shall submit an access plan showing secondary access at Laetitia Vineyard Drive. Crash
gates shall not be allowed. Proposed gates shall open automatically upon approach by the fire
department and/or shall be guard-controlled to prevent use by residents except in case of an

cmergency.

HM/mm-3 At the time of application for subdivision improvement plans or grading permits, the

applicant shall submit a revised tract map showing the—elimination—of LotsO—threugh—7—or
reconstruetion-a revision of Access Roads A & K to meet CAL FIRE standards.

HM/mm4 Upon application for a land use permit for the dude ranch, the applicant shall submit
plans demonstrating compliance with the Uniform Fire Code and CAL FIRE requirements,
including, but not limited to vegetative fuel management, water storage for fire suppression, and
use of non-flammable building materials.

PUBLIC SERVICES

PSU/mm-1 Prior to approval of subdivision improvement plans, the applicant shall incorporate
defensible space design concepts (i.e., security lighting in common areas) into the improvement
plans, consistent with County Ordinance standards for exterior lighting, and mitigation measures
applicable to exterior lighting, for review and approval by the County Sheriff’s Department.

PSU/mm-2 Upon application for building permits for individual lot development, the applicant
shall submit building plans that incorporate structure defense features, including burglary-
resistant hardware, for review and approval by the County Sheriff’s Department. Features shall
be installed prior to occupancy clearance. The Sheriff’s Department shall ensure compliance
prior to occupancy clearance.

PSU/mm3 Prior to recordation of the final map, the applicant shall notify Lucia Mar Unified
School District of the expected build-out date of each phase of the project to allow the District
time to plan in advance for new students. A copy of the notice shall be sent to the Planning
Department prior to issuance of construction permits.

PSU/mm-4 Prior to issuance of construction permits for individual lot development, the
applicant shall contribute to public facility and school fee programs, pursuant to State
Government Code 65995 et seq.

PSU/mm-5 Prior to commencement of any construction, the applicant, and all successors-in-
interest, shall provide to all contractors (e.g., for tract improvements, grading, home construction,
ete.) the attached list of companies that offer recycling services or drop box service (Construction
and Demolition Recycling Providers). All efforts shall be made by the applicant and contractor
to recycle 50 percent of waste generated by the project.

PSU/mm-6 Upon application for subdivision improvement plans; the applicant shall dedicate

land to be used for the future construction of a CAL FIRE station to be located on the proposed
project site. The location of the fire department shall be outside of known environmentally
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sensilive areas, including archaeological sites and biological habitats, and shall not require the LV-10-91
removal of vineyards. (cont'd)
PSU/mm-6A New homeowners shall receive orientation and information as to fire safety LV-10-92

requirements on the property, including planting and maintenance of fire safe vegetation,

procedures in the event of a fire and other necessary information as identified by
CALFIRE. Regular meetings (not less than once per vear) shall be conducted with the
homeowners to emphasize fire safety on the property and procedures in the event of an

EMmergency.

LV-10-3 38

Final EIR X1.B.-144



Laetitia Agricultural Cluster Tract Map and CUP XI1. Response to Comments — 2013 RDEIR

LV 10-4

Laetitia Tree Impacts Exhibits

Final EIR X1.B.-145



Laetitia Agricultural Cluster Tract Map and CUP XI. Response to Comments — 2013 RDEIR

LV-10-93

Lzetitia Ag Cluster

Oak Tree Impact Analysis
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Responses to Kronick Moskovitz Tiedemann & Girard’s Comments
(Exhibit LV-10)

Comment
No.

LV10-1

Comment

Please refer to responses to specific comments below.

LV10-2

Please refer to Recirculated EIR Chapter VI Alternatives Analysis (2013) and the Final EIR, which
identify project-specific impacts (Mitigated Project Alternative) to oak trees and oak woodland as
less than significant with mitigation (Class Il). A significant adverse impact to oak trees and oak
woodland would occur as a result of off-site road improvements, as noted in the EIR.

LV10-3

Please refer to Recirculated EIR Chapter VI Alternatives Analysis (2013) and the Final EIR, which
incorporate the applicant’s proposed modifications to the Mitigated Project Alternative.

LV10-4

Please refer to Recirculated EIR Chapter VI Alternatives Analysis (2013) and the Final EIR, which
incorporate the applicant’s proposed modifications to the Mitigated Project Alternative.

LV10-5

Please refer to Recirculated EIR Chapter VI Alternatives Analysis (2013) and the Final EIR, which
incorporate the applicant’s proposed modifications to the Mitigated Project Alternative.

LV10-6

Please refer to Recirculated EIR Chapter VI Alternatives Analysis (2013) and the Final EIR, which
incorporate the applicant’s proposed modifications to the Mitigated Project Alternative.

LV10-7

Please refer to responses to specific comments regarding the noted attachments below.

LV10-1 Appl

icant’'s Mitigated Project — Site Plan

LV10-8

The Applicant's Mitigated Project Site Plan is incorporated into the EIR as Figure VI-1.

LV10-2 Appl

icant Acceptability of Mitigation Measures

LV10-9

Please refer to the Recirculated EIR (2013) and Final EIR, which do not include this measure, based
on the County's determination that the site is located outside of the fee area.

LV10-10

The County is not currently including a mandate for vineyard replacement on the project site,
because crop production is not regulated and would not be verified in the long-term to ensure
equitable replacement. Mitigation identifying the required agricultural preserve and Williamson Act
Contract are not included as mitigation, because this required pursuant to the Agriculture Cluster
Ordinance (2003).

LV10-11

Implementation of AG/mm-3 is included to reduce the potential for residents and visitors entering the
vineyards. This measure has been modified to clarify that: “the applicant shall install no-climb
fencing at the interface between residential uses, ranch headquarters, and residential-only access
roads”. The fencing would not interfere with agricultural operations because access would remain
the same on agricultural roads and shared roads, and in areas where residential uses are not
located proximate to vineyards.

LV10-12

Applicant recommended mitigation measures AG/mm-4A, 4C, and 4F would apply to the vineyard
operation, which is not currently regulated by the County through the LUO. Placing restrictions and
modifications on crop production in order to reduce potential nuisances and land use conflicts
between the agricultural use and proposed residences is not consistent with the Agriculture Cluster
Ordinance (2003) and County Agriculture Element. These measures may be undertaken by the
vineyard operator at will; however, as noted in the EIR, the lack of buffers consistent with the
recommendations of the County Agriculture Commissioner's Office may result in changes to
vineyard management, potential productivity decreases, and conversion of Farmland to non-
agricultural use to address nuisance complaints. For these reasons, the County is not including the
identified measures in the EIR. Applicant recommended mitigation measures AG/mm-4B and 4D
are included in the project description (refer to EIR Chapter Il Project Description, D. Project
Components, 10. Agriculture Management and Buffers Plan. Applicant recommended mitigation
measure AG/mm-4E was considered by the County, and based on review by the County Agricultural

Final EIR
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Comment
No.

Comment

Commissioner’s Office, reduced buffers may result in land use conflicts, changes in agricultural
practices to accommodate residential development, and lowered production yields (refer to EIR
Section V.B. Agricultural Resources, AG Impact 2).

LV10-13

The recommended addition to mitigation measures TR/mm-1 and TR/mm-2 are not included in the
Final EIR because the EIR must assume that the project would be built as approved, and verification
of the completed mitigation measures is necessary prior to the proposed development impacting the
noted intersections. This standard is consistent with off-site road improvements that are required as
a result of a subdivision or development project.

LV10-14

Please refer to Final EIR Section V.N. Transportation and Circulation and data sheets in EIR
Appendix G, which were reviewed and approved by County Public Works, and support the
determination that off-site road improvements are necessary as a result of increased traffic trips
generated by the proposed project.

LV10-15

Please refer to Final EIR Section V.N. Transportation and Circulation and data sheets in EIR
Appendix G, which were reviewed and approved by County Public Works, and support the
determination that off-site road improvements are necessary as a result of increased traffic trips
generated by the proposed project.

LV10-16

Please refer to Final EIR Section V.N. Transportation and Circulation, Figure V.N.-5 Project Trip
Assignment. During the p.m. peak hour, implementation of the project would add 29 trips to the
northbound Highway 101 off-ramp, 34 trips to the northbound 101 on-ramp, 46 trips to the
southbound Highway 101 off-ramp, and 21 trips to the southbound Highway 101 on-ramp. These
additional trips would add one additional passenger car per mile per lane on the affected ramp
junctions. Based on review by County Public Works and Caltrans, the effect would be significant,
and mitigation is recommended. As noted in the EIR, it may not be feasible to implement the
identified mitigation due to uncertainty regarding Caltrans’ approval process.

LV10-17

The Final EIR includes additional clarifications to mitigation measure TR/mm-11 as follows (note
additions are underlined and italicized below:

“Prior to approval of subdivision improvement plans, the applicant shall submit a revised site plan
showing the proposed access control at Laetitia Vineyard Drive for County Department of Planning
and Building, ard California Department of Forestry and Fire Protection (CAL FIRE), and California
Department of Transportation (Caltrans) review and approval. This site plan shall detail the features
to be installed that will allow emergency access while limiting typical residential traffic. Potential
access control measures could include, but not be limited to, a gate controlled by opticom
transmitters and detectors, a gate that does not open to allow east-bound ingress of non-emergency
vehicles, use of a "KNOX" box to permit emergency vehicle access, and signage. No occupancy
shall occur until all improvements are completed. A 24-hour per day, 7 days per week, 365 days per
year guard will be stationed at the access control point on Laetitia Vineyard Drive.” Additional
correspondence from Caltrans (May 9, 2014) states that use of this driveway for secondary access
“would constitute an unapproved use” because the existing encroachment permit for the driveway
access onto Highway 101 is identified for use as a winery and tasting room. In addition, use of this
driveway for secondary access would “create its own set of public safety and traffic operations
problems” (Caltrans 2014). The County and Caltrans considered the applicant’s statements, and
maintain that the impact would be significant and unavoidable.

LV10-18

Please refer to Final EIR Section V.C. Air Quality, updated air quality modeling (EIR Appendix C),
and updated mitigation measures. Regarding installation of solar panels, current technology does
not produce reflective panel surfaces in order to increase absorption of solar energy.

LV10-19

Please refer to Final EIR Section V.C. Air Quality, updated air quality modeling (EIR Appendix C),
and updated mitigation measures. Mitigation requiring onsite bicycle lanes has been removed
based on the nature and location of the private development.

Final EIR
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Comment
No.

LV10-20

Comment

Please refer to Final EIR Section V.C. Air Quality, updated air quality modeling (EIR Appendix C),
and updated mitigation measures. Mitigation requiring pedestrian signalization/signage has been
removed based on the nature and location of the private development.

LV10-21

The commenter's notation is noted.

LV10-22

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

LV10-23

Draft EIR mitigation measure AQ/mm-14 (Final EIR measure AQ/mm-22) has been modified by
deleting references to the equestrian center.

LV10-24

Draft EIR mitigation measure AQ/mm-15 has been deleted because the applicant is no longer
proposing to construct and operate an equestrian center.

LV10-25

Draft EIR mitigation measure N/mm-2 (Final EIR mitigation measure N/mm-3) has been modified by
deleting the reference to the equestrian center. Please also refer to response to comment LV10-12,
above. The recommended measure is not included in the Final EIR, but may be considered by the
County decision makers.

LV10-26

When compliance with an existing regulation alone would not avoid or reduce identified significant
effects, additional mitigation may be required. The aesthetics analysis assumes that required
Highway Corridor Design Standards would be implemented, and notes that “Further review and
analysis is required for projects requiring a discretionary permit, such as subdivisions. Based on the
size, density, and location of proposed development, the project appears inconsistent with the intent
of the Highway Corridor Design Standards to preserve the existing rural landscape as seen from the
highway, and implementation of the standard guidelines would not sufficiently mitigate potential
visual impacts” (refer to EIR Section V.A. Aesthetics, 2. Regulatory Setting, f. San Luis Obispo
County General Plan Land Use Element South County Area Plan).

LV10-27

Please refer to responses to comments LV10-26 and LV9-51. Visual impact analysis is site specific
and project specific. Highway 1 and Highway 101 are different roadways, with different landscapes,
vegetation, and scenic features. The County LUO (South County Area Plan) identifies areas subject
to Highway Corridor Design Standards due to visual sensitivity more than one mile from Highway
101 (refer to Figure 112-8). The Cayucos Fringe Viewshed Ordinance (deleted from the County
LUO in 2010) provided standards for projects that would typically require a Zoning Clearance. Many
of these types of standards, in addition to Highway Corridor Design Standards required by the LUO,
are incorporated as mitigation in the EIR (Section V.A. Aesthetics). These standards may address a
single residence, but are not adequate to fully mitigate the adverse effects of a row of development
located in the upper elevations of the ridgeline. In addition, please refer to the Recirculated EIR
(2013) and Final EIR. Mitigation identified for the proposed project remains in the EIR. Mitigation
required for a selected project alternative would be modified based on the approved project, and
subject to findings.

LV10-28

Please refer to the Recirculated EIR (2013) and Final EIR, which include the Applicant's Mitigated
Project and relocation of the water tank. Mitigation required for a selected project alternative would
be modified based on the approved project, and subject to findings.

LV10-29

Please refer to the Recirculated EIR (2013) and Final EIR, which include the Applicant's Mitigated
Project and removal of Lot 46 from its originally proposed location. Mitigation required for a selected
project alternative would be modified based on the approved project, and subject to findings.

LV10-30

Please refer to response to comment LV9-51, which applies to both the proposed project and the
Mitigated Project Alternative.

Final EIR
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Comment
No.

LVv10-31

Comment

Please refer to the Recirculated EIR (2013) and Final EIR, which include the Applicant's Mitigated
Project and redesign of Sub-Cluster A. Mitigation required for a selected project alternative would
be modified based on the approved project, and subject to findings.

LV10-32

Please refer to the Final EIR. Mitigation measure AES/mm-20 has been deleted because the
applicant is no longer proposing to construct and operate an equestrian center.

LV10-33

The commenter does not note any changes to Draft EIR mitigation measure AES/mm-26.

LV10-34

RWQCB Resolution No. 69-1 states that “city and county governments are requested to...2. Prohibit
the development of any subdivision, trailer park, or similar development that will use its own
community system for the disposal of sewage unless: a. The subdivision, trailer park, or similar
development is within or has access to a pre-existing governmental entity (city or district) that has
authority to and has stated its intent to assume responsibility for the planning, construction,
operation, and maintenance of the sewerage system or has authority to and has stated its intent to
review plans and construction and assume operation and maintenance of the sewerage system
upon certification by the appropriate health officer that the system is failing; and, b. The
governmental entity (county, city or district) has developed a master plan for sewerage, pursuant to
Section 65300, et seq. of the California Government Code, which includes the subdivision, trailer
park, or similar development” (adopted February 14, 1969). In addition, regarding community
systems, the Basin Plan notes that “if a demonstration is made to the Regional Board that an
existing public agency is unreasonable, a private entity with adequate financial, legal, and
institutional resources to assume responsibility for waste discharges may be acceptable” (Basin
Plan 2011, page IV-66). Both the County and Regional Water Quality Control Board approval will be
required for the proposed wastewater treatment facility.

LV10-35

The County Trails Map shows a trail corridor along Los Berros Creek, extending east of U.S.
Highway 101 up to North Dana Foothill Road. Based on review of the project parcels, there is a
linear corridor available for trail development in this area.

LV10-36

The recommended mitigation measure has been incorporated into the Final EIR as PSU/mm-7:
“Prior to approval of the final map, the following measure shall be included in the CC&Rs for the
proposed subdivision: New homeowners shall receive orientation and information regarding fire
safety requirements on the property, including planting and maintenance of fire safe vegetation, on-
site vegetation management and fuel load reduction, procedures in the event of a fire, and other
necessary information as identified by CAL FIRE. The homeowners association shall hold regular
meetings at least once a year with the homeowners and occupants to emphasize fire safety on the
property and procedures in the event of an emergency”. This measure clarifies additional fire safety
educational measures to occur for the life of the project.

LV10-3 Mitig

ation Measures Accepted by the Applicant and Applicable to the Mitigated Project

LV10-37

The commenter does not note any changes to the mitigation measures captured within this
comment bracket.

LV10-38

Please refer to Recirculated EIR Section V.P. Water Resources (2013) and the Final EIR, and
mitigation measure WAT/mm-1 which incorporates maximum yields based on the sustainable yield
analysis (Geosyntec 2011).

LV10-39

The commenter does not note any changes to the mitigation measures captured within this
comment bracket.

LV10-40

Please refer to response to comment LV10-9 above regarding previous measure WAT/mm-7.

LV10-41

The commenter does not note any changes to the mitigation measures captured within this
comment bracket.

Final EIR
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Comment
No.

LV10-42

Comment

Please refer to Recirculated EIR Section V.E. Biological Resources (2013) and the Final EIR, which
incorporates the suggested modification (deletion of “Prior to map recordation”) in order to apply to
all aspects of the project that require grading.

LV10-43

The commenter does not note any changes to the mitigation measures captured within this
comment bracket.

LV10-44

Please refer to response to comment LV10-10 above regarding mitigation measure AG/mm-1.

LV10-45

Please refer to Final EIR mitigation measure AG/mm-2, which has been modified to state [new
language in italics]: “Prior to issuance of construction permits for individual lot development, plans
shall show that existing trees and-vegetation located between residential building envelopes and
agricultural areas shall be retained to the maximum extent feasible to provide a vegetative barrier
between residential and agricultural uses” in order to recognize that vegetation management will be
required by CAL FIRE, and low-lying vegetation does not provide a buffer to dust and noise.

LV10-46

Please refer to response to comment LV10-11 regarding mitigation measure AG/mm-3.

LV10-47

Please refer to response to comment LV10-12 regarding mitigation measures AG/mm-4.

LV10-48

Please refer to response to comment LV10-13 regarding TR/mm-1.

LV10-49

Please refer to response to comment LV10-13 regarding TR/mm-2.

LV10-50

The commenter does not note any changes to the mitigation measures captured within this
comment bracket.

LV10-51

Please refer to response to comment LV10-16 regarding TR/mm-5.

LV10-52

The commenter does not note any changes to the mitigation measures captured within this
comment bracket.

LV10-53

Based on County staff's consultation with the County Public Works Department (Honeycutt 2014),
improvements to Upper Los Berros Road are required up to any proposed residential access road
intersections with Upper Los Berros Road. Road improvements for the future dude ranch project
would not be required until construction of the dude ranch project. The Final EIR includes the
following modifications to mitigation measure TR/mm-10 [new language in italics]:

Prior to approval of subdivision improvement plans, the applicant shall submit road improvement
plans to the County Department of Public Works and CAL FIRE for review showing roadway
improvements in conformance with County Standard A-1(f) along Upper Los Berros Road, up to
proposed residential access road approaches to Upper Los Berros Road. Prior to construction of
the Dude Ranch, the unpaved sections of Los Berros Road up to the proposed Dude Ranch access
point shall be paved in accordance with County standards. No occupancy shall occur until all
improvements are completed.

LV10-54

Mitigation measure TR/mm-11 has been modified to state [new language in italics]: “Prior to
approval of subdivision improvement plans, the applicant shall submit a revised site plan showing
the proposed access control at Laetitia Vineyard Drive for County Department of Planning and
Building, and California Department of Forestry and Fire Protection (CAL FIRE), and California
Department of Transportation (Caltrans) review and approval. This site plan shall detail the features
to be installed that will allow emergency access while limiting typical residential traffic. Potential
access control measures could include, but not be limited to, a gate controlled by opticom
transmitters and detectors, a gate that does not open to allow east-bound ingress of non-emergency
vehicles, use of a “"KNOX" box to permit emergency vehicle access, and signage. No occupancy
shall occur until all improvements are completed. A 24-hour per day, 7 days per week, 365 days per
year guard will be stationed at the access control point on Laetitia Vineyard Drive”.

LV10-55

The commenter does not note any changes to the mitigation measures captured within this
comment bracket.
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Comment
No.

LV10-56

Comment

Please refer to responses to comments LV10-18 through LV10-21 regarding Draft EIR mitigation
measure AQ/mm-12 (Final EIR mitigation measure AQ/mm-19).

LV10-57 | Please refer to response to comment LV10-22 regarding Draft EIR mitigation measure AQ/mm-13.
LV10-58 | Please refer to response to comment LV10-23 regarding Draft EIR mitigation measure AQ/mm-14.
LV10-59 | Please refer to response to comment LV10-24 regarding Draft EIR mitigation measure AQ/mm-15.
The commenter does not note any changes to the mitigation measures captured within this
LV10-60
comment bracket.
LV10-61 | Please refer to response to comment LV10-25 regarding Draft EIR mitigation measure NS/mm-2.
The commenter does not note any changes to the mitigation measures captured within this
LV10-62
comment bracket.
LV10-63 | Please refer to response to comment LV10-26 regarding Draft EIR mitigation measure AES/mm-5.
The commenter does not note any changes to the mitigation measures captured within this
LV10-64
comment bracket.
Mitigation measure AES/mm-7 has been modified to state [new language in italics]: “Prior to
approval of the subdivision improvement plan, the applicant shall medify-the submit a final lighting
plan that is consistent with the following measures as-follews:
a. Post lighting shall only be used at the ranch headquarters and-the-equestrian-facility, and shall
be fully shielded from public roadways.
b. All lighting required along roadways shall be shielded bollard lighting maximum four feet tall and
LV10-65 only used to delineate intersections and critical driving decision points.
c. Lighting shall be the minimum required by county ordinance for a private residential
development.
d. Lighting shall not shine light or glare upwards.
The modified language is clarifying in nature, and does not change the intent or effectiveness of the
original measure.
The commenter does not note any changes to the mitigation measures captured within this
LV10-66
comment bracket.
LV10-67 | Please refer to response to comment LV10-27 regarding mitigation measure AES/mm-9.
LV10-68 | Please refer to response to comment LV10-27 regarding mitigation measure AES/mm-10.
LV10-69 | Please refer to response comment LV10-28 regarding mitigation measure AES/mm-11.
LV10-70 | Please refer to response to comment LV10-29 regarding mitigation measure AES/mm-12.
The Final EIR does not include a revision to AES/mm-13 because modifications to mitigation
measures would occur through development of findings and the final Mitigation Monitoring and
LV10-71 | Reporting Plan, and would be relevant to the project approved by the County decision makers. It is
anticipated that the agricultural resources mitigation measures identified in the EIR would also apply
to the Mitigated Project Alternative.
LV10-72 | Please refer to response to comment LV10-30 regarding mitigation measure AES/mm-14.
LV10-73 | Please refer to response to comment LV10-30 regarding mitigation measure AES/mm-15.
LV10-74 | Please refer to response to comment LV10-31 regarding mitigation measure AES/mm-16.
The commenter does not note any changes to the mitigation measures captured within this
LV10-75
comment bracket.
LV10-76 | The Final EIR does not include a revision to AES/mm-18 because modifications to mitigation
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Comment
No.

Comment

measures would occur through development of findings and the final Mitigation Monitoring and
Reporting Plan, and would be relevant to the project approved by the County decision makers. In
general, the suggested changes appear to be appropriate for the Mitigated Project Alternative.

LV10-77

The commenter does not note any changes to the mitigation measures captured within this
comment bracket.

LV10-78

Please refer to response to comment LV10-32 regarding mitigation measure AES/mm-20.

LV10-79

The Final EIR does not include a revision to AES/mm-21 because modifications to mitigation
measures would occur through development of findings and the final Mitigation Monitoring and
Reporting Plan, and would be relevant to the project approved by the County decision makers.
Based on review of the Mitigated Project Alternative, a 25-foot height limit is recommended to avoid
potentially significant visual impacts as seen from Highway 101, as recommended in the EIR.
Provisions may be provided to require a lot-specific visual analysis to verify that the structure would
not silhouette prior to issuance of a building permits within Sub-Cluster D, if a project alternative is
identified that would locate residences in this area.

LV10-80

The commenter does not note any changes to the mitigation measures captured within this
comment bracket.

LV10-81

Mitigation measure AES/mm-23 has been edited to correct a minor typo as follows: “Prior to

issuance of a construction permit for the wastewater treatment facility, the applicant shall provide

wastewater recycling facility building plans showing:

a. Roof and exterior wall colors shall be limited to deep earth tones, browns and grays and no
brighter than six in chroma and value on the Munsell Color Scale Chart. Shiny metal roofs,
bright orange red or blue roofs shall be prohibited.

LV10-82

The commenter does not note any changes to the mitigation measures captured within this
comment bracket.

LV10-83

Draft EIR Mitigation measure AES/mm-25a (Final EIR mitigation measure AES/mm24a) has been
slightly modified as follows: “a. Visibility of the built portion of the dude ranch from Upper Los
Berros Road shall be eliminated avoided or minimized to the greatest extent pessible feasible
through setbacks from Upper Los Berros Road, site design and retention of existing vegetation. The
development shall not rely solely on architectural design and/or new landscaping to reduce visibility”.

LV10-84

The commenter does not note any changes to Draft EIR mitigation measure AES/mm-26 (Final EIR
mitigation measure AES/mm-25).

LV10-85

The commenter does not note any changes to the mitigation measures captured within this
comment bracket.

LV10-86

Please refer to response to comment LV10-34 regarding mitigation measure WW/mm-4.

LV10-87

Please refer to response to comment LV10-35 regarding mitigation measure REC/mm-1.

LV10-88

The commenter does not note any changes to the mitigation measures captured within this
comment bracket.

LV10-89

Mitigation measure HM/mm-2 has been modified to state [new language in italics]: “At the time of
application for subdivision improvement plans or grading permits, the applicant shall submit an
access plan showing secondary access at Laetitia Vineyard Drive. Crash gates shall not be
allowed. Proposed gates shall open automatically upon approach. Potential access control
measures could include, but not be limited to, a gate controlled by opticom transmitters and
detectors, a gate that does not open to allow east-bound ingress of non-emergency vehicles, use of
a "KNOX” box to permit emergency vehicle access, and signage. No occupancy shall occur until all
improvements are completed. A 24-hour per day, 7 days per week, 365 days per year guard will be
stationed at the access control point on Laetitia Vineyard Drive”.
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Comment Comment
No.
The Final EIR does not include a revision to HM/mm-2 because modifications to mitigation
measures would occur through development of findings and the final Mitigation Monitoring and
LV10-90 | Reporting Plan, and would be relevant to the project approved by the County decision makers.
Based on review of the Mitigated Project Alternative, the proposed edits appear to be appropriate if
this alternative is approved by the County decision makers.
The commenter does not note any changes to the mitigation measures captured within this
LV10-91
comment bracket.
LV10-92 | Please refer to response to comment LV10-36 regarding mitigation measure PSU/mm-6.
LV10-4 Laetitia Tree Impacts Exhibits
LV10-03 The referenced exhibits were reviewed and the results are incorporated into the Recirculated EIR
(2013) and Final EIR.
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LV-11-1
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LVv-11-2

LV-11-3
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Lv-11-3
(cont'd)

LVv-11-4

LV-11-5
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LV-11-5
(cont'd)
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LV-11-6

LVv-11-7

LV-11-8

LV-11-9
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LV-11-10

Lv-11-11

LV-11-12

LV-11-13
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LVv-11-14

LV-11-15

LV-11-16

LVv-11-17
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LVv-11-18

LV-11-19

LV-11-20

Lv-11-21

LV-11-22

LV-11-23
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Water
Ragourced Michae! Winn Sus Lufi Courtney Howard
Advisary Chalrparson Vice Chalrperson Sacratary
g Roam 207, County Govemmenl Cenler  PH (805 7811018
San Luls Oblspo CA 83401 FAX (R05) 788-2182

Wb
Siew Sruee June 12, 2012
1EI0 Carfrougl
o Honorable James Palterson
Dty ™" Chairperson, Board of Supervisors
famas Tosmay County of S8an Luis Obispo
P 976 Osos Street
awan San Luis Obispo, CA 93408-2040
Tien Brow
Ao G
Rusa Thamgasn Subject: Water Resources Advisory Committee Comments on the Water
ot Menar Resource Components of the Revised Draft Environmental
Sebhackey Impact Report for the Proposed Laetilia Agricultural Cluster
roah-iog Development
‘Envliloghad Abikal
am- Dear Chairperson Patterson:
Eon Luis Oatoe On May 2, 2012, the Water Resources Advisory Commitiee (WRAC) formed
B0 remne. an ad hoc subcommittee, tasked with reviewing the Revised Draft
o Bhcae Environmental Impact Report (RDEIR) for potential water supply, wastewater
00 fapoh 620 and groundwater impacts if the proposed Laetitia Agricultural Cluster
1o Gaoa o subdivision is approved.
m Ad hoc subcommitiee members included Alternate Member D. Chipping
::::: (Environmental at-Large), Member Garfinkel (District 2), Member Hyman
San sl €50 (District 3), Member Winn (Nipomo CSD), Alternate Member Wald
chat omis. (Environmental at-Large), and Member Toomey (District 4). Member Hyman
sk served as subcommittee chair. The subcommitiee met to review the Laetitia
Tmphiio o50 Agricultural Cluster Subdivision RDEIR on May 14, 2012. Subsequent
cumisatwrco | discussions on the issues raised at this meeting were conducted via email
Wcras boocast from May 16™ through May 22
Jackls Gt
g On June 6, 2012, the WRAC reviewed and revised the adhoc
e subcommittee’s report and voted (18-0-0) to submit the attached report to you
Ll Zunse for consideration. The WRAC recommends that your honorable Board
e Graiaing require thal the issues raised in the atlached report be addressed if you
:ﬁ"‘“m decide to proceed with project approval,
Esdmemanty AlLLage
Areiy Glsaple
Dopaet At Lo
dare Nkl
Adpgescirm AT

Tiadal Thawmas
‘Colipmis ManY Comty
Jahn Riad

LV-11-25

Camp 510 Purposo of the Committon:
Egrerin khaul To advise the County Board of concerning ail policy decisions relating lo the waler resources
Cuayts Cobags of ihe SLO County Flood Canirel & Water Consarvallon Digirdel. To racommand o the Board spedfic
A Emme waler resaurce programs. To recommend methods of financing waler resounce programs.
A M Exearpis frm WRAC Sylaws dalsd 322011
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LV-11-25
(cont'd)
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LV-11-25
(cont’d)
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LV-11-25
(cont'd)
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LV-11-25
(cont’d)
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LV-11-25
(cont’d)
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LV-11-25
(cont’d)
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LV-11-25
(cont’d)
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LV-11-26

LVv-11-27
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Lv-11-27
(cont'd)
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Lv-11-27
(cont'd)
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Responses to Kronick Moskovitz Tiedemann & Girard’s Comments
(Exhibit LV-11)

Comment Comment
No.
LV11-1 | Please refer to responses to specific comments below.
LV11-2 | Please refer to responses to specific comments below.
LV11-3 | Please refer to response to comment LV8-15 regarding density calculations.
LV11-4 | The calculations noted in the commenter’s letter are noted.
LV11-5 | Please refer to response to comment LV8-15 regarding density calculations.
Please refer to Recirculated EIR Section V.P. Water Resources, and responses to comment letters
LV11-6 | WRAC(a) and WRAC(b), which were prepared based on review of comments submitted by CHG
and WRAC. References to applicable responses are noted below.
The commenter did not provide a specific response regarding control of the water facility and
LV11-7 ”
wastewater treatment facility.
Based on the County’s interpretation of the Agriculture Element, even though the project is an
agricultural cluster, it is not exempt from consideration of consistency with AGP11. This policy is in
LV11-8 oo L ’ .
place to consider if the residential and non-agricultural components of the project would affect
agricultural water supplies.
As proposed in WAT/mm-1, the estimated sustainable yield would be 62.4 afy, which is
approximately 135 percent of the estimated project demand, with noted restrictions on water
LV11-9 intensive landscaping and appliances. The lower rate, as compared to the commenter’s identified
sustainable yield, is identified to mitigate for potential impacts to Los Berros Creek and subsequently
other water users in the area. Please also refer to responses to comments WRAC(b)-27, WRAC(b)-
33, WRAC(b)-34, and WRAC(b)-38.
LV11-10 | Please refer to responses to comment WRAC(b)-31.
The commenter’s attached updated figure is included for the record, and for the consideration of
LVv11-11 >
County decision makers.
LV11-12 | Comment noted.
LV11-13 | Comment noted, please also refer to response to comment WRAC(b)-14.
LV11-14 | Comment noted.
LV11-15 | Comment noted, please also refer to responses to comments WRAC(a)-18 and WRAC(b)-13.
LV11-16 Please refer to Figure V.P.-5 in the Final EIR, which correctly identifies the domestic production
wells.
Please refer to Final EIR Section V.P.5.a.1 (Water Resource, Project Specific Impacts and Mitigation
Measures, Project-wide, Sustainable Water Supply), which notes that: “The project includes the use
LV11-17 . . . o et :
of approximately 37 afy of tertiary treated water for agricultural irrigation within approximately 20
acres of new vineyards, which would contribute to a reduction in overall water demand”.
LV11-18 | Please refer to responses to specific comments above regarding Los Berros Creek.
LV11-19 | Comment noted.
LV11-20 | Comment noted.
LV11-21 | Comment noted. Please also refer to responses to comments WRAC(b)-11 and WRAC(b)-12.

Final EIR
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Comment
No.

Comment

Comment noted; please refer to response to comment WRAC(a)-28 and Final EIR Section

LV11-22 | V.P.5.a.1.a Water Resources, Santa Maria Groundwater Basin, Seawater Intrusion, and Subsidence
for additional information.

LV11-23 Commenp noted; please refer to Final EIR Section V.P. Water Resources, 2. Regulatory Setting, b.
State Policies and Regulations, 6) Los Berros Creek Subwatershed Total Maximum Daily Load.

LV11-24 The attachment was reviewed during preparation of Recirculated EIR Section V.P. Water
Resources.

LV11-25 The attachment consists of the June 12, 2012 letter from WRAC, which is addressed in responses to
WRAC(a) and WRAC(b).

LV11-26 | Please refer to responses or comment response references for specific comments below.
The noted comments are in response to comments provided by the County Agricultural

LV11-27 Commissioner’s Office, and were reviewed and considered during preparation of Recirculated EIR

Section V.P. Water Resources and the responses to letters provided by CHG and the County
Agricultural Commissioner's Office and WRAC in response to the EIR.
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KRONICK SLO CNTY
MOSKOVITZ PLANNING/8UIL DING
TIEDEMANN
SUGIRARD | #3423 P 306

Kenneth Bornholdt e LAV EORPORATION 805.786 4302

kbornholdt@kmtg.com

August 23, 2013

BY HAND DELIVERY

Brian Pedrotti. Project Manager
County of San Luis Obispo

Dept. of Planning & Building
976 Osos St.. Room 300

San Luis Obispo. CA 93408-2040

Re: Recirculated RDEIR (July 2013) for Laetitia Agricultural Cluster
Subdivision Tentative Tract Map and Conditional Use Permit
SUB2003-00001 (Tract 2606) SCH# 2005041094

Dear Mr. Pedrotti:

We represent the Applicant in the above-reterenced project (“Project™). The LV12-1
Applicant is hereby resubmitting all of its comments to the Project Dratt EIR (2008) and the
Recirculated Draft EIR (2012) to the above-reterenced document. as applicablie. so that they can
all be addressed in writing in the Project Final EIR.

Enclosed with this letter. please find a copy of all of said comments and a list of
the documents in which the comments are contained. The enclosed comments should be applied
as responsive to the above-referenced document to the tullest extent possible with the broadest
reading as required by CEQA. We request that in preparing the Final EIR. the County respond
in detail to all comments submitted by the Applicant and his representatives. and that responses
address the Applicant’s Mitigated Plan to the maximum extent possible even where comments
may not specitically make reference 10 the updates that have occurred. including the Applicant’s
Mitigated Plan.

The Applicant will also be submitting separately additional comments to the
above-referenced document. which should be addressed tullv and separately under CEQA and
are in addition to the comments that are being resubmitted with this letter.

036032 111939 006 LV-12
733 Marsh Street. Sute 210 San Luis Obispo. Canfornia 93401 Te! 805 786 4302 Fax 805786 43'9  www kmtg com

Sacramento Bakersfield Rosevilla San Luis Obispo | Wainut Creek
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August 23, 2013

Page 2
If you have any questions, please do not hesitate to contact us. Lvi2-1
(cont'd)
Respectfully submitted.
ICK. MOSKOVITZ. TIEDEMANN & GIRARD
KB/clk
cc: John Janneck
Vic Montgomery
Attachments: LV-1 through LV-11
Index to Exhibits
036032 1 11929 (06 L.V-12
SR
S
IRARD |
TR
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Xl. Response to Comments — 2013 RDEIR

Laetitia Agricultural Cluster Tract Map and CUP

Lvi12-1
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Laetitia Agricultural Cluster Tract Map and CUP

Xl. Response to Comments — 2013 RDEIR

Responses to Kronick Moskovitz Tiedemann & Girard’s Comments
(Exhibit LV-12)

Comment
Comment
No.
LV12-1 | Please refer to responses to specific comments as noted.
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Laetitia Agricultural Cluster Tract Map and CUP XI1. Response to Comments — 2013 RDEIR
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A Law CORPORATION
Kenneth Bornholdt 805 786.4302

kbornholdt@kmtg com

August 23, 2013

BY HAND DELIVERY

Brian Pedrotti. Project Manager
County of San Luis Obispo

Dept. ot Planning & Building
976 Osos St.. Room 300

San Luis Obispo. CA 93408-2040

RE: Recirculated RDEIR (July 2013) Laetitia Agricultural Cluster Subdivision
Tentative Tract Map and Conditional Use Permit SUB2003-00001 (Tract 2606) SCH
# 2005041094

Dear Mr. Pedrotti:

We represent the Applicant in the above-referenced project. The Applicant is submitting LV13-1
this comment letter in response to the July 2013 Recirculated Draft Environmental Impact
Report (2013 DEIR"). to specifically address the issue of vested development rights. [he
Applicant will separately be resubmitting its prior comments on the 2008 DEIR and 2012 DEIR.
as well as additional comments on the 2013 DEIR. all of which are separate from and in addition
to the comments in this letter.

1. The Applicant Has A Vested Right To Proceed Under The Ordinances, Policies And | | /1320
Standards In Effect At The Time The Project Application Was Complete

a) The Project Application Was Complete On February 3, 2004

On January 3. 2004. the Applicant submitted an application with San Luis Obispo County
("County™) ftor a vesting tentative tract map and a conditional use permit for the Laetitia
Agricultural Cluster Subdivision Project (“Project™). The application for the tentative tract map
was accepted as complete by the County on February 3. 2004. The proposed Project consists ot
the agricultural cluster subdivision of 21 parcels (totaling approximatelv 1.910 acres) into 106
lots. including 102 residential lots of one acre each: tour open space lots totaling approximatelv
1.787 acres: and approximately 33 acres of internal residential roads. The Project site is located
in the County’'s Agriculture and Rural Lands land use categories. within the South County Inland
Planning Area.

LV-13
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