DATE:

TO:

¢ NOTICE OF PREPARATION —
'-.| DRAFT ENVIRONMENTAL IMPACT REORT

' SAN LUIS OBISPO COUNTY DEPARTMENT OF PLANNING AND BUILDING
976 OS0OS STREET ¢ ROOM 200 ¢ SAN Luis OBIsPO ¢ CALIFORNIA 93408 ¢+ (805) 781-5600
Promoting the Wise Use of Land ¢ Helping to Build Great Communities

February 15, 2011

Interested Parties FROM: Department of Planning and Building
976 Osos St., Rm 300
San Luis Obispo, CA 93408-2040

PROJECT TITLE: Estrella River Vineyard Agricultural Cluster Subdivision

Vesting Tentative Tract 2905
Conditional Use Permit SUB2006-00138
Environmental Determination ED10-109

PROJECT APPLICANT: Estrella River Vineyard, LLC

Agent: Jamie Kirk, Kirk Consulting

RESPONSES DUE BY: March 17, 2011

The County of San Luis Obispo will be the Lead Agency and will prepare an Environmental Impact
Report for the above-referenced project. We need to know the views of your agency as to the scope
and content of the environmental information which is germane to your agency's statutory
responsibilities in connection with the proposed project. Your agency will need to use the
Environmental Impact Report prepared by our agency when considering your permit or other
approval for the project.

PLEASE provide us the following information at your earliest convenience, but not later than the
30-day comment period, which began with your agency's receipt of the Notice of Preparation

(NOP).

1. NAME OF CONTACT PERSON. (Address, e-mail and telephone number)

2. PERMIT(S) or APPROVAL(S) AUTHORITY. Please provide a summary description of
these and send a copy of the relevant sections of legislation, regulatory guidance, etc.

3. ENVIRONMENTAL INFORMATION. What environmental information must be
addressed in the Environmental Impact Report to enable your agency to use this
documentation as a basis for your permit issuance or approval?

4. PERMIT STIPULATIONS/CONDITIONS. Please provide a list and description of
standard stipulations (conditions) that your agency will apply to features of this project. Are
there others that have a high likelihood of application to a permit or approval for this
project? If so, please list and describe.

5. ALTERNATIVES. What alternatives does your agency recommend be analyzed in
equivalent level of detail with those listed above?
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REASONABLY FORESEEABLE PROJECTS, PROGRAMS or PLANS. Please name any
future project, programs or plans that you think may have an overlapping influence with the
project as proposed.

RELEVANT INFORMATION. Please provide references for any available, appropriate
documentation you believe may be useful to the county in preparing the Environmental
Impact Report. Reference to and/or inclusion of such documents in an electronic format
would be appreciated.

FURTHER COMMENTS. Please provide any further comments or information that will
help the county to scope the document and determine the appropriate level of environmental
assessment.

The project description, location, and the probable environmental effects are contained in the
attached materials.

Due to the time limits mandated by State law, your response must be sent at the earliest possible
date, but not later than 30 days after receipt of this notice.

Please send your response to Michael Conger at the address shown above. As requested above, we
will need the name for a contact person in your agency.

Signature

Project Manager
Telephone: (805) 781-5136

Reference: California Administrative Code, Title 14, Section 15082
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Initial Study Summary — Environmental Checklist

SAN LUIS OBISPO COUNTY DEPARTMENT OF PLANNING AND BUILDING
976 OS0S STREET ¢ RoOOM 200 ¢ SAN Luis OBISPO ¢ CALIFORNIA 93408 ¢+ (805) 781-5600

Promoting the Wise Use of Land ¢ Helping to Build Great Communities

(ver 3.3)using Farm

Project Title & No. Estrella River Vineyard Cluster Subdivision Vesting Tentative Tract Map

ED10-109 (SUB2006-00138 TR2905)

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: The proposed project could have a
"Potentially Significant Impact" for at least one of the environmental factors checked below. Please
refer to the attached pages for discussion on mitigation measures or project revisions to either reduce
these impacts to less than significant levels or require further study.

X Aesthetics X Geology and Soils X Recreation

X Agricultural Resources X Hazards/Hazardous Materials  [X] Transportation/Circulation
X Air Quality X Noise X wastewater

X Biological Resources [] Population/Housing X water

X Cultural Resources DX Public Services/Utilities X Land Use

DETERMINATION: (To be completed by the Lead Agency)

On the basis of this initial evaluation, the Environmental Coordinator finds that:

[

[

The proposed project COULD NOT have a significant effect on the environment, and a
NEGATIVE DECLARATION will be prepared.

Although the proposed project could have a significant effect on the environment, there will not
be a significant effect in this case because revisions in the project have been made by or
agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be
prepared.

The proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

The proposed project MAY have a "potentially significant impact" or "potentially significant
unless mitigated" impact on the environment, but at least one effect 1) has been adequately
analyzed in an earlier document pursuant to applicable legal standards, and 2) has been
addressed by mitigation measures based on the earlier analysis as described on attached
sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the
effects that remain to be addressed.

Although the proposed project could have a significant effect on the environment, because all
potentially significant effects (a) have been analyzed adequately in an earlier EIR or
NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided or
mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or
mitigation measures that are imposed upon the proposed project, nothing further is required.

Prepared by (Print) Signature Date

Ellen Carroll,
Environmental Coordinator

Reviewed by (Print) Signature (for) Date
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Project Environmental Analysis

The County's environmental review process incorporates all of the requirements for completing
the Initial Study as required by the California Environmental Quality Act (CEQA) and the CEQA
Guidelines. The Initial Study includes staff's on-site inspection of the project site and surroundings
and a detailed review of the information in the file for the project. In addition, available background
information is reviewed for each project. Relevant information regarding soil types and
characteristics, geologic information, significant vegetation and/or wildlife resources, water
availability, wastewater disposal services, existing land uses and surrounding land use categories
and other information relevant to the environmental review process are evaluated for each project.
Exhibit A includes the references used, as well as the agencies or groups that were contacted as a
part of the Initial Study. The Environmental Division uses the checklist to summarize the results of
the research accomplished during the initial environmental review of the project.

Persons, agencies or organizations interested in obtaining more information regarding the
environmental review process for a project should contact the County of San Luis Obispo
Environmental Division, Rm. 200, County Government Center, San Luis Obispo, CA, 93408-2040 or
call (805) 781-5600.

A. PROJECT

DESCRIPTION: Request by Estrella River Vineyard, LLC for a Vesting Tentative Tract Map (Tract
2905) and a Conditional Use Permit to allow the subdivision of a 562-acre property (consisting
of five legal parcels) into an agricultural cluster development composed of 18 residential
cluster parcels and one agricultural parcel. The cluster parcels vary in size from one acre to
3.18 acres. The agricultural parcel is approximately 537 acres in size and would be preserved
in perpetuity through an agricultural/open space easement, and will be placed under an
agricultural preserve contact. A 2.5-acre development envelope for future agricultural
processing uses and a 2.5-acre development envelope for a future ranch headquarters, which
will include ranch support structures and farm support quarters, are proposed to be located on
the agricultural parcel. The approximate area of disturbance for future residential development
would be 24.92 acres; in addition, the area of disturbance to accommodate new internal
access roads and other infrastructure is estimated to total approximately 2.89 acres. Total site
disturbance for infrastructure improvements is approximately 13.3 acres. Upgrades to the
roadways would require approximately 12,500 cubic yards of cut and 10,000 cubic yards of fill.
Approximately 2,500 cubic yards of excess fill may be exported offsite. The total area of
disturbance would be approximately 38 acres.

The project site is located on the south side of Estella Road, approximately 1.2 miles east of
Jardine Road. The site is immediately adjacent to the Jardine Tract and the Urban Reserve
Line for the City of Paso Robles. The site is within the Agriculture land use category, and is
within the ElI Pomar-Estrella planning area.

This project is a Vesting Tentative Tract Map and was accepted for processing on August 5,
2009. Pursuant to Section 66474.2(a) of the Subdivision Map Act (California Government
Code), this project is being processed for compliance with those ordinances, policies, and
standards in effect at that time. Ordinances, policies, and standards adopted since that time
may only be applied if the County has initiated proceedings and published notices as required
by Section 66474.2 (b) of the Subdivision Map Act.

Water and Wastewater. Water supply would be provided by on-site wells, and a new private
water company would be formed to provide water service to the residential parcels There are
five wells onsite, including two active irrigation wells (Well #1 and #2), one inactive domestic
well (Well #£3), and two abandoned wells. An additional well is proposed within the southern
portion of the property. Two 30-foot diameter, 70,000-gallon water storage tanks and a pump
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house would be located immediately south of the proposed residential cluster. Two unlined
reservoirs are located onsite (10.2 acres total). Each residential lot would be served by an
individual septic system.

Water Conservation. The applicant proposes to include water conservation measures in the
project description, including: limiting irrigated residential landscaping to 5,000 square feet
and turf area to 500 square feet; reducing agricultural water use by implementing capital
improvement projects specific to agricultural production; and/or funding or implementation of
municipal and private water conservation projects within the City of Paso Robles. The
applicant’s intent of the off-site water conservation measures is to off-set the residential water
demand of the project. The applicant’s intent of the on-site water conservation measures is to
reduce the amount of water that is currently being applied to the agricultural crops.

Roads and Access. Existing internal agricultural roads would be improved to serve the
project, including a primary and secondary access road. Both roads would be improved to
meet CAL FIRE all-weather standards. The primary access road would be improved with
asphalt concrete paving, and the secondary access road would be improved with aggregate
base (sections over 12 percent slope would be paved). The roads would be jointly used by the
residential and agricultural uses. Off-site road improvements to Estrella Road would be
required as a condition of the tract.

Drainage Infrastructure. There is one existing road culvert near an existing reservoir onsite;
this culvert would be replaced with a new culvert. A large road culvert, box culvert, or bridge
would be installed at the creek crossing south of the proposed residential cluster. New
culverts would be constructed to manage a 100-year rainfall event.

The topography is generally level to gently sloping; areas adjacent to drainages and the
Estrella River are moderately to steeply sloping. The project site supports 351 acres of
agricultural production, including 229.2 acres of irrigated vineyards, 41.86 acres of irrigated
blueberries, and seasonal planting of 80 acres of organic spinach. Existing development
includes agricultural accessory structures and agriculture-related infrastructure, including
roads, irrigation systems, electric utilities, and water tanks. The applicant proposes
agricultural buffers on the residential parcels ranging from 200 to 250 linear feet.

Water Resources Policy Background Summary

The project site is located within the Paso Robles Groundwater Basin, which has been the subject of
several studies including: Final Report-Paso Robles Groundwater Basin Study (Fugro West; August
2002); Update for the Paso Robles Groundwater Basin (Todd Engineers; December 2007); Resource
Capacity Study: Water Supply in the Paso Robles Groundwater Basin (San Luis Obispo County;
February 2008); and, Evaluation of Paso Robles Groundwater Basin Pumping (Todd Engineers; May
2009). The most recent resource capacity study (Fugro; 2010) suggests a potential for overdraft (i.e.
reaching perennial yield) to occur in the aquifer within the next decade, and further studies are
recommended. On February 1, 2011, the San Luis Obispo County Board of Supervisors certified a
Level of Severity (LOS) Ill for the Paso Robles Groundwater Basin and directed staff to pursue the
recommendations identified in the Resource Capacity Study. An LOS Il is defined as occurring
when:

Water demand equals the available resource; the amount of consumption has reached the
dependable supply of the resource. A Level Ill may also exist if the time required to correct the
problem is longer than the time available before the dependable supply is reached.
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The applicant submitted materials in support of the project, including: Water Adequacy Assessment
(Cleath-Harris Geologists, Inc.; July 27, 2009), Estrella River Vineyard Project: On-Site Water
Conservation and Agricultural Resource Impacts (Strickland; November 10, 2009), On-site Water
Mitigation Proposal (Kirk Consulting; November 11, 2009), Review of Proposed Estrella River
Vineyard Agricultural Cluster (Luhdorff and Scalmanini Consulting Engineers; March 22, 2010), and
Water Supply and Mitigation Measures Proposed Estrella River Vineyard Agricultural Cluster
(Luhdorff and Scalmanini Consulting Engineers; May 10, 2010). This documentation includes a
description of applicant-provided on and off-site water conservation measures, which would be
incorporated into the project, including: reduced agricultural water use; and municipal and private
water conservation measures within the City of Paso Robles. The applicant had previously proposed
direct connection to Nacimiento water as a means to offset project water use, but this is no longer part
of the project.

Approval of an agricultural cluster requires the decision-making body to make a finding that:

The water resources and all necessary services are adequate to serve the proposed
development, including residential uses, as well as existing and proposed agricultural
operations on the subject site and in the site vicinity (Section 22.22.150B.5.d).

Upon review of the evidence and documentation in the record, staff was unable prepare a supportive
argument for the agricultural cluster finding stated above. Therefore, the proposed project was
presented to the Planning Commission on May 13, 2010 with a staff-recommendation for denial based
on the following reasons:

1. Groundwater pumping in the Paso Robles Groundwater Basin is expected to exceed
perennial yield in the near future, resulting in overdraft conditions. The long-term
sustainability of water resources in the Paso Robles Groundwater Basin is uncertain at

best.

2. The project site lies within an “area of concern” (referred to in the report as a “cone of
depression”) which has seen a continuous decline in water levels over the last decade.

3. The project would result in a net increase in water usage.

4. Mitigation proposed to offset net water usage is infeasible.

Staff also recommended that the Commission may consider completion of an EIR, due the fair
argument that the project would result in a potentially significant impact. The Planning Commission
considered evidence in the record, staffs recommendation, and the applicant’s testimony, and
directed staff to prepare an EIR for the project.

ASSESSOR PARCEL NUMBER(S): 015-014-001 through 015-014-009
Latitude: 35° 40.842'N Longitude: 120° 35.020'W SUPERVISORIAL DISTRICT # 1
B. EXISTING SETTING

PLANNING AREA: El Pomar/Estrella, Rural
LAND USE CATEGORY: Agriculture
COMBINING DESIGNATION(S): Airport Review, Flood Hazard

EXISTING USES: Agricultural uses, accessory structures, vineyards, blueberries, spinach

TOPOGRAPHY: Gently sloping to moderately sloping
VEGETATION: Grasses , oak savannah
PARCEL SIZE: Five parcels totaling 562 acres
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SURROUNDING LAND USE CATEGORIES AND USES:

‘ North: Agriculture; crop production East: Agriculture; crop production

South: Agriculture; crop production West: Residential Suburban;
single-family residence(s)
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C. ENVIRONMENTAL ANALYSIS

During the Initial Study process, several issues were identified as having potentially significant
environmental effects (see following Initial Study). Those potentially significant items associated with
the proposed uses can be minimized to less than significant levels.

COUNTY OF SAN LUIS OBISPO
INITIAL STUDY CHECKLIST

1. AESTHETICS - Will the project: Potentially  Impact can Insignificant Not

Significant & will be Impact Applicable
mitigated
a) Create an aesthetically incompatible [] X [] []

site open to public view?

b) Introduce a use within a scenic view
open to public view?

C) Change the visual character of an
area?

d) Create glare or night lighting, which
may affect surrounding areas?

OO o oo
X X X KX
OO o oo
OO o oo

e) Impact unique geological or
physical features?
f) Other:

Setting. The project site is located on the southern side of Estrella Road, east of the City of Paso
Robles. The area is characterized by agricultural production crops and facilities, wineries and tasting
rooms, and residential development. The topography of the area consists of gently to moderately
sloping hills and valleys cut by creeks and drainages, including the Estrella River. Naturally-occurring
vegetation includes grasses, forbs, oak woodland, and individual oak trees. Public roadways in the
area include Highway 46, Jardine Road, and Estrella Road.

The project site consists of gently rolling topography divided by drainage swales. Unpaved
agricultural roads provide access to agricultural crops, including vineyards, blueberries, and spinach.
Agricultural structures are present onsite. The primary access road, extending from Estrella Road, is
gated. Adjacent development includes the Jardine residential subdivision to the immediate west. The
project site is not located within a combining designation overlay for protection of scenic resources
(i.e., Sensitive Resource Area, Highway Corridor Design Standards).

The San Luis Obispo County Design Guidelines document consists of “design objectives, guidelines
and examples that will help retain and enhance the unique character of the unincorporated
communities and rural areas of San Luis Obispo County”. The following design objectives apply to
the project site:

RU-1 New residential subdivisions should locate building envelopes where the visibility of new
buildings from public roadways and adjoining properties will be minimized.

RU-2: Building form and roof design should further enhance the rural character of the area.
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a. Building styles. Building styles or forms that 1) appear to mimic the surrounding
topography, or, 2) evoke the traditional farm or ranch house style are highly encouraged.
Box-like or square buildings that have little relation to the surrounding topography or
historic use of the area are discouraged.

b. Roof design. Hip roofs and staggered or overlapping roofs are encouraged as a means to
blend the building into the surrounding landscape.

RU-6: Water tanks should be located or painted to reduce their visibility.

RU-7: Landscaping should be consistent with the type of plants naturally occurring in the County and
should limit the need for irrigation.

Impact. The applicant proposes to subdivide the project site into 18 residential cluster parcels and
one agricultural parcel. A building envelope is proposed on each residential parcel, and each lot
would be individually sold and developed. Additional improvements include a primary and secondary
access road, two 30-foot diameter water tanks and a pump station, a 2.5-acre site for a future
agricultural processing use, and a 2.5-acre site for a future ranch headquarters. The area proposed
for development is located approximately one mile north of Highway 46, and immediately east of the
Jardine residential subdivision. Based on preliminary field review, the proposed development would
not be visible from Highway 46 due to distance and intervening topography and development.
Proposed development and infrastructure improvements would be visible from Estrella Road;
however, intervening topography would likely dominate the viewshed and shield the residential
development as seen from various locations along the roadway.

Based on the proposed location of the project, the residential development and associated
improvements would likely be consistent with the adjacent development and character of the area.
Long-term impacts may occur due to grading and site disturbance, structural silhouetting (as seen
form public roads), and design features inconsistent with the overall agricultural character of the area.

Mitigation/Action Required. The EIR shall include an evaluation of potential impacts to visual
resources. The analysis shall determine if public views (i.e., views from public roadways) of the
project site would be significantly impacted by the proposed project, including the residential
development, ranch headquarters, agriculture processing site, and related infrastructure. The
analysis shall include the following:

1. Establish the existing visual character of the area, identify key viewing areas (KVAs) from
public view corridors, provide photo-documentation, and explanation why proposed KVAs
provide a reasonable representation of the aesthetic baseline.

2. As an optional task (to be authorized by the County), provide accurate and verifiable
photo-simulations and an accompanying written analysis of impacts as they relate to
relevant policies, standards, and thresholds of significance.

3. Identify feasible mitigation measures. In addition to consistency with the County Design
Standards identified above, measures may include, but not be limited to: restoration of
disturbed soils, site-specific design standards for structural development, landscaping, and
lighting, and incorporation of these measures into tract Conditions, Covenants, and
Restrictions (CC&RS).
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2. AGRICULTURAL RESOURCES Potentially Impactcan Insignificant Not
_Will the project: Significant & will be Impact Applicable

mitigated

a)  Convert prime agricultural land to X [] [] []

non-agricultural use?

b)  Impair agricultural use of other X [] [] []

property or result in conversion to
other uses?

c) Conflict with existing zoning or X [] [] []

Williamson Act program?

d) Other: [] [] [] []

Setting. Project Elements. The following area-specific elements relate to the property’s importance
for agricultural production:

Land Use Cateqory: Agriculture Historic/Existing Commercial Crops: Wine grapes,
blueberries, organic spinach

State Classification: Prime Farmland (if irrigated); In Agricultural Preserve? No
Farmland of Statewide Importance; not Prime
Farmland

Under Williamson Act contract? No

The soil type(s) and characteristics on the subject property include:

Arbuckle fine sandy loam, (0 - 2% slope). This nearly level soil is considered well drained. The soil
has slight erodibility and moderate shrink-swell characteristics, as well as having
potential septic system constraints due to: slow percolation. The soil is considered
Class 4 without irrigation and Class 1 when irrigated.

Arbuckle-Positas complex, (9 - 15 % slope). This moderately sloping soil is considered well drained.
The soil has slight to severe erodibility and moderate to high shrink-swell characteristics, as well
as having potential septic system constraints due to: slow percolation. The soil is considered
Class 4 without irrigation and Class 4 when irrigated.

Arbuckle-Positas complex, (30 - 50 % slope). This steeply to very steeply sloping soil is considered
well drained. The soil has severe erodibility and high shrink-swell characteristics, as well as
having potential septic system constraints due to: steep slopes and slow percolation. The soil is
considered Class 7 without irrigation and Class 7 when irrigated.

Arbuckle-Positas complex, (50 - 75 % slope). This very steeply sloping soil is considered well
drained. The soil has very severe erodibility and high shrink-swell characteristics, as well as
having potential septic system constraints due to: steep slopes and slow percolation. The soil is
considered Class 7 without irrigation and Class 7 when irrigated.

Arbuckle-San Ysidro complex, (2 - 9% slope). This gently sloping soil is considered well to
moderately well drained. The soil has slight to moderate erodibility and high shrink-swell
characteristics, as well as having potential septic system constraints due to: slow percolation.
The soil is considered Class 4 without irrigation and Class 3 when irrigated.

Avar and Diablo soils, (15 - 30 % slope). This moderately to steeply sloping soil is considered well
drained. The soil has moderate to severe erodibility and high shrink-swell characteristics, as
well as having potential septic system constraints due to: steep slopes, shallow depth to

County of San Luis Obispo, Initial Study for Estrella River Vineyard Page 8



bedrock, and slow percolation. The soil is considered Class 4 without irrigation and Class 4
when irrigated.

Cropley clay, (2 - 9% slope). This gently sloping soil is considered moderately well drained. The soil
has slight to moderate erodibility and high shrink-swell characteristics, as well as having
potential septic system constraints due to: slow percolation. The soil is considered Class 4
without irrigation and Class 2 when irrigated.

Nacimiento-Los Osos complex, (9 - 30 % slope). This moderately to steeply sloping soil is considered
well drained. The soil has moderate to severe erodibility and high shrink-swell characteristics,
as well as having potential septic system constraints due to: steep slopes, shallow depth to
bedrock, slow percolation. The soil is considered Class 4 without irrigation and Class 4 when
irrigated.

San Ysidro loam, (0 - 2% slope). This nearly level soil is considered well drained. The soil has slight
erodibility and high shrink-swell characteristics, as well as having potential septic system
constraints due to: slow percolation. The soil is considered Class 4 without irrigation and Class
3 when irrigated.

Still clay loam, (0 - 2% slope). This nearly level soil is considered well drained. The soil has slight
erodibility and moderate shrink-swell characteristics, as well as having potential septic system
constraints due to: slow percolation. The solil is considered Class 4 without irrigation and Class
1 when irrigated.

The project site is located within the Agriculture land use category. The project site consists of five
legal parcels totaling 562 acres. The project site supports 351 acres of agricultural production,
including 229.2 planted acres of irrigated vineyards, 41.86 acres of irrigated blueberries, and seasonal
planting of 80 acres of organic spinach. Existing development includes agricultural accessory
structures and agriculture-related infrastructure, including roads, irrigation systems, electric utilities,
and water tanks. The project site is not under a Williamson Act contract or within an agricultural
preserve. Several properties to north and south are under agricultural preserves.

Impact. The applicant proposes an agricultural cluster including 18 clustered lots and one agricultural
parcel. The residential density was determined based on the “land capability test” identified in LUO
Section 22.22.040.C, which states that the minimum parcel size for new parcels shall be based on the
Natural Resources Conservation Service (NRCS) classification. Pursuant to LUO Section 22.22.150,
the agricultural parcels would be placed under agricultural preserves upon approval of the agricultural
cluster. The residential lots and ranch support headquarters would be located within an area
supporting grassland. Proposed agricultural buffers would range from 200 to 250 linear feet. The
proposed 2.5-acre agriculture processing use would be located within an area currently supporting
irrigated vineyards. Proposed primary and secondary access roads would traverse areas under
agricultural production, including vineyards, spinach, and blueberries.

The applicant proposes to use onsite wells and establish a private water company to supply water for
the proposed project. Upon initial review of the project, County staff requested technical
documentation verifying adequate water supply to serve existing and future agricultural production
and the proposed project. Technical reports submitted by the applicant in support of the project
include: Water Adequacy Assessment (Cleath-Harris Geologists, Inc.; July 27, 2009); Estrella River
Vineyard Project: On-Site Water Conservation and Agricultural Resource Impacts (Strickland;
November 10, 2009); On-site Water Mitigation Proposal (Kirk Consulting; November 11, 2009);
Review of Proposed Estrella River Vineyard Agricultural Cluster (Luhdorff and Scalmanini Consulting
Engineers; March 22, 2010); and, Water Supply and Mitigation Measures Proposed Estrella River
Vineyard Agricultural Cluster (Luhdorff and Scalmanini Consulting Engineers; May 10, 2010).

The Cleath-Harris report noted that the long-term existing demands of water uses in the Estrella area
do not appear sustainable, and concluded that with implementation of appropriate water conservation
measures, the project would have no increased adverse impact on the groundwater basin, compared
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to the current condition. On-site mitigation measures proposed by the applicant include:
implementation, verification, and monitoring of best management practices (BMPs) resulting in at
least 0.23 acre-feet per acre (af/acre) of water conservation; placement of a deed restriction to
encourage the highest and best use of the property for low water use permanent crops; and, capital
improvements to irrigation systems and other agricultural practices (Kirk Consulting; November 11,
2009). The applicant has also proposed off-site measures, including provision of funds towards City
of Paso Robles municipal and private user water conservation projects (Kirk Consulting; January 29,
2010).

Upon review of the project, technical reports, and mitigation proposed by the applicant, the County
Agriculture Department (Michael Isensee; February 24, 2010 and September 3, 2010) identified
several potentially significant issues, which are summarized below.

Farmland Conversion. While the project would protect the majority of the site, it would also lead to
farmland conversion including the direct conversion of the area of the residential parcels, access road
network to serve the residences, and proposed water tanks. The amount of conversion would equate
to roughly 5 percent of the site area, which is allowable under ordinance and general plan policies
relative to agricultural cluster subdivisions. The Department would consider this level of conversion to
be potentially significant for non-agricultural development.

Water Resources. Implementation of the project would dedicate a portion of groundwater resources
currently used for agricultural uses to residential development in a part of the Paso Robles
Groundwater Basin where current extractions are potentially not sustainable. This increase in non-
agricultural water use (approximately 30.6 acre-feet per year) is considered large since the existing
physical conditions of the site do not include non-agricultural water use.

The Department supports and encourages voluntary agricultural water conservation. Measures
proposed by the applicant, which limit agricultural water use as mitigation for the increase in non-
agricultural water use are not supported because the County felt these measures would lack
enforceability and are potentially in conflict with Agriculture Element Policy 11. The Department
notes applicant-proposed BMPs would require the current and any future agricultural producer on the
project site to implement and maintain practices to ensure that water use does not exceed a certain
level, and would require the County to monitor and enforce conditions preventing the grower from
exceeding a certain level of water consumption. Off-site mitigation will need to be enforceable with
adequate implementation to enforce the ongoing resulting water conservation savings.

Policy and Ordinance Consistency. Since the project site is located in the Paso Robles Groundwater
Basin and the Estrella Area of Concern, the project appears to be inconsistent with the following
Conservation Element (1974) policies: Groundwater Management 4, Groundwater Management 5,
and Groundwater Management 9. Additionally, there are potential conflicts with the recently adopted
2010 Conservation and Open Space Element (COSE) policies WR 1-13 and WR 1-14, although these
policies will only apply to the project if the procedural requirements in Section 66474.2(b) of the
California Government Code have been fulfilled. Locating a well to serve the residents on a parcel
protected for permanent agricultural uses may run counter to 1974 Conservation Element
Groundwater Management Policy 9 and 2010 COSE policy WR 1-7. In addition, the Department finds
that the project may be inconsistent with County Agriculture Element Policy 11 (Agricultural Water
Supplies), and the evidence in the record does not support mandatory findings for approval of an
agriculture cluster subdivision pursuant to LUO Sections 22.22.150.B.5(a) and 22.22.150.B.5 (d).

Land Use Compatibility. Potential land use incompatibility issues may occur due to the generation of
dust, noise, soil erosion and sedimentation, and road access conflicts.

Mitigation/Action Required. The EIR shall include a description of the existing setting and
applicable agriculture policies and ordinances. Impacts to productive agricultural soils, existing and

County of San Luis Obispo, Initial Study for Estrella River Vineyard Page 10



future agricultural uses; incompatibility conflicts between agricultural and non-agricultural land uses;
ordinance and policy consistency, and cumulative agriculture resource impacts shall be evaluated in
the EIR. Consultation with the County Agriculture Department is required to assist in identifying and
guantifying impacts from the proposed project and identifying feasible mitigation measures. The EIR
analysis shall include the following:

1.

3.

Peer review of technical documentation provided by the applicant, and an assessment of
potential on and off-site mitigation measures proposed by the applicant, including how
measures would be monitored and enforced in the long-term, and quantification of water
use upon implementation of conservation and mitigation measures (refer to Water section
of this Initial Study).

Summary of historical agricultural production on the project site, including the date the
existing crops were established and the amount of water needed currently to support the
crops; determination of the estimated amount of water needed to sustain future crops; and,
description of the current and proposed water supply system.

Quantification of temporary and permanent impacts to farmland from the project, including
structural development, improvement and use of primary and secondary access roads,
water supply and drainage infrastructure; and utility installation.

Identification of short and long-term, project specific and cumulative impacts to agricultural
production, both on and off-site, as a result of proposed water use and applicant-proposed
water conservation mitigation measures.

Identification of additional mitigation measures necessary to avoid or minimize identified
significant impacts. Mitigation shall consider the following measures to minimize land use
conflicts:

a. Agricultural noise and dust: Include methods such as additional insulation and
mechanical ventilation in order to reduce interior noise or dust from adjoining
agricultural operations.

b. Residential runoff: Maintain all residential runoff on the residential parcels to avoid
erosion or sedimentation on adjoining farmland.

c. Roads: If any of the proposed access roads for the residences are to be unpaved,
adequate measures to avoid any dust impacts to agricultural crops needs to be
evaluated.

d. Road maintenance: Require all road maintenance of paved residential access roads,
including any associated gates, drainage basins, culverts or other road-related
improvements, to be the sole responsibility of the residential property owners.

e. Road runoff: Address road runoff in a manner that results in recharge and does not
affect agricultural lands.

f. Trespass, vandalism and liability: Include fencing on all residential parcels that is of an
adequate height and design to preclude the movement of people or pets onto adjoining
farmland. Evaluate methods which would limit interface of property owners, guests,
and delivery/service personnel from trespass on surrounding agricultural lands.

AIR QUAL|TY - Will the project: Potentially  Impact can Insignificant Not

Significant & will be Impact Applicable
mitigated
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3. AIR QUALlTY - Will the project: Potentially  Impact can Insignificant Not

Significant & will be Impact Applicable
mitigated
a) Violate any state or federal ambient [] X [] []

air quality standard, or exceed air
guality emission thresholds as
established by County Air Pollution
Control District?

b) Expose any sensitive receptor to
substantial air pollutant
concentrations?

c) Create or subject individuals to
objectionable odors?

d) Beinconsistent with the District’s
Clean Air Plan?

e) Other: []

1 OO O
X X X
O O O O
O O O O

Setting. The Air Pollution Control District (APCD) has developed the 2009 CEQA Air Quality
Handbook to evaluate project specific impacts and help determine if air quality mitigation measures
are needed, or if potentially significant impacts could result. To evaluate long-term emissions,
cumulative effects, and establish countywide programs to reach acceptable air quality levels, a Clean
Air Plan has been adopted (prepared by APCD).

Impact. As proposed, the project will result in the disturbance of approximately 38 acres, including
residential lot grading and development, road and infrastructure improvements, and development of
the ranch headquarters and agricultural processing use. This will result in the creation of construction
dust, as well as short- and long-term vehicle emissions.

The proposed project was referred to the County APCD for review. The APCD notes that construction
and operation of the project would not result in air emissions exceeding thresholds requiring project-
specific mitigation; however, the APCD noted that their agency is “very concerned with the cumulative
effects resulting from the ongoing fracturing of agricultural land and increasing residential
development in areas far removed from commercial services and employment centers”. This kind of
remote development fosters continued dependency of the personal automobile and adds strain to
limited infrastructure and natural resources and hampers efforts to reduce fossil fuel consumption and
associated greenhouse gas emissions that are needed to attain the goals of AB 32 California’s Global
Warming Solutions Act of 2006 (Melissa Guise, 2010). The APCD considers this type of project
inconsistent with the land use planning strategies recommended in the Clean Air Plan (CAP), because
the CAP recommends that areas outside the urban/village reserve lines be retained as open space,
agriculture, and very low-density residential development (minimum 20-acre parcels). The APCD
noted the following issues:

Naturally-Occurring Asbestos. According to the APCD, the project site is located in a candidate area
for naturally occurring asbestos (NOA). The State Air Resources Board considers asbestos a toxic air
contaminant. If asbestos is present within the soil underlying the project site, future grading and site
disturbance activities would release the asbestos into the air, resulting in a potentially significant air
quality impact. Compliance with the California Air Resources Board (ARB) Air Toxics Control
Measures (ATCM) for Construction, Grading Quarrying, and Surface Mining Operations would be
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required.

Developmental Burning. On February 5, 2000, the APCD prohibited developmental burning of
vegetative material within San Luis Obispo County; however, in certain situations where no technically
feasible alternative is available, limited burning under restrictions may be allowed. Unregulated
burning would result in a potentially significant air quality impact.

Demolition Activities. Demolition activities can have potential adverse air quality impacts resulting
from improper handling, demolition, and disposal of asbestos containing material (ACM). Demolition
activities are required to be conducted in compliance with various regulations, including the National
Emission Standard for Hazardous Air Pollutants (40CFR61, Subpart M asbestos NESHAP).

Fugitive Dust (PMj0). Implementation of the proposed project would result in the generation of dust,
potentially affecting local residents and agricultural operations in close proximity to the project site.
Dust complaints could result in violation of the APCD’s nuisance rules, a potentially significant air
guality impact. Standard dust control mitigations are recommended by the APCD.

Construction Permit Requirements. The use of portable equipment, 50 horsepower or greater, may
require California statewide portable equipment registration or an APCD permit.

Operational Emissions. The presence of residences in close proximity to production agriculture can
result in land use incompatibilities due to exposure to dust, pesticides, and particulate matter from
agricultural burning. The APCD recommends establishment of buffer zones between agricultural and
residential uses, and paving of access roads to reduce the potential for dust. In addition, APCD’s
Rule 501 allows agricultural burning under agricultural burn permits; however, such burning can result
in a nuisance and negative health impacts to residents.

Greenhouse Gas Emissions. Based on APCD’s calculations using URBEMIS 2007, operation of the
proposed project would generate approximately 307 tons of carbon dioxide (CO2) per year. While
statewide thresholds have not been identified for greenhouse gas (GHG) emissions, the APCD
recommends that mitigation be applied to reduce the project’s contribution to greenhouse gas
emissions.

Mitigation/Action Required. The proposed project will not result in project-specific significant air
guality impacts, but would cumulatively contribute to the overall issue of non-attainment of statewide
air quality standards. EIR shall include an assessment of air quality impacts, including a complete
GHG analysis under a separate heading. The existing setting, including a brief summary of ambient
air quality, prevalent winds in the area, and summary of applicable regulations, policies, and
guidelines shall be included in the EIR. The EIR consultant shall identify potential short and long-term
impacts based on thresholds identified in the APCD’s CEQA Handbook (2009), consultation with the
APCD, consistency with the Clean Air Plan, and current GHG guideline documents. The EIR shall
identify feasible on and off-site (if applicable) mitigation measures addressing potential project specific
and cumulative air quality impacts and GHG emissions.

4. BIOLOGICAL RESOURCES - Potentially  Impact can Insignificant Not
Will the project: Significant & will be Impact Applicable

mitigated

a) Resultin aloss of unique or special X [] [] []

status species or their habitats?

b) Reduce the extent, diversity or |E |:| |:| |:|

qguality of native or other important
vegetation?
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4. BIOLOGICAL RESOURCES - Potentially  Impact can Insignificant Not

: . ) Significant & will be Impact Applicable
Will the project: mitigated
c) Impact wetland or riparian habitat? X [] [] []
d) Introduce barriers to movement of X [] [] []

resident or migratory fish or wildlife
species, or factors, which could
hinder the normal activities of
wildlife?

e) Other: [] [] [] []

Setting. The following are existing elements on or near the proposed project relating to potential
biological concerns:

On-site Vegetation: primarily grassland with valley and blue oaks

Name and distance from blue line creek: Two ephemeral drainages onsite; Estrella River (north
of Estrella Road)

Habitat(s): Agrestal, grassland, oak woodland, aquatic

A Biological Report (Althouse and Meade, Inc.; January 2007) and Addendum (Althouse and Meade;
August 2008) were submitted by the applicant. As noted in the 2007 report, the 562-acre property
was surveyed for biological resources in May, June, and July of 2006. Due to very dry seasonal
conditions in 2006, additional floristic surveys were conducted in April and May of 2008.
Approximately 200 acres of the property is developed for agricultural production, including two
reservoirs and one shop. The remaining acreage supports grasslands, oak woodlands, and two
ephemeral drainages. The data and results of the surveys are summarized below.

Special-status Plant Species. Based on the California Natural Diversity Database (CNDDB), 35
special-status plant species are known to occur within five miles of the project site. Of these species,
11 have the potential to occur within the project parcel (refer to Table 1 below). No special-status
plant species were observed during floristic surveys conducted in May, June, and July of 2006, or
April and May of 2008.

Table 1: Special-status Plant Species

Common Name Scientific Name Status Habitat Type / Flowering Period

Foothill woodland on sand or gravel
Indian Valley spineflower | Aristocapsa insignis %\I F2>S substrates
' Blooms: April - July

Dry, rocky hills, ridges in chaparral,
Dwarf calycadenia Calycadenia villosa (1:||3\| TS woodland, meadows and seeps
' Blooms: May — October

Caulanthus coulteri var. CNPS Dry exposed slopes

Lemmon’s jewelflower | . 5
emmonil 1B. Blooms: March — May

Foothill woodland, pine forest, chaparral,
Douglas’ spineflower Chorizanthe douglasii CNPS 4 | sandy or gravelly soils
Blooms: April — July
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Drying slopes
Yellow-flowered eriastrum | Eriastrum luteum CNPS ying siop

1B.2 Blooms: May — June
Open areas in woods, valley and foothill
Salinas Valley goldfields Lasthenia leptalea CNPS 4 | grassland
Blooms: April
i nigeli . Vernal pools, clay depressions, annual
Shining navarretia Navarreya nigelliformis CNPS grassland
ssp. radians 1B.2

Blooms: May — July

Special-status Wildlife Species. Based on the CNDDB and habitat conditions present on the project
parcel, 14 special-status wildlife species have the potential for presence within the property (refer to
Table 2 below). Of these species, western spadefoot toad and loggerhead shrike were observed
onsite during biological surveys.

Table 2: Special-status Animal Species

Common Name Scientific Name Status Habitat Type
California red-legged frog | Rana aurora draytonii FT Streams, creeks, ponds
western spadefoot toad Spea hammondii CsC Grassland with seasonal pools
southwestern pond turtle E)::I:I;E;nys marmorata CsC Lakes, ponds, streams
coast horned lizard Egrr]){gl%soma coronatum CSC gDrL;r;(:IZ?]rdusb, alkali scrub, chaparral,
golden eagle Aquila chrysaetos CscC Open or mountainous areas
burrowing owl Athene cunicularia CscC Abandoned dens, grassland
white-tailed kite Elanus leucurus CsC Nests in dense live oaks
horned lark Eremophila alpestris actia | CSC Grassland, oak savannah
loggerhead shrike Lanius ludovicianus CscC Nests in shrubs and trees near open water
pallid bat Antrozous pallidus CscC Oak woodland, undersides of bridges
American badger Taxidea taxus CscC Open country
iirlljggaquin pocket ::r’]irr(:]%?l?sthus inornatus CsC Grassland, oak woodland
Salinas pocket mouse E:;c;?nq?)?mlsugnornatus CSsC Grassland, oak woodland
San Joaquin kit fox Vulpes macrotis mutica FT,CT | Open grasslands, scrub

FT:  Federally Threatened
CT: California (State) Threatened
CSC: California Species of Concern

Special-status Habitats. Vernal pools were not observed in the spring of 2006. The project site is
located within the known habitat range for San Joaquin kit fox. The standard mitigation ratio for this
area is 3:1.
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Riparian and Wetland Habitat. Two ephemeral drainages are located on project site; the hydrology of
the drainages is interrupted by on and off-site agricultural reservoirs. One drainage passes through
the southwestern property corner. Vegetation includes mature oaks and some small shrubby willows.
Wetland conditions were not observed. This drainage originates in vineyards south of the property,
and flows approximately 2.8 miles northwest to the Estrella River. A fork in the main stem of the
drainage originates at an unlined reservoir in the center of the property, and side channels to the main
drainage stem do not support wetland or riparian vegetation. This reservoir was observed to be dry,
with some wetland vegetation in the bottom.

The second drainage originates at the northern reservoir onsite, and flows approximately 0.2 mile
from the reservoir, under Estrella Road (via culvert), and drains into the Estrella River. The bank of
this drainage is nearly vertical and extends approximately ten feet from the flat sandy bottom.
Riparian vegetation is limited to one cottonwood tree, and a few oak trees on the upper bank. A small
amount of water supporting emergent wetland vegetation and an abundant population of breeding
frogs and toads was observed in the bottom of the reservoir.

Oak Woodland. Oak woodland primarily consists of blue oak trees (Quercus douglasii), and some
large valley oaks (Quercus lobata) present along ephemeral drainages. The applicant provided an
inventory of oak trees within 50 feet of the proposed limits of disturbance (Oak Tree Report, Althouse
and Meade; April 2008). The report documents 13 valley oaks and 90 blue oaks within the survey
area (mature and living trees were counted). AB 1334 (Kuehl) presents certain requirements on
mitigation for impact to oak woodlands.

Wildlife. Grassland, oak woodland, and ephemeral drainages provide quality habitat for wildlife. In
the spring of 2006, nesting birds were observed in trees, shrubs, and grassland habitats on and near
the property, including an active red-tailed hawk nest in a large oak tree in the southern portion of the
property. The aquatic habitat and reservoirs onsite provide habitat for amphibians, waterfowl, and
sandpipers.

Impact. Implementation of the project would include grading and construction activities, and
installation of culverts at road crossings. Long-term use of the site would include use of groundwater,
increased human presence, use of access roads, exterior and interior lighting, and on-going
residential lot improvements. Potential significant impacts are summarized below.

Special-status Plant Species. Based on the results of the biological surveys, no special-status plant
species were observed; therefore, no impacts would occur.

Special-status Wildlife Species. Oak woodland and grassland habitats could provide habitat for pallid
bat, golden eagle, white-tailed kite, burrowing owl, horned lark, loggerhead shrike, American badger,
and San Joaquin kit fox. The project site provides marginal habitat for San Joaquin pocket mouse
and Salinas pocket mouse. Aquatic habitats, including onsite reservoirs, could provide suitable
conditions for southwestern pond turtle, California red-legged frog, and western spadefoot toad.
Development within and adjacent to these habitat types could result in adverse effects on special-
status species. Based on review by the California Department of Fish and Game (CDFG) (October 1,
2009), additional clarification regarding spadefoot toad breeding locations was requested as part of
environmental review.

Special-status Habitats. The project site is located within the known habitat range for San Joaquin kit
fox. The standard mitigation ratio for this area is 3:1. Vernal pools were not observed by Althouse
and Meade in the spring of 2006. Based on review by the CDFG (October 1, 2009), a vernal pool
fairy shrimp habitat assessment was requested, which has not been addressed by the applicant, and
is requested as part of the environmental analysis.

Riparian and Wetland Habitat. = Two drainage crossings are proposed over the southern ephemeral
drainage. Installation of culverts would result in the direct disturbance of drainages. Discharge of
pollutants and sediment may occur during construction and operation of the project. Any modification
or actions within reservoirs and drainages may affected special status species and their habitat.
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Oak Woodland. No oak tree removal is proposed; however, individual oak trees would be impacted
by grading, construction, and fuel management activities. Based on the Oak Tree Report, the critical
root zones of 13 oak trees (in excellent to fair condition) would be impacted by grading and paving
activities, including five valley oak trees and eight blue oak trees. The report does not quantify the
number of trees, or acreage of oak woodland that may be affected by fuel modification activities
required by Cal Fire (e.g., mowing of understory, trimming of lower limbs).

Wildlife. Development of the residential cluster would result in the loss of grassland habitat. Wildlife
species, including nesting birds, which use this area for nesting and foraging, would be adversely
affected by grading and construction activities, and long-term use of the site (e.g., noise, lighting,
domestic pets).

Mitigation/Action Required. The EIR should focus on the biological reports submitted by the
applicant. Mitigation proposed by the applicant’s biologist include specific measures for western
spadefoot toad (Althouse and Meade; August 7, 2009) and oak trees (Althouse and Meade; April
2008). An oak tree mitigation area is identified near the front entrance gate, in the northern portion of
the property. Peer review of biological reports, including mitigation proposed by the applicant’s
biologist, shall be conducted to determine if the information in the reports is adequate for inclusion in
the EIR. In addition to the peer review, the biological resource analysis shall include the following:

1. Consultation with the California Department of Fish and Game, U.S. Fish and Wildlife Service,
California Native Plant Society, Audubon Society, and other conservation organizations as
appropriate.

Conduct habitat assessment for vernal pool fairy shrimp.

3. Based on the results of the habitat assessment, and consultation with CDFG and USFWS,
protocol surveys for vernal pool fairy shrimp may be required. The protocol surveys shall be
conducted by an approved biologist with a current permit. Protocol surveys shall be included
as an optional task, subject to authorization by the County.

4, Identification of short-term and long-term impacts on special-status plant and animal species,
riparian and wetland habitats, grassland, oak woodland, breeding and nesting habitats, and
individual oak trees including provisions of AB 1334, as a result of grading and construction,
long-term use of the site, and implementation of required fuel management actions.

5. Identification of cumulative impacts on the area’s ecosystem, which could result form the
project, including both on and off-site improvements.

6. Identification of feasible mitigation measures, which would avoid or minimize identified impacts
to biological resources.

7. Additional biological resource surveys within the area potentially affected by off-site road
improvements shall be identified as an optional task, to be authorized by the County.

5. CULTURAL RESOURCES - Potentially  Impactcan Insignificant Not
Will the project: Significant & will be Impact Applicable

mitigated

a) Disturb pre-historic resources?
b)  Disturb historic resources?

C) Disturb paleontological resources?

HEEEEEN
O XOKX
O X[
HEEEEEN

d) Other:
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Setting. The project site is located in an area historically occupied by the Salinan. The property is
located south of Estrella River. A records search was conducted in December 2006 by Thor Conway,
which documented nine previous surveys (all negative) within the vicinity of the project site.

Impact.

Cultural Resources. No historic structures were noted onsite. A cultural resources surface survey
was conducted for approximately 30 acres of the project site, including the residential area, access
roads, and future well site (Thor Conway; December 18, 2006). The survey did not include the 2.5-
acre ranch headquarters site or 2.5-acre future agriculture processing site. In addition, improvements
to Estrella Road required by Public Works would result in additional disturbance not covered by the
survey effort. While all available surveys have documented negative results, the proximity to the
Estrella River presents a potential for resource discovery. Disturbance of significant cultural materials
would result in a potentially significant impact.

Paleontological Resources. The potential for paleontological resources is currently unknown. The
underlying geology is the Paso Robles Formation, which has the potential for paleontological
discovery. Based on the area and potential depth of grading, project activities may encounter
underlying fossils. Disturbance of significant resources would result in a potentially significant impact.

Mitigation/Action Required. The EIR shall include an updated records search and peer review of
the 2006 surface survey report. An additional survey shall include five acres associated with the
agriculture processing and ranch headquarters site, and shall also include the property frontage along
Estrella Road (0.25 mile as measured from the driveway entrance towards Jardine Road). The EIR
analysis shall include the following:

1. Incorporation of survey findings and recommendations into the EIR section, including
potentially significant impacts and mitigation measures (if any).

2. Brief summary of the paleontological sensitivity of the project site, potential impacts based on
sensitivity, and recommended mitigation measures (if any).

3. Include summary of potential paleontological sensitivity of project site, based on
paleontological records search, underlying geology, area of ground disturbance, and depth of
grading.

4, Additional cultural resource surveys within the area potentially affected by off-site road

improvements shall be identified as an optional task, to be authorized by the County.

6. GEOLOGY AND SOILS - Potentially  Impact can  Insignificant Not
. . . Significant & will be Impact Applicable
Will the project: mitigated

a) Resultin exposure to or production [] X [] []

of unstable earth conditions, such
as landslides, earthquakes,
liquefaction, ground failure, land
subsidence or other similar
hazards?

b)  Be within a California Geological [] [] [] X

Survey “Alquist-Priolo” Earthquake
Fault Zone”?
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6. GEOLOGY AND SOILS - Potentially  Impact can Insignificant  Not
Will the project: Significant & will be Impact Applicable

mitigated

c) Resultin soil erosion, topographic [] X [] []

changes, loss of topsoil or unstable
soil conditions from project-related
improvements, such as vegetation
removal, grading, excavation, or fill?

d) Change rates of soil absorption, or [] X [] []
amount or direction of surface
runoff?

e) Include structures located on
expansive soils?

[]
X
[]
[]

f) Change the drainage patterns where
substantial on- or off-site
sedimentation/ erosion or flooding
may occur?

[]
X
[]
[]

g) Involve activities within the 100-year
flood zone?

[]
X
[]
[]

h)  Be inconsistent with the goals and
policies of the County’s Safety
Element relating to Geologic and
Seismic Hazards?

[]
X
[]
[]

i)  Preclude the future extraction of []
valuable mineral resources?

i) Other: |:|
Setting

(1 [
(1 [
1 X

GEOLOGY - The following relates to the project's geologic aspects or conditions:
Topography: Gently rolling to moderately sloping
Within County’s Geologic Study Area?: No
Landslide Risk Potential: Low to moderate
Liguefaction Potential: Moderate
Nearby potentially active faults?: No Distance? Not applicable
Area known to contain serpentine or ultramafic rock or soils?: Potentially
Shrink/Swell potential of soil: Moderate to high
Other notable geologic features? None
DRAINAGE - The following relates to the project’s drainage aspects:
Within the 100-year Flood Hazard designation? Yes
Closest creek? Onsite ephemeral drainages; Estrella River  Distance? North of Estrella Road

Soil drainage characteristics: Well drained to moderately drained
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The northern portion of the project site is located within a Flood Hazard (FH) overlay, and is
designated a FEMA Flood Hazard Zone A. For areas where drainage is identified as a potential
issue, the Land Use Ordinance (LUO Sec. 22.52.080) includes a provision to prepare a drainage plan
to minimize potential drainage impacts. When required, this plan would need to address measures
such as: constructing on-site retention or detention basins, or installing surface water flow dissipaters.
This plan would also need to show that the increased surface runoff would have ho more impacts than
that caused by historic flows.

SEDIMENTATION AND EROSION - Soil type, amount of disturbance and slopes are key aspects to
analyzing potential sedimentation and erosion issues. The project’s soil types and descriptions are
listed in the previous Agriculture section under “Setting”. As described in the NRCS Soil Survey, the
project’s soil erodibility is as follows:

Soil erodibility: Low to high

When highly erosive conditions exist, a sedimentation and erosion control plan is required (LUO Sec.
22.52.090) to minimize these impacts. When required, the plan is prepared by a civil engineer to
address both temporary and long-term sedimentation and erosion impacts. Projects involving more
than one acre of disturbance are subject to the preparation of a Storm Water Pollution Prevention
Plan (SWPPP), which focuses on controlling storm water runoff. The Regional Water Quality Control
Board is the local extension who monitors this program.

Impact. As proposed, the project will result in the disturbance of approximately 38 acres, including
residential development, the ranch headquarters and agriculture processing facility, access roads,
drainage management, water supply infrastructure, and related improvements. Additional disturbance
would occur as a result of off-site road improvements. A geologic study has not been prepared for the
project site.

No structures or major improvements are proposed within the FH overlay zone. Based on review by
Public Works, the applicant would be required to submit drainage calculations as a condition of
approval for the tract map (Glenn Marshall; August 25, 2010).

Mitigation/Conclusion. The EIR shall include analysis by a Registered Engineering Geologist or
other appropriately qualified individual to consider the following when evaluating the project’s
potentially significant impacts to or from geologic resources or hazards.

1. Consultation with the County Public Works and Planning and Building Departments,
reference to the LUO and General Plan, and available County GIS mapping.

2. Discussion and determination of potential geologic and drainage conditions and hazards,
including but not limited to:

a. Underlying geologic formations

b. Faulting
c. Slope stability
d. Potential landslide hazards
e. Potential shrink-swell hazards
f. Flooding and drainage hazards
3. Summary of existing federal, state, and local regulations applicable to the project, which

would mitigate potential geologic hazards.

4, Evaluation and discussion of the geologic features of the site and surrounding area that
may have a significant adverse impact on the development of the project. The EIR shall
include a map identifying potential conditions and hazards, with the proposed project as an
overlay to show affected areas.
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5. Evaluation and discussion of impact associated with grading and construction activities, or
saturation of soil, including stability of roads, cut slopes, fill slopes, drainage structures,
and other improvements.

6. Evaluation and discussion of potential drainage and flooding effects, which would either
impact the project, or be affected by project construction and operation. The evaluation
shall include an estimation of potential stormwater flow generated by the project, and
resulting effects (i.e., erosion, sedimentation, flooding).

7. Identification and discussion of feasible mitigation measures beyond existing regulations,
which could be included in the project to minimize potential impacts.

7. HAZARDS & HAZARDOUS Potentially Impact can  Insignificant  Not
Significant & will be Impact Applicable

MATERIALS - Will the project: mitigated

a)  Resultin arisk of explosion or [] X ] []

release of hazardous substances
(e.g. oil, pesticides, chemicals,
radiation) or exposure of people to
hazardous substances?

b) Interfere with an emergency
response or evacuation plan?

c) Expose people to safety risk
associated with airport flight
pattern?

d) Increase fire hazard risk or expose
people or structures to high fire
hazard conditions?

e) Create any other health hazard or
potential hazard?

f)  Other: [] [] [] []

Setting. The project is not located in an area of known hazardous material contamination. The
primary existing use of the property is agriculture production, which may include the use of standard
legal pesticides, chemicals, and fertilizers. The project is within a High Fire Hazard Severity Zone,
and is located approximately 5-10 minutes from the nearest Cal Fire station. The project is within the
Airport Review area for the Paso Robles Airport.

O O O O
0 X O O
0 O X X
X O 0O O

Impact. Construction and operation of the residential component of the project would not include the
use or transport of hazardous materials. The adjacent existing and proposed uses, including
agricultural production and processing, may include the legal application and use of standard
pesticides, fertilizers, and other chemicals. The land underlying the proposed residential area is not
currently under production; however, pesticide residue may be present in the soil. The impact of
pesticide use on humans varies greatly based on the type of pesticide and the amount of exposure.
Due to the close proximity of the residential sites to vineyards, human exposure to a variety of
pesticides would be possible.

The project site is located within Safety Zone 6 (Outer Airport Influence Zone), as defined in the
Airport Land Use Plan for the Paso Robles Municipal Airport (amended May 16, 2007). The proposed
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project was considered by the San Luis Obispo County Airport Land Use Commission (ALUC) on July
15, 2009. County staff recommended a determination of consistency with the Airport Land Use Plan
because the project would not increase the number of dwelling units in the area in comparison to what
currently would be allowed. Recordation of an updated Avigation Easement would be required as part
of the Tract Map process. The ALUC determined that the proposed project is consistent with the
Airport Land Use Plan.

The project does not present a significant fire safety risk. Based on review by Cal Fire, the proposed
access and circulation plan, water supply system, and building setbacks appear to comply with all
relative standards (Clinton Bullard; February 18, 2009). Fuel modification and vegetation clearance
would be required for driveways and access roads (ten feet) and structures (100 feet of defensible
space including a 30-foot firebreak and 70-foot fuel reduction zone). The project is not expected to
conflict with any regional evacuation plan.

Mitigation/Action Required. Based on review of the project by Cal Fire and the ALUC, fire and
airport safety risk hazards are not expected to be significant. The EIR shall include a summary of
these findings. Regarding hazardous materials, the EIR analysis shall include the following:

1. Consultation with the County Agriculture Department, County Environmental Health
Department, and California Department of Toxic Substances Control.

2. Identification of standard, legal pesticide, fertilizer, and other chemical applications on and
in the immediate vicinity of the project site (if information is available).

3. Evaluation and discussion of potential hazards, including potential risk of pesticide
exposure due to soil disturbance and long-term occupation near agricultural areas.

4, Identification and discussion of feasible mitigation measures, if any, which could be
included in the project to minimize potential impacts.

8. NOISE - Will the project: Potentially Impact can  Insignificant Not
Significant & will be Impact Applicable
mitigated
a) Expose people to noise levels that X [] [] []

exceed the County Noise Element
thresholds?

b)  Generate increases in the ambient [] [] X []
noise levels for adjoining areas?

c) Expose people to severe noise or [] [] X []
vibration?

d) Other: [] [] [] []

Setting. The proposed residential area would be located approximately one mile north of Highway
46, which is the primary source of noise in the immediate area. The project site is located at the outer
edge of the Airport Review area, and is over a mile east of the 55 dbh noise contour boundary for the
airport runway. Other sources of noise in the area include agricultural equipment both on and off-site.

Impact. The proposed residences are considered a noise sensitive use. The development would be
located an adequate distance from major noise sources in the area. Proposed agricultural buffers
range from 200 to 250 feet; however, residents may be exposed to agricultural noise generated by
equipment, vehicles, and operation of the future processing use. The environmental analysis shall
identify the potential level of exposure, and present feasible mitigation measures, which may include
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external and internal design standards to attenuate noise.

The proposed project would generate trips, which would contribute to transportation-related noise in
the area. Based on the size of the development, it is unlikely that the increase in ambient noise would
be detectable.

Mitigation/Action Required. The EIR shall include a noise assessment conducted by a qualified
individual. The assessment shall include the following:

1. Conduct measurements to identify existing noise levels at appropriate locations on the
project site, and provide a reasonable range of potential noise exposure due to agricultural
activities and other identified noise sources.

Determine if noise levels would exceed thresholds identified in the County Noise Element.

If necessary, prepare a noise mitigation and monitoring plan. The plan shall be designed
to minimize noise impacts to sensitive noise receptors (residential use), limit increases to
less than significant levels, and not exceed local noise standards. Mitigation shall be
applicable to the proposed project, and shall not include modification or restriction of
existing or future agricultural activities.

0. POPULATION/HOUSING - P_ote_nf[ially Impgct can Insignificant Not _
Will the project: Significant & _V\(|II be Impact Applicable
mitigated
a) Induce substantial growth in an area [] [] X []

either directly or indirectly (e.g.,
through projects in an undeveloped
area or extension of major
infrastructure)?

b) Displace existing housing or people,
reguiring construction of
replacement housing elsewhere?

[] L]
c) Create the need for substantial new [] []
L] L]

housing in the area?

[]
[]
[]

X X X

d) Use substantial amount of fuel or
energy?

e) Other: [] [] [] []

Setting. In its efforts to provide for affordable housing, the county currently administers the Home
Investment Partnerships (HOME) Program and the Community Development Block Grant (CDBG)
program, which provides limited financing to projects relating to affordable housing throughout the
county. Title 18 of the County Code (Public Facilities Fees) requires that an affordable housing
mitigation fee be imposed as a condition of approval of any new residential development project.

Impact. The project will not result in a need for a significant amount of new housing, and will not
displace existing housing.

Construction and operation of the project would require the use of energy, including fuels, oils, gas,
and electricity. While project-specific impacts appear to be less than significant, the project would
contribute to cumulative energy consumption.
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Mitigation/Conclusion.  No significant project-specific population and housing impacts are
anticipated. Regarding potential cumulative effects, the applicant would be required to provide
affordable housing unit(s) either on-site or by payment of an affordable housing in lieu fee consistent
with the applicable fee ordinance. The EIR shall include a brief summary of population and housing
statistics, the project’s potential effect on the population and housing balance, and existing ordinance
requirements applicable to the project.

Pursuant to the 2010 CEQA updates, including amendments to Appendix F, the EIR shall estimate
project energy consumption, and include analysis and mitigation of energy impacts.

10. PUBLIC SERVICES/UTILITIES - Potentially  Impact can Insignificant  Not
Will the project have an effect upon, Significant &_V\(ill be Impact Applicable
or result in the need for new or mitigated
altered public services in any of the
following areas:

a) Fire protection?

b) Police protection (e.g., Sheriff, CHP)?
c) Schools?

d) Roads?

e) Solid Wastes?

f) Other public facilities?

g) Other:

oot
OO0 XKXKX KX
O XX OO OO
oot

Setting. The project area is served by the following public services/facilities:

Police: County Sheriff Location: Templeton (Approximately 14 miles to the southwest)

Eire: Cal Fire (formerly CDF) Hazard Severity: High Response Time: 5-10 minutes
Location: Approximately 6 miles to the southeast

School District: Paso Robles Joint Unified School District.

Impact. No significant project-specific impacts to utilities or public services were identified. This
project, along with others in the area, will have a cumulative effect on police and fire protection, and
schools. The project’s direct and cumulative impacts are within the general assumptions of allowed
use for the subject property that was used to estimate the fees in place.

Mitigation/Action Required. Regarding cumulative effects, public facility (county) and school (State
Government Code 65995 et seq.) fee programs have been adopted to address this impact, and will
reduce the cumulative impacts to less than significant levels. The EIR shall include a brief summary
of affected public services and utilities, and the proposed project’s contribution to the overall demand.
Ordinance requirements for fee programs for public services shall be discussed.

County of San Luis Obispo, Initial Study for Estrella River Vineyard Page 24



11. RECREATION - Will the project: Potentially  Impact can Insignificant  Not

Significant & will be Impact Applicable
mitigated
a) Increase the use or demand for parks [] X [] []
or other recreation opportunities?
b)  Affect the access to trails, parks or [] [] X []

other recreation opportunities?

c) Other [] [] [] []

Setting. The County Trails Plan does not show that a potential trail goes through the proposed
project. The project is not proposed in a location that will affect any trail, park or other recreational
resource. Prior to map recordation, county ordinance requires the payment of a fee (Quimby) for the
improvement or development of neighborhood or community parks.

Impact. The proposed project will not create a significant need for additional park or recreational
resources, but it will contribute to the cumulative areawide demand for these resources. Based on
consultation with the County Parks Division, no significant project-specific impacts were identified
(Elizabeth Kavanaugh; September 8, 2010).

Mitigation/Action Required. Based on review of the project, the “Quimby” fee will adequately
mitigate the project’'s cumulative impact on recreational facilities. No significant recreation impacts
are anticipated, and no mitigation measures are necessary. The EIR shall include a brief summary of
potentially affected recreational resources, overall demand for faciliies and opportunities, and
ordinance standards for payment of in lieu fees.

12. TRANSPORTATION/ Ppte_n_tially Imp_actcan Insignificant Not_
CIRCULATION - Will the project: 2" 2™ mg'afeed Impact Applicable

a) Increase vehicle trips to local or [] [] X []

areawide circulation system?

b)  Reduce existing “Levels of Service” X [] [] []
on public roadway(s)?
c) Create unsafe conditions on public X [] [] []

roadways (e.g., limited access,
design features, sight distance,
slow vehicles)?

d) Provide for adequate emergency
access?

[]
[]
X
[]

e) Resultininadequate parking
capacity?

[]
[]
X
[]

f) Result in inadequate internal traffic
circulation?

[]
[]
X
[]
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12. TRANSPORTATION/ Potentially  Impact can Insignificant  Not

Signifi t &willb I t Applicabl
CIRCULATION - will the project: ~ " mitigated Pphcan’e
g) Conflict with adopted policies, plans, [] X [] []

or programs supporting alternative
transportation (e.g., pedestrian
access, bus turnouts, bicycle racks,
etc.)?

h)  Resultin achange in air traffic |:| |:| |E |:|

patterns that may result in
substantial safety risks?

i)  Other: [] [] [] []

Setting. The county has established the acceptable Level of Service (LOS) on roads for this rural
area as “C” or better. The project site is accessed from Estrella Road (two-lane collector), which is
accessible from Jardine Road (local road) and Highway 46 (principal arterial). Between Highway 101
and Airport Road, Highway 46 is a four-lane, divided highway. Caltrans is currently implementing a
major highway project, which would expand Highway 46 from a two-lane highway to a four-lane
divided expressway from Airport Road to the Highway 46/41 interchange. The project site is not
located within a County Road Fee Area.

The applicant originally submitted a Traffic Impact Analysis (ATE; April 8, 2008) for the proposed
project. Based on review and comments from Public Works and Caltrans, and revisions to the
originally submitted project, an updated report was submitted (Final Traffic Impact Analysis, ATE; May
29, 2009).

The Jardine Road / Highway 46 intersection is currently controlled by a stop sign at the Jardine Road
approach to the highway. In response to Caltrans comments on the 2008 traffic report, the traffic
study was amended to incorporate existing data obtained from the Golden Hill Retail Center Final
Transportation Impact Analysis (Fehr and Peers; April 2007), and the subsequent analysis was
adjusted accordingly. At this intersection, the southbound left turning movement operates at level of
service (LOS) D during weekday a.m. peak hours and LOS F during weekday p.m. peak hours,
including Friday peak hours. The southbound right turning movement operates at LOS E during
Friday peak hours. All other movements operate at LOS C or better during peak hours, which
Caltrans considers an acceptable level of service.

As discussed above, Caltrans is currently implementing road improvements along the Highway 46
corridor. In addition to road widening, improvements affecting the project area include left and right
turn lanes, and acceleration lanes at the Highway 46/Jardine Road intersection. These improvements
would improve deficient LOS for the following movements: weekday a.m. peak southbound left turn
(improve from LOS D to LOS B); weekday p.m. peak southbound left turn (improve from LOS F to
LOS C); Friday p.m. peak southbound left turn (improve from LOS F to LOS D); and, Friday p.m. peak
southbound right turn (improve from LOS E to LOS C). Under cumulative development conditions,
most turning movements at this intersection would operate at LOS F.

Impact. Based on the traffic study, the residential component of the project would generate 172 trips
per day, including 14 a.m. and 18 p.m. peak hour trips. The traffic study determined that the project
would not affect LOS; but would contribute to existing deficient conditions under both the existing and
cumulative conditions, resulting in a potentially significant impact.

The proposed project and Final Traffic Impact Analysis were submitted to County Public Works and
Caltrans for review. Caltrans concurred with the findings of this updated study. Based on review by
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County Public Works, the Final Traffic Impact Analysis appears sufficient for use in the EIR analysis
(Glenn Marshall; August 25, 2010). Standard, required, offsite road improvements would include
improvements to 0.25 mile of Estrella Road frontage, as measured from the access driveway towards
Jardine Road. Secondary impacts may adversely affect agricultural resources, air quality, biological
resources, cultural resources, localized circulation, and water quality. Based on the potentially
affected area, additional field surveys may be necessary.

As previously discussed under Section 7 (Hazards/Hazardous Materials), the project site is within the
Airport Review Area. The ALUC reviewed the project, and found it consistent with the ALUP for the
Paso Robles Airport. No significant air traffic impacts were identified.

Mitigation/Action Required. A qualified transportation engineer shall conduct a peer review of the
traffic impact analysis reports submitted by the applicant. The EIR analysis shall include the following:

1. Consultation with the County Public Works Department, City of Paso Robles Public Works
Department, and California Department of Transportation.

2. Evaluation and discussion of potential impacts under existing, existing plus project,
cumulative, and cumulative plus project conditions.

3. Identification of potential secondary impacts resulting from road improvements, including
but not limited to removal or impacts to oak trees and other habitat types, erosion and
down-gradient sedimentation, water pollution, and effects to farmland.

4, Additional cultural and biological resource surveys within the area potentially affected by
off-site road improvements shall be identified as an optional task, to be authorized by the
County.

5. Identification of mitigation measures to address identified impacts, which may include

limitation of occupancy until Caltrans has completed the Highway 46 road improvements,
and payment of traffic fees to the City of Paso Robles.

13. WASTEWATER - Will the Potentially  Impactcan  Insignificant  Not
roiect: Significant & will be Impact Applicable
project. mitigated

a) Violate waste discharge requirements [] X [] ]

or Central Coast Basin Plan criteria
for wastewater systems?

b)  Change the quality of surface or [] X [] []

ground water (e.g., nitrogen-loading,
day-lighting)?

c) Adversely affect community |:| |:| |:| |E

wastewater service provider?

d) Other: [] [] [] []

Setting. Regulations and guidelines on proper wastewater system design and criteria are found
within the County’s Plumbing Code (hereafter CPC; see Chapter 7 of the Building and Construction
Ordinance [Title 19]), the “Water Quality Control Plan, Central Coast Basin” (Regional Water Quality
Control Board [RWQCB] hereafter referred to as the “Basin Plan”), and the California Plumbing Code.
These regulations include specific requirements for both on-site and community wastewater systems.
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These regulations are applied to all new wastewater systems.

For on-site septic systems, there are several key factors to consider for a system to operate
successfully, including the following:

v Sufficient land area (refer to County’s Land Use Ordinance or Plumbing Code) — depending on
water source, parcel size minimums will range from one acre to 2.5 acres;

v' The soil’'s ability to percolate or “filter” effluent before reaching groundwater supplies (30 to
120 minutes per inch is ideal);

v" The soil's depth (there needs to be adequate separation from bottom of leach line to bedrock
[at least 10 feet] or high groundwater [5 feet to 50 feet depending on perc rates));

v" The soil’'s slope on which the system is placed (surface areas too steep creates potential for
daylighting of effluent);

v' Potential for surface flooding (e.g., within 100-year flood hazard area);

v' Distance from existing or proposed wells (between 100 and 250 feet depending on
circumstances);

v Distance from creeks and water bodies (100-foot minimum).

To assure a successful system can meet existing regulation criteria, proper conditions are critical.
Above-ground conditions are typically straight-forward and most easily addressed. Below ground
criteria may require additional analysis or engineering when one or more factors exist:

v the ability of the soil to “filter” effluent is either too fast (percolation rate is faster or less than 30
minutes per inch and has “poor filtering” characteristics) or is too slow (slower or more than
120 minutes per inch);

v'the topography on which a system is placed is steep enough to potentially allow “daylighting”
of effluent downslope; or

v the separation between the bottom of the leach line to bedrock or high groundwater is
inadequate.

Based on Natural Resource Conservation Service (NRCS) Soil Survey map, the soil type(s) for the
project is provided in the listed in the previous Agricultural Resource section. The main limitation(s) of
this soil for wastewater effluent include:

Slow percolation, where fluids will percolate too slowly through the soil for the natural processes to
effectively break down the effluent into harmless components. The Basin Plan identifies the
percolation rate should be greater than 30 and less than 120 minutes per inch.

Shallow depth to bedrock, which is an indication that there may not be sufficient soil depth to
provide adequate soil filtering of effluent before reaching bedrock. Once effluent reaches bedrock, the
chances increase for the effluent to infiltrate cracks that could lead directly to groundwater source or
surrounding wells without adequate filtering, or allow for daylighting of effluent where bedrock is
exposed to the earth’s surface.

Steep slopes, where portions of the soil unit contain slopes steep enough to result in potential
daylighting of wastewater effluent.

Impact. The soil has been tested (Buena Geotechnical Services; December 22, 2006) for the
following criteria: percolation rates. Rates ranged from 15 to 30 minutes per inch. Based on review
by the County Environmental Health Division (Laurie Salo; February 2, 2007), there is adequate
evidence showing that on-site systems can be designed to meet the CPC/Basin Plan. Prior to map
recordation, additional testing will be required by the Environmental Health Division to verify
acceptable conditions exist for on-site systems. Any proposed lot cannot be recorded until it has
shown Basin Plan requirements can be met for that lot. Leach line locations will also be reviewed at
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this time to verify adequate setbacks are provided from any existing or proposed wells (100 feet for
individual wells, 200 feet for community wells).

Mitigation/Action Required. Based on available information, review by County Environmental
Health Division, and compliance with existing codes and regulations pertaining to engineered
systems, wastewater impacts are expected to be less than significant. The EIR analysis shall include
a brief summary of existing conditions and available data, potential impacts, evaluation of consistency
with the Central Coast Basin Plan, identification of existing regulations regarding wastewater
treatment and disposal, and any additional mitigation measures.

14. WATER - Will the project: Potentially  Impact can Insignificant  Not
Significant & will be Impact Applicable
mitigated
a) Violate any water quality standards? X [] [] []

b) Discharge into surface waters or [] X [] []

otherwise alter surface water quality
(e.g., turbidity, temperature,
dissolved oxygen, etc.)?

c¢) Change the quality of groundwater
(e.g., saltwater intrusion, nitrogen-
loading, etc.)?

available surface or ground water?

0O O

X L] L]
d) Change the quantity or movement of X [] []
X L] L]

e) Adversely affect community water
service provider?

f)  Other: [] [] [] []

Setting.

WATER AVAILABILITY. The applicant proposes to use on-site wells as the project’'s water source.
The project site is located within the Paso Robles Groundwater Basin and Estrella Area of Concern,
as identified in the County’s Resource Capacity Study (RCS). The Draft RCS was reviewed by the
Planning Commission on September 23, 2010. Following a joint study session on November 9, 2010,
the RCS will again be reviewed by the Planning Commission, and will be considered by the Board of
Supervisors. RCS recommendations for public discussion and Board approval may include a
prohibition on land divisions, restrictions on groundwater pumping based on use, and other measures.
In addition to this recent study, the Paso Robles Groundwater Basin has been the subject of several
studies including: Final Report-Paso Robles Groundwater Basin Study (Fugro West; August 2002);
Update for the Paso Robles Groundwater Basin (Todd Engineers; December 2007); Resource
Capacity Study: Water Supply in the Paso Robles Groundwater Basin (San Luis Obispo County;
February 2008); and, Evaluation of Paso Robles Groundwater Basin Pumping (Todd Engineers; May
2009).

The County Public Works Department, County Agriculture Department, and City of Paso Robles
reviewed the proposed project and identified significant concerns regarding available water supply.
The evidence and documentation in the record suggests that there is insufficient water supply to
support cumulative demand. At best, the long-term sustainability of the water supply is uncertain.

WATER QUALITY. The topography of the project site is generally gently to moderately sloping. Two
ephemeral drainages traverse the project site, and flow into the Estrella River north of Estrella Road.
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As described in the NRCS Soil Survey, the soil surface is considered to have low to moderate
erodibility.

Projects involving more than one acre of disturbance are subject to preparing a Storm Water Pollution
Prevention Plan (SWPPP) to minimize on-site sedimentation and erosion. When work is done in the
rainy season, the County LUO requires that temporary sedimentation and erosion control measures
be installed during the rainy season.

Impact.

WATER AVAILABILITY. Based on the estimate provided by the applicant, the proposed project water
demand would include: 30.6 acre feet per year (afy) for residential use; 0.55 afy for ranch
headquarters; and, 2.2 afy for a future agricultural processing use (assumed to be a winery facility).

The applicant submitted materials in support of the project, including: Water Adequacy Assessment
(Cleath-Harris Geologists, Inc.; July 27, 2009), Estrella River Vineyard Project: On-Site Water
Conservation and Agricultural Resource Impacts (Strickland; November 10, 2009), On-site Water
Mitigation Proposal (Kirk Consulting; November 11, 2009), Review of Proposed Estrella River
Vineyard Agricultural Cluster (Luhdorff and Scalmanini Consulting Engineers; March 22, 2010), and
Water Supply and Mitigation Measures Proposed Estrella River Vineyard Agricultural Cluster
(Luhdorff and Scalmanini Consulting Engineers; May 10, 2010). This documentation includes a
description of applicant-provided on and off-site water conservation measures, which would be
incorporated into the project, including reduced agricultural water use and municipal and private water
conservation measures within the City of Paso Robles.

Upon review of the evidence and documentation in the record, staff identified the following key
concerns:

= Groundwater pumping in the Paso Robles Groundwater Basin is expected to exceed perennial
yield in the near future, resulting in overdraft conditions. The long-term sustainability of water
resources in the Paso Robles Groundwater Basin is uncertain at best.

= The project site lies within the Estrella area of concern which has seen a continuous decline in
water levels over the last decade.

»= The project would result in a net increase in water usage.
= Mitigation proposed by the applicant to offset net water usage may be infeasible.

In addition, the proposed project appears inconsistent with General Plan policies in place to maintain
water supplies for agricultural production and prevent loss of agricultural operations due to
competition for water resources due to suburban residential development. As discussed in Section 3
(Agricultural Resources), approval of land divisions requires adoption of a finding that the proposed
project will not adversely affect water supplies to be used for existing and/or expanded agricultural
operations. Since this project is attempting to qualify for the number of parcels proposed based on
soil capability and not existing agricultural operations, the existing water use and potential water use
from expanded agricultural use needs to be reviewed in detail.

Forthcoming updates and decisions regarding the RCS document currently under review will need to
be considered in the environmental analysis.

WATER QUALITY. As proposed, the project would result in the disturbance of approximately 38
acres, not including off-site road improvements. Short and long-term impacts to water quality may
include pollution by sediment, fuels, oils, and contaminated stormwater runoff.

Mitigation/Action Required.

WATER AVAILABILITY. Due to potentially significant impacts on water resources, a comprehensive
peer review of reports and materials submitted by the applicant and applicant-proposed water
conservation measures shall be conducted by a Certified Hydrogeologist. The EIR analysis shall
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include but not be limited to the following:

1.

10.

11.

Consultation with the County Public Works Department and City of Paso Robles Public
Works Department.

Review of the Resource Capacity Study, background reports and data, and all other
available reports and data pertaining to the Paso Robles Groundwater Basin and Estrella
Area of Concern.

Due to the amount of data available, at this time, additional well testing is not requested;
however, additional fieldwork and modeling may be proposed as an optional task to be
considered by the County.

Discuss current and future projections of water demand for the project based on the
various uses making up the proposed project’s water demands.

Discuss current and future projections of water demand for on-site agricultural use,
including existing production and land capability (potential future agricultural production).

Evaluation and discussion of water availability, including:

a. Feasibility of individual wells and the proposed small water company to supply
proposed water demand.

b. Sustained pumping capacity of proposed wells.

c. Investigation of drawdown or interference (if any) of other wells onsite.

Evaluation and discussion of the long-term capability and sustainability of the ground water
basin to provide adequate quantities of water for existing uses, proposed uses, and
potential expansion of agricultural production onsite.

Evaluation and discussion of potential impacts on neighboring wells as a result of onsite
water requirements. The analysis shall consider the cumulative water availability impacts.

Identification of short and long-term impacts specific to water supply, including project-
specific and cumulative effects. Determine if potentially-significant, unavoidable, project-
specific and/or cumulative impacts would occur.

Assessment of applicant-proposed mitigation measures, including how measures would be
monitored and enforced in the long-term, and quantification of water use upon
implementation of conservation and mitigation measures.

Identification of other feasible measures to mitigate potentially significant impacts.

WATER QUALITY. Analysis of potential water quality impacts shall include the following:

1.

Consultation with the Regional Water Quality Control Board, County Environmental Health
Division, and County Public Works Department.

Review of existing information and data provided by the applicant, and other sources
specific to the Paso Robles Groundwater Basin and Estrella Area of Concern.

Identification and discussion of potential water quality impact as a result of the following:
a. Surface water runoff

b. Overdrafting of the aquifer

c. Grading and construction activities.

Identification of on and off-site sources of surface water, and evaluation of potential
impacts on surface water quality.

Identification and discussion of feasible mitigation measures including existing regulations
and standards that would avoid or minimize potential impacts to water quality.
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15. LAND USE - Will the project: Inconsistent Potentially Consistent  Not
Inconsistent Applicable

a) Be potentially inconsistent with land |:| & |:| |:|
use, policy/regulation (e.g., general

plan [county land use element and
ordinance], local coastal plan,
specific plan, Clean Air Plan, etc.)
adopted to avoid or mitigate for
environmental effects?

b) Be potentially inconsistent with any [] [] [] X
habitat or community conservation

plan?

c) Be potentially inconsistent with [] X [] []

adopted agency environmental
plans or policies with jurisdiction
over the project?

d) Be potentially incompatible with [] X [] []

surrounding land uses?

e) Other: [] [] [] []

Setting/Impact. Surrounding uses are identified on Page 2 of the Initial Study. The proposed project
was reviewed for consistency with policy and/or regulatory documents relating to the environment and
appropriate land use (e.g., County Land Use Ordinance, General Plan Elements). Referrals were
sent to outside agencies to review for policy consistencies (e.g., CAL FIRE for Fire Code, APCD for
Clean Air Plan, etc.). The project is not within or adjacent to a Habitat Conservation Plan area.

Residential development can be incompatible with agricultural operations. Issues related to air
guality, noise, odors, shared road use, and pesticide/fertilizer use are created when residential uses
are introduced in an area primarily devoted to agricultural production. Existing vineyards both on and
off-site appear to have been historically compatible with adjacent residential development, and it is
expected that with appropriate buffer zones the proposed residential use can be compatible; however,
this issue shall be evaluated in the EIR.

The County LUO (and Agriculture Element Policy 22) provides for cluster subdivisions in the
Agriculture land use category as a means to preserve agricultural operations while providing
development to occur at the same density that could occur with a “traditional” land division. In order
to support an agricultural cluster subdivision, findings are required determining that the project will
preserve agricultural operations and that the project has been designed to minimize and avoid
impacts to exiting and future agriculture both on the site and adjoining properties through buffers,
locating residential development away from agricultural operations, and providing adequate water
supplies for existing and future agriculture as well as the proposed residential development. Based
on current available information, County staff was unable to provide evidence in support of this finding
specific to water availability. This should be further discussed and evaluated in the EIR.

In addition, the proposed project is potentially inconsistent with the County General Plan, including
policies identified in the Agriculture Element and Conservation and Open Space Element (refer to
Section 3, Agricultural Resources), and the policies identified in the Clean Air Plan.
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Mitigation/Conclusion. The EIR shall include a discussion of measures needed in order to minimize
the incompatibilities between the agricultural operations and proposed residential development.
These measures need to be consistent with the policies of the Agriculture Element, Conservation and
Open Space Element, and LUO.

16.

b)

MANDATORY FINDINGS OF Potentially Impact can  Insignificant  Not

: Significant & will b I t Applicabl
SIGNIFICANCE - Will the 'gnitican mivtvibat:d mpac pplicable
project:

Have the potential to degrade the quality of the environment, substantially
reduce the habitat of a fish or wildlife species, cause a fish or wildlife population
to drop below self-sustaining levels, threaten to eliminate a plant or animal
community, reduce the number or restrict the range of arare or endangered
plant or animal or eliminate important examples of the major periods of

California history or prehistory? |:| |X| |:| |:|

Have impacts that are individually limited, but cumulatively considerable?
(“Cumulatively considerable” means that the incremental effects of a project
are considerable when viewed in connection with the effects of past
projects, the effects of other current projects, and the effects of

probable future projects) |X| |:| |:| |:|

Have environmental effects which will cause substantial adverse effects on
human beings, either directly or indirectly? & D D D

For further information on CEQA or the county’s environmental review process, please visit the
County’s web site at “www.sloplanning.org” under “Environmental Information”, or the California
Environmental Resources Evaluation System at: http://www.ceres.ca.gov/topic/env_law/cega/guidelines
for information about the California Environmental Quality Act.
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Exhibit A - Initial Study References and Agency Contacts

The County Planning or Environmental Divisions have contacted various agencies for their comments
on the proposed project. With respect to the subject application, the following have been contacted
(marked with an [X]) and when a response was made, it is either attached or in the application file:

Contacted

Agency

LIXICIARAC IR

County Public Works Department
County Environmental Health Division

County Agricultural Commissioner's Office

County Airport Manager

Airport Land Use Commission

Air Pollution Control District

County Sheriff's Department

Regional Water Quality Control Board

CA Coastal Commission

CA Department of Fish and Game

CA Department of Forestry (Cal Fire)

CA Department of Transportation
Community Service District

Other City of Paso Robles

Other

Response
Attached

Attached
Attached

In File**

In File**
Attached

Not Applicable
None

Not Applicable
Meeting Notes in File
Attached

In File**

Not Applicable
Attached

Not Applicable

** “No comment” or “No concerns’-type responses are usually not attached

The following checked (“X]") reference materials have been used in the environmental review for the
proposed project and are hereby incorporated by reference into the Initial Study. The following
information is available at the County Planning and Building Department.

X

Project File for the Subject Application

County documents

XXX

XX

County of San Luis Obispo, Initial Study for Estrella River Vineyard

Airport Land Use Plans

Annual Resource Summary Report

Building and Construction Ordinance

Coastal Policies

Framework for Planning (Coastal & Inland)

General Plan (Inland & Coastal), including all
maps & elements; more pertinent elements
considered include:

Agriculture & Open Space Element

Energy Element

Environment Plan (Conservation,

Historic and Esthetic Elements)

Housing Element

Noise Element

Parks & Recreation Element

Safety Element

Land Use Ordinance

Real Property Division Ordinance

Trails Plan

Solid Waste Management Plan

MXXNX XXX

[X] ElPomar/Estrella Area Plan
and Update EIR

] Circulation Study

Other documents

Archaeological Resources Map

Area of Critical Concerns Map

Areas of Special Biological
Importance Map

California Natural Species Diversity
Database

Clean Air Plan

Fire Hazard Severity Map

Flood Hazard Maps

Natural Resources Conservation

Service Soil Survey for SLO County

Regional Transportation Plan

Uniform Fire Code

Water Quality Control Plan (Central
Coast Basin — Region 3)

GIS mapping layers (e.g., habitat,
streams, contours, etc.)

Other

X XXX XXXK K XXX

L]
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In addition, the following project specific information and/or reference materials have been considered
as a part of the Initial Study:

Althouse and Meade. January 2007. Biological Report for Estrella Vineyards Tract 2905.
Althouse and Meade. April 2008. Oak Tree Report for Estrella River Vineyard Tract 2905.

Althouse and Meade. August 2008. Addendum to the Biological Report for Estrella River Vineyards
Tract 2905.

Althouse and Meade. August 7, 2009. Estrella River Vineyards Tract 2905 Western Spadefoot Toad
Mitigation.

ATE. April 8, 2008. Traffic Impact Analysis for the Estrella River Vineyard Agricultural Cluster
Subdivision (Tract 2905), County of San Luis Obispo.

ATE. May 29, 2009. Final Traffic Impact Analysis for the Estrella River Vineyard Agricultural Cluster
Subdivision (Tract 2905), County of San Luis Obispo.

Central Coast Information Center. December 14, 2006.

Cleath-Harris Geologists. July 27, 2009. Water Adequacy Assessment for the proposed Estrella
River Vineyard Agricultural Cluster.

Conway, Thor. December 18, 2006. An Archaeological Surface Survey at Resource Land Holdings
Project, Estrella Road, San Luis Obispo County, California.

Fugro West. August 2002. Final Report — Paso Robles Groundwater Basin Study.

County of San Luis Obispo. February 2008. Resource Capacity Study: Water Supply in the Paso
Robles Groundwater Basin.

County of San Luis Obispo, Department of Planning and Building. Planning Commission Staff Report
for the Estrella River Vineyard, LLC Tract 2905 SUB2006-00138. March 25, 2010.

County of San Luis Obispo, Department of Planning and Building. Planning Commission Staff Report
for the Estrella River Vineyard, LLC Tract 2905 SUB2006-00138. May 13, 2010.

Kirk Consulting. November 11, 2009. Estrella River Vineyard On-site Water Mitigation Proposal.
Kirk Consulting. January 29, 2010.
Rice, Thomas J, et al. February 1, 2007. Soils Report for Estrella River Vineyard, LLC.

Scalmanini, Joseph C. March 22, 2010. Review of Proposed Estrella River Vineyard Agricultural
Cluster.

Scalmanini, Joseph C. May 10, 2010. Water Supply and Mitigation Measures Proposed Estrella
River Vineyard Agricultural Cluster.

Strickland, C. Wesley. November 10, 2009. Estrella River Vineyard Project: On-site Water
Conservation and Agricultural Resource Impacts.

Todd Engineers. December 2007. Update for the Paso Robles Groundwater Basin.

Todd Engineers. May 2009. Evaluation of Paso Robles Groundwater Basin Pumping.



SAN LUIS OBISPO COUNTY
DEPARTMENT OF PUBLIC WORKS

Paavo Ogren, Director

County Government Center, Room 207 « San Luis Obispo CA 93408 « (805) 781-5252
Fax (805) 781-1229 email address: pwd@co.slo.ca.us

MEMORANDUM

Date: August 25, 2010

To: Shawna Scott, Project Manager
SWCA Environmental Consultants
1422 Monterey Road, Suite C200
San Luis Obispo, CA 93401

Cc:

Michael Conger, Current Planning

From: Glenn Marshall, Development Services Engineer

Subject: Notice of Preparation — Estrella River Vineyard Agricultural Cluster Tentative
Tract Map & Conditional Use Permit Tract 2905, [SUB2006-00138]

Thank you for the opportunity to provide information on the Notice of Preparation of an
Environmental Impact Report for the subject project. It has been reviewed by several divisions of
Public Works, and this represents our consolidated response.

1. Contact person: Glenn Marshall, County Government Center Room 207, San Luis Obispo
CA 93408. (805) 781-1596, gdmarshall@co.slo.ca.us.

2. County Public Works is responsible for reviewing public improvements including streets and
utilities, as well as drainage and flood hazard, under the provisions of the Real Property
Division Ordinance and the Land Use Ordinance, and Encroachment within the public right-
of-way under County Municipal Codes (Title 13) and the Streets and Highway Code.

3. For our use, the report must address project anticipated impacts to traffic and circulation,
drainage and flood hazard, and potable water supply.
a. We have reviewed the traffic impacts addressed within the Final Traffic Impact

b.

C.

Analysis prepared by ATE, dated May 29, 2009 and it appears sufficient for use in
the report. Additional mitigations may include a limitation of occupancy until
Caltrans has completed the SR 46 improvements and payment of road impact fees
to the City of Paso Robles (the project is not within a county road impact fee area).
We will be interested in reviewing the DEIR for identified drainage and flood hazards
impacts and recommended mitigations.

We will be interested in reviewing the DEIR for identified water supply impacts and
recommended mitigations. The project is located within the Paso Robles
Groundwater Basin area of concern (see attached) as identified in the County’s
Resource Capacity Study (RCS). The results and recommendations of the RCS are
anticipated to be heard by the Planning Commission in September 2010, and by the
Board of Supervisors November 2010. RCS recommendations for public discussion
and Board approval may include a prohibition on land divisions.
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Tract 2905 NOP August 25, 2010

4. A list of “Standard Conditions” is available from our office and available upon request. In
February of 2010 Public Works provided Planning and Building comments and
recommended conditions of approval for Tract 2905. A copy of that referral has been
attached for your information. Also refer to 3a and 3c, above.

5. We do not have any alternative projects to suggest for evaluation.

6. Reasonably foreseeable projects, programs or plans in the area of this proposed
development may include:
a. Ongoing and/or scheduled road and drainage maintenance operations within the
county public right of way.
b. Caltrans improvements to State Route 46 East.

7. The following information may be relevant for consideration in the EIR:
a. Land Use Ordinance Title 22, specifically Chapter 22.36.110-Use of County Roads
by Extraction Operations.
San Luis Obispo County Public Improvement Standards.
County Traffic Impact Study Policies (revised 3/26/07)
County of San Luis Obispo Pavement Report.
County of San Luis Obispo National Pollutant Discharge Elimination System Phase
lI, Stormwater Management Program (County Code Section 8.68)
County Code (Title 22) Sections 22.52-Grading & Drainage, and 22.14.060-Flood
Hazard Area
g. Flood Insurance Rate Maps (FIRM), August 2008.

cooo

-

8. Public Works has no further comments on the Notice of Preparation.

Please provide us notification that the Draft EIR is available for review via the web and the related
web address where the document may be viewed. If you have any questions or comments | can
be contacted by phone at 805/781-1596, by email at (gdmarshall@co.slo.ca.us), or at the above
address.

Attachments

V:\_DEVSERYV Referrals\_Referral Responses\Land Divisions\Tract Maps\Tr 2905 SUB06-00138 Shandon\2010 Aug EIR-NOP\Tr 2905 NOP Response.doc
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PUBLIC WORKS COMMENTS AND

RECOMMENDED CONDITIONS OF APPROVAL FOR

Tract 2905 (SUB2006-00138), ESTRELLA RIVER VINEYARD, LLC.
19 Lot Ag Cluster Subdivision & APN: 015-014-001 through 009

Public Works Comments:
1. The application was accepted for processing August 5, 2009.

2. The project is located within an Agricultural Zone and is a Cluster Subdivision. In accordance with
Resolution 2008-0152 (supersedes Resolution 91-367) frontage improvements along Estrella Road
are required. 18 residential lots are proposed. For Agriculture or Rural Lands Cluster subdivisions,
Resolution 2008-0152 requires that ¥ mile of the frontage of Estrella Road be improved, centered
on the entrance. However, because anticipates that most of the traffic generated by this project will
be toward Paso Robles most of the widening should be toward Jardine Road. Recommended road
improvements along Jardine Road may impact or require removal of existing trees. The Planner
should address this issue in the environmental determination.

3. The project is proposing that the interior private access road easements be 30 feet in width. Title
21, Section 21.03.010 (d) (1) requires 40 feet of width for part-width roads and 50 feet for full-width
(The 40 minimum is a reflection of the Streets and Highways Code minimum for public roads.)
Section 21.03.010 (d) (7) requires that private easements may only serve a maximum of 5 parcels.
Public Works recommends that pursuant to Section 21.03.020 design adjustment findings be made
to address this per the Land Use Ordinance Section 22.22.150 B. 6. (1) which requires / allows the
interior roads be privately owned and maintained.

Referral prepared by: Sam Taylor Jr. 788-2177
Referral date: February 25, 2010
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Recommended Public Works Conditions of Approval

Access and Improvements:
Road and/or streets to be constructed to the following standards, unless design adjustments are approved
by the Public Works Department in accordance with Section 1.2 of the Public Improvement Standards:
a. One quarter (1/4) mile of Estrella Road shall be widened to complete the project side of an A-
1section as follows:

1. Approximately 700 feet fronting the property, from the intersection of the northerly property
line and Estrella Road towards the southeast along Estrella Road (to approximately 400 feet
southeast of Rio Robles Road), within a dedicated right-of-way of sufficient width to contain
all elements of the roadway prism,

2. The remainder of the one quarter (1/4) mile towards Jardine Road fronting off-site property
within the existing right of way of Estrella Road.

b. The private secondary access road shall be constructed to Cal Fire Standards within a private
access easement of sufficient width to contain all elements of the roadway prism. Any dead end
secondary access road shall terminate in a Cal Fire standard cul-de-sac or other Cal Fire
approved terminus.

C. Rio Robles Road and the road(s) giving primary access to Lots 1-18 on the Tentative Map
constructed to an A-1c (250-400 Future ADT) section within a 30-foot private access easement.

Roads and/or streets to be maintained as follows:

a. The following streets/roads: Estrella Road shall be accepted for County maintenance following
completion and certification of the improvements. No maintenance financing service charge
shall be required, as these streets/roads are already in the County-maintained system, or are
identified as new Principal Arterials, Arterials or Collectors, or meet the required number of road
maintenance related smart growth points to be exempt.

b. The following streets/roads: All on-site shall not be accepted for County maintenance following
completion and certification of the improvements. The developer shall establish a Property
Owners’ Association or other organized and perpetual mechanism to ensure adequate private
maintenance, acceptable to the Department of Public Works.

All intersections with Estrella Road be designed and constructed in accordance with the San Luis Obispo
County Public Improvement Standards Chapter 3, Table 3-1, within necessary dedicated right-of-way.

A private easement shall be reserved on the map for access to 1-18.

All grading shall be done in accordance with Appendix Chapter 33 of the 1997 Uniform Building Code. All
lot lines shall be considered as Site Area Boundaries with slopes setback accordingly.

Any driveway approaches along Estrella Road shall be constructed in accordance with County Public
Improvement Standard B-1e drawing for high speed and/or high volume rural roadways. All driveway
approaches constructed on County roads or project related roads to be accepted for County maintenance
shall require an encroachment permit.

Improvement Plans:

Improvement plans shall be prepared in accordance with County Public Improvement Standards by a
Registered Civil Engineer and submitted to the Department of Public Works and the county Health
Department for approval. The plan is to include, as applicable:

a. Street plan and profile.

b. Drainage ditches, culverts, and other structures (if drainage calculations require).
C. Water plan (County Environmental Health).

d. Sewer plan (County Environmental Health).
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e. Grading and erosion control plan for subdivision related improvement locations.

f. Public utility plan, showing all existing utilities and installation of all utilities to serve every lot.

g. Tree removal/retention plan for trees to be removed and retained associated with the required
improvement for the land division to be approved jointly with the Department of Planning and
Building.

h. Trail plan, to be approved jointly with the Park Division.

The applicant shall enter into an agreement with the county for the cost of checking the map, the
improvement plans if any, and the cost of inspection of any such improvements by the county or its
designated representative. The applicant shall also provide the county with an Engineer of Work
Agreement retaining a Registered Civil Engineer to furnish construction phase services, Record Drawings
and to certify the final product to the Department of Public Works.

The Registered Civil Engineer, upon completion of the improvements, shall certify to the Department of
Public Works that the improvements are made in accordance with all conditions of approval, including any
related land use permit conditions and the approved improvement plans. All public improvements shall be
completed prior to occupancy of any new structure.

A final soils report by a Registered Civil Engineer shall be submitted for review prior to the final inspection
of the improvements.

If environmental permits from the Army Corps of Engineers or the California Department of Fish and Game
are required for any public improvements that are to be maintained by the County, the applicant or his
engineer, prior to the approval of the plans by the Department of Public Works shall:

a. Submit a copy of all such permits to the Department of Public Works OR
b. Document that the regulatory agencies have determined that said permit is not required.
Drainage:

Submit complete drainage calculations to the Department of Public Works for review and approval. If
calculations so indicate, drainage must be retained / detained in a shallow drainage basin on the property
[21.03.010(e)(2)]. The design of the basin is to be approved by the Department of Public Works, in
accordance with county standards. The basin/s is/are to be maintained in perpetuity.

Portions of the site are located within a FEMA Flood Hazard Zone A designation as shown on FIRM Map
Number 06079C0425F. Submit complete drainage calculations to the Department of Public Works for
review and approval in accordance with County Code, Section 22.14.060.

If a drainage basin is required, the drainage basin along with rights of ingress and egress shall be reserved
as a drainage easement in favor of the owners and assigns. All drainage basin areas shall be indicated as
a building restriction.

The project shall comply with the requirements of the National Pollutant Discharge Elimination System

Phase | and/or Phase Il storm water program and the County’s Storm Water Pollution Control and
Discharge Ordinance, Title 8, Section 8.68 et sec.

Utilities:

All new electric, telephone and/or cable television lines shall be installed underground or overhead and
service laterals stubbed to each lot.

Gas lines shall be installed and service laterals stubbed to each lot.

A 6-foot public utility easement on private property along Estrella Road, plus those additional easements as
required by the utility company, shall be shown on the final Parcel or Tract Map.
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Additional Map Sheet:

The applicant shall prepare an additional map sheet to be approved by the county Department of Planning
and Building and the Department of Public Works. The additional map sheet shall be recorded with the
final parcel or tract map. The additional map sheet shall include the following:

a. If a fenced drainage basin is required, that the owner(s) of the individual lots are responsible for
on-going maintenance of drainage basin fencing, in perpetuity.
b. If a drainage basin is required, that the owner(s) of the individual lots are responsible for on-

going maintenance of drainage basin and adjacent landscaping in a viable condition on a

continuing basis into perpetuity. The basin(s) area shall be indicated as a building restriction.

All driveway approaches constructed on County roads shall require an encroachment permit.

The limits of inundation from a 100 year storm over Lot 19 from Estrella River and its tributaries

shall be shown on the additional map sheet and note the required building restriction on the

sheet. All building permit submittals shall show compliance with County Code 22.14.060, Flood

Hazard.

e. If improvements are bonded for, all public improvements (roads, drainage, and utilities) shall be
completed prior to occupancy of any new structure.

f. Notification to prospective buyers that all private access roads within the subdivision are to be
privately maintained, indicating the proposed maintenance mechanism.

g. The additional map sheet shall contain the final conditions of approval for the Conditional Use
Permit as they are shown in the Notice of Final Action.

oo

Covenants, Conditions and Restrictions:

The developer shall submit proposed covenants, conditions, and restrictions for the subdivision to the
county Department of Planning and Building for review and approval. The CC&R's shall provide at a
minimum the following provisions:

a. If a fenced drainage basin is required, on-going maintenance of drainage basin fencing, in
perpetuity.

b. If a drainage basin is required, on-going maintenance of drainage basin and adjacent
landscaping in a viable condition on a continuing basis into perpetuity.

C. Maintenance of all streets/roads within the subdivision in perpetuity.

d. The limits of inundation from a 100 year storm over Lot 19 from Estrella River and its tributaries

shall be shown on the additional map sheet and note the required building restriction in the
CC&R'’s and note the required building restriction in the CC&R's.

e. Notification to prospective buyers that an additional map sheet was recorded with the final
parcel or tract map. The restrictions, conditions and standards set forth in the additional map
sheet apply to future development. It is the responsibility of the prospective buyers to read the
information contained on the additional map sheet.

Miscellaneous:

This subdivision is also subject to the standard conditions of approval for all subdivisions using individual
wells and septic tanks a copy of which is attached hereto and incorporated by reference herein as though
set forth in full.

All timeframes on approved tentative maps for filing of final parcel or tract maps are measured from the
date the Review Authority approves the tentative map, not from any date of possible reconsideration
action.

The applicant shall apply to the Department of Planning and Building for approval of new street names
prior to the filing of the final parcel or tract map. Approved street names shall be shown on the final parcel
or tract map.

V:\_DEVSERYV Referrals\_Referral Responses\Land Divisions\Tract Maps\Tr 2905 SUB06-00138 Shandon\2009 Aug PW Referral Response\Tr 2905 20100225 PW Stock COA.doc
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September 3, 2010

Shawna Scott

SWCA Environmental Consultants
1422 Monterey St., Suite C 200
San Luis Obispo, CA 93401

SUBJECT: APCD Comments Regarding the Estrella River Vineyard SUB2006-00138 Tract
2905

Dear Ms. Scott,

Thank you for including the San Luis Obispo County Air Pollution Control District (APCD) in
the environmental review process. We have completed our review of the proposed project
located on Estrella Road, approximately 1.2 miles east of Jardine Road in Paso Robles. The
project, as proposed, includes a Vesting Tract Map (Tract 2905) and Conditional Use Permit to
allow the subdivision of a 562-arce property (consisting of five legal parcels) into an agricultural
cluster development composed of 18 residentia cluster parcels and one agricultural parcel. The
cluster parcelsvary in size from one acreto 3.18 acres. The agricultural parcel is approximately
537 acres in size, would be preserved in perpetuity through an open space easement, and will be
placed under an agricultural preserve contract. A 2.5 acre envelope for future agricultural
processing use is also proposed to be located on the agricultural parcels. The area of disturbance
to accommaodate internal access roads and other infrastructure is estimated to cover
approximately 13.3 acres. The following are APCD comments that are pertinent to this project.

This project, like so many others, falls below our emissions significance thresholds and is, therefore,
unlikely to trigger afinding of significant air quality impacts requiring mitigation. However, we are
very concerned with the cumulative effects resulting from the ongoing fracturing of agricultural land
and increasing residential development in areas far removed from commercial services and
employment centers. Thiskind of remote devel opment fosters continued dependency of the personal
automobile and adds strain to limited infrastructure and natural resources. In addition, it hampers
efforts to reduce fossil fuel consumption and associated greenhouse gas emissions that are needed to
attain the goals of AB 32, California s Global Warming Solutions Act of 2006.

The District recognizes the intent of the minor agricultural cluster land use ordinance; to provide an
option for development while retaining and protection the mgjority of the property for agricultural
purpose. However, District staff feels this type of development is precedence setting by allowing
smaller lotsin areas zoned agricultural. Thistype of development isinconsistent with the land use
planning strategies recommended in the Clean Air Plan (CAP), which promote the concept of
compact development by directing growth to areas within existing urban and village reserve lines.
The CAP recommends that areas outside the urban/village reserve lines be retained as open space,
agriculture and very low-density residential development (20 acre or larger parcel size). The APCD
does not support this project or this type of development.

Should this project continue to move forward against our recommendation, the following APCD
comments will be appropriate.

3433 Roberto Court, San Luis Obispo, CA 93401 ¢ 805-781-5912 ¢ FAX: 805-781-1002
info@slocleanair.org ¢ www.slocleanair.org
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GENERAL COMMENTS

As acommenting agency in the California Environmental Quality Act (CEQA) review process
for aproject, the APCD assesses air pollution impacts from both the construction and operationa
phases of a project, with separate significant thresholds for each. Please addressthe action
items contained in thisletter that are highlighted by bold and underlined text.

CONSTRUCTION PHASE MITIGATION

The APCD staff considered the construction impacts of this devel opment by (running the
URBEMIS2007 computer model, atool for estimating construction emissions related to the
development of land uses) OR (comparing it against screening models within the APCD’ s Air
Quality Handbook). Thisindicated that construction phase impacts will likely be less than the
APCD'’ s significance threshold values of 137 Ibs of emissions per day and 2.5 tons of emissions
per quarter. Therefore, with the exception of the requirements bel ow, the APCD is not requiring
other construction phase mitigation measures for this project.

Naturally Occurring Asbestos

The project siteislocated in acandidate areafor Naturally Occurring Asbestos (NOA), which
has been identified as atoxic air contaminant by the California Air Resources Board (ARB).
Under the ARB Air Toxics Control Measure (ATCM) for Construction, Grading, Quarrying, and
Surface Mining Operations, prior to any grading activities at the site, the project proponent
shall ensurethat a geologic evaluation is conducted to determine if NOA is present within
the area that will be disturbed. 1f NOA isnot present, an exemption request must befiled
with the District (see Attachment 1). If NOA isfound at the site, the applicant must comply
with all requirements outlined in the Asbestos ATCM. This may include development of an
Asbestos Dust Mitigation Plan and an Asbestos Health and Safety Program for approval by the
APCD. Pleaserefer to the APCD web page at http://mww.slocleanair.org/business/asbestos.asp
for more information or contact the APCD Enforcement Division at 781-5912.

Developmental Burning

Effective February 25, 2000, the APCD prohibited developmental burning of vegetative
material within San L uis Obispo County. Under certain circumstances where no technically
feasible alternatives are available, limited developmental burning under restrictions may be
allowed. Thisrequires prior application, payment of fee based on the size of the project, APCD
approval, and issuance of aburn permit by the APCD and the local fire department authority.
The applicant is required to furnish the APCD with the study of technical feasibility (which
includes costs and other constraints) at the time of application. If you have any questions
regarding these requirements, contact the APCD Enforcement Division at 781-5912.

Demolition Activities

Demolition activities can have potential negative air quality impacts, including issues
surrounding proper handling, demolition, and disposal of asbestos containing material (ACM).
Asbestos containing materials could be encountered during demolition or remodeling of existing
buildings. Asbestos can also be found in utility pipes/pipelines (transite pipes or insulation on
pipes). If utility pipelines are scheduled for removal or relocation; or building(s) are
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removed or renovated this project may be subject to various regulatory jurisdictions,
including the requirements stipulated in the National Emission Standard for Hazar dous
Air_Pollutants (40CFR61, Subpart M - ashestos NESHAP). These requirementsinclude but
are not limited to: 1) notification requirementsto the District, 2) asbestos survey conducted by a
Certified Asbestos Inspector, and, 3) applicable removal and disposa requirements of identified
ACM. Please contact the APCD Enforcement Division at 781-5912 for further information.

Dust Control Measures

The project as described in the referral will not likely exceed the APCD’ s CEQA significance
threshold for construction phase emissions. However, construction activities can generate
fugitive dust, which could be a nuisance to local residents and businesses in close proximity to
the proposed construction site. Dust complaints could result in aviolation of the District’s 402
"Nuisance" Rule. APCD staff recommend the following measur es be incorporated into the
project to control dust:

¢ Reduce the amount of the disturbed area where possible;

o Usewater trucks or sprinkler systemsin sufficient quantities to prevent airborne dust
from leaving the site. Increased watering frequency would be required whenever wind
speeds exceed 15 mph. Reclaimed (non-potable) water should be used whenever
possible;

o All dirt stock-pile areas should be sprayed daily as needed; and,

o All roadways, driveways, sidewalks, etc. to be paved should be completed as soon as
possible, and building pads should be laid as soon as possible after grading unless
seeding or soil binders are used.

Construction Permit Requirements
Based on the information provided, we are unsure of the types of equipment that may be present
during the project’ s construction phase. Portable equipment, 50 horsepower (hp) or greater, used
during construction activitieswill require California statewide portable equipment registration
(issued by the California Air Resources Board) or an APCD permit. Thefollowinglistis
provided as a guide to equipment and operations that may have permitting requirements, but
should not be viewed as exclusive. For amore detailed listing, refer to page A-5 in the District's
CEQA Handbook.

e Power screens, conveyors, diesel engines, and/or crushers;
Portable generators and equipment with engines that are 50 hp or greater;
IC engines;
Unconfined abrasive blasting operations;
Concrete batch plants;
Rock and pavement crushing;
Tub grinders; and

e Trommel screens.
Tominimize potential delays, prior to the start of the project, please contact the APCD
Engineering Division at (805) 781-5912 for_specific infor mation regar ding permitting
requirements.
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OPERATIONAL PHASE MITIGATION

Agricultural cluster development can resultsin incompatible uses. Residential homes in the midst of
agricultural operation often times presents the residents with dust, pesticide and smoke related issues.
The APCD understands how agricultural operations take precedent in Agricultural zoned lands, thus
presenting incompatibilities with residential agricultural clusters. To avoid potentia nuisance
complaints and enforcement action, the APCD has a recommended, these potential nuisance be
disclosed to potentia buyers of the property and measures be implemented to reduce exposure to
residences. The following measures should be included in the project:

o Establish a buffer zone between agricultural activities and residences.

0 All accessroads should be paved to reduce the generation of dust.

0 APCD’sRule501 alowsfor agricultural burning of agricultural green waste with
agricultural burn permits. However, agricultural burning around agricultural
clustered devel opments can result in nuisance and negative health impacts to
residents and is an example of the incompatibility of allowing clustered residential
developments inside land that has intensive agricultura practices. Therefore,
prohibit agricultural burning of materials from the agricultural land that is
upwind of residential units; for downwind locations, prohibit agricultural
burning within 1000 feet of residential units.

The APCD staff considered the operational impact of this project by running the URBEMIS2007
computer model, atool for estimating vehicle travel, fuel use and the resulting emissions related to
this project’s land uses. Thisindicated that operational phase impacts of the greenhouse gas known
as carbon dioxide (CO2) will be approximately 307 tons/year. While statewide/global thresholds
have not yet been defined for GHG impacts, SL O County APCD recommends the
implementation of feasible mitigation measures that minimize project related GHG impacts.
Examples of potential measures for this development include:

o Developments within Urban Reserve Lines with walking or bicycling access to nearby
commercia and transit services thus reducing automobile dependence;

Include pedestrian amenities that provide improved connectivity to existing amenities;

Securing shuttle services for the tasting room and special events;

Improving the energy efficiency of the wine production equipment;

Replacing support equipment and vehicles that have internal combustion engines with their
electric equivalents;

e Green building techniques such as:

0 Building positioning and engineering that eliminate or minimize the development’ s active
heating and cooling needs;

0 Implementing solar systems to reduce energy needs,

0 Increase the building energy efficiency rating by 10% above what is required by Title 24
requirements. This can be accomplished in anumber of ways (increasing attic, wall, or floor
insulation, installing high efficiency windows, using efficient interior lighting and energy star
roofs and appliances, etc.)

0 Native shade tree planting along southern exposures of buildings to reduce summer cooling
needs;

0 Planting of native, drought resistant landscaping;

0 Useof locally or nearby produced building materials;

0 Useof renewable or reclaimed building materias;
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1 San Luis Ob,lspo 635 N. Santa Rosa - San Luis Obispo, CA 93405
Phone: 805.543.4244 - Fax: B05.543.4248

County Fire Department vrww.cfsio.0rg

Marz Senkins, Fire Chiel

February 18, 2009

County of San Luis Obispo
Department of Planming and Building
County Government Center .

San Luis Obispo, CA 93408

Subject: Parcel Map Project #SUB2006-00138 ~ Tract 2905 (Estrella River Vineyards)

North County team. members,

I have reviewed the referral information and tentative plans for the proposed residential/agricultural sub-
division project located on Estrella Road east of Paso Robles, CA. This project is located approximately
5.10 minutes from the closest CAL FIRE/San Luis Obispo County Fire Station. The project is located in
State Responsibility Area for wildland fires. It is designated a High Fire Severity Zone. This project is
required to comply with all fire safety rules and regulations including the California Fire Code, the Public
Resources Code and any standards referenced therein. .

The following conditions shall apply to this project:

Access Road
All existing and/or proposed access roads must be constructed to both San Luis Obispo County

Department of Planning and Building and CAL FIRE/County Fire standards when the road(s) serves
more than one parcel; access to amy mdustrial or commercial occupaney, or vehicular access to a single
parce] with more than two buildings or four or more dwelling umits. :

» The maximum length of a dead end road, including all dead-end roads accessed from that
~dead-epd road, shall not exceed the following cumulative lengths, regardiess of the number of
parcels served: :

o Parcels less than 1 acres 800 feet

o Parcels 1 acre to 4.99 acres 1320 feet '
© Parcels 5 acres to 19.99 acres 2640 feet

o Parcels 20 acres or larger 5280 feet

The Alternative Site Plan dated 2/5/09 provided by the applicant’s agent, has been reviewed by

CAL FIRE/San Luis Obispo County Fire Department. Upon initial review of the proposed access road
and circulation system this department finds that the proposal meets all relative standards and does not
present & concem for maximum dead-end road standards.
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The access road(s) must be a minimum of 24 feet in width and provide an all weather surface.
If the road exceeds 12% it must have a non-skid paved surface.

Roads may not exceed 16% without special mitigation and shall not exceed 20%.

All roads must be able to support a 20 ton fire engine.

Road must be named and addressed including existing buildings.

A turnaround must be provided if the road exceeds 150 feet.

Vertical clearance of 136 is required.

® & © e @

Driveway(s)
A driveway is permitted when it serves no more than two buildings, with no more than 3 dwelling units or

a single parcel, and any munber of aceessory buildings.
Driveway standards required:
e Driveway width for high and very high fire sevenity zones:

o 0-49 feet, 10 feet is required

o 50-199 feet, 12 feet is requircd
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