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If the decision appealed from involves real property, the Appellant must also
submit the original and two copies of 1) Title Insurance Report and 2)
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(Please type or print legibly)

Appellant's Name: Circle Oaks Coun Water District and Circle Oaks Homes Association

7elephone #: (ZQZ 291-6585 707> 284-2387
Fax #:

E-Mail Address: Rhowlett@gmail.com

MailingAddress: 823 SonomaAvenue SantaRosa CA 95404
o" COHAandCOCWDhaveabenefil interestinthatthe lbe 'p

Status of Appellant's Interest in Property: adversel affected b the environmentalim acts ofthe roaect
prgi@ct appJic@nt,, adjace(ilpr(gy,rty owner, oth@rgJqscribe)ActionBeingAppealed: ApprovalofWaltRancnvineyarashgricuiturair,bo.Pll-00205r,brhHall-Brambletree, L.P. C/0 Mike Reynolds and their agent for service of process:

PermitteeName: a '

Hall-Brambletree, L.P., 401 St. Helena Hwy. So., St. Helena, CA 94574 and
PermitteeAddress: Hall-BrambletreeL.P.680lGalordParkwaSuitel00FriscoTX75g34

PermitNumber: Pll- g PA DateofDecision:

Nature of Permit or Decision: Erosion Control Plan Chapter 18.108; EIR Certification per CEQA
Reason for Appeal (Be Specific - lf the basis of the appeal will be, in whole or in part, that there was a

prejudicial abuse of discretion on the part of the approving authority, that there was a lack of a fair and impartial
hearing, or that no facts were presented to the approving authority that support the decision, factual or legal
basis for such grounds of appeal must be expressly stated or they are waived. (anach aaaitionai sheet ir
necessary): See attached letter and exhibits from Rachel Mansfield-Howlett, dated Se tember 1, 2016
Within the Milliken IReservoir and Capell Creek Watershed of SR 121;

access located on Circle Oaks Drive Township 7 North Napa CA 94558
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PROVENCHER & FLATT, LLP
823 Sonoma Ave. Santa Rosa, CA 95404
Phone: 707-284.2380 Fax: 707-284.2387

ATTORNEYS AT LAW

Douglas B. Provendier
Gail F. Flatt

OF COUNSEL

Janis H. Grattan
Rachel Mansfield-Howlett

Roz Bateman Smith

September 1, 2016

Gladys I. Coil
Clerk of the Board of Supervisors
County of Napa Board of Supervisors
1195 3rd Street Napa, CA 94559

Via Hatxd Delivery

Re: Walt Ranffi Vineyard Conversion Project
agust
the A'

Appeal of the August 1, 2016, Pl?g Director's certification of the EIR
and approval of the Agricultural Erosion Control Plan No. Pll-00205-
ECPA proposed by the Walt-Brambletree Corporation

Dear Ms. Coil,

Appellants, COHA and COCWD, appeal the factual and legal determinations of
the August 1, 2016 Planning Director's decision to approve the Walt Ranch Vineyard
Conversion Project and its Erosion Control Plan, certify the EIR, adopt the related
monitoring reports, and adopt CEQA Findings. This letter provides the ?Reasons for
Appeal? pursuant to County Code section 2.88.050; Title Insurance Report and
Assessor's Map book pages per County Code section 2.88.010.B; Index and Exhibits 1-61
citing supporting evidence for the appeal. The grounds for appeal are set forth in my
letters on the Draft and Final EJRs including the attachments and references cited
therein; further darification of the grounds for appeal is set forth, herein. (Exhibits 1
and 24-25, RaThel Mansfield-Howlett, comment letters.)

Substantive concerns regarding the review of the Projed's environmental
impacts prompted the need to solicit expert testimony regarding the data and analyses
utilized in the Project's enviromnental review. The following experts prepared detailed
comments enumerating the deficiencies in the environmental review conducted for the
Project and the failure to propose adequate mitigation for the Project's impacts:

Matt Hagemann, P.G., C.Hg. QSD, QSP, SWAPE Te?cal Consultation,
Data Analysis and Litigation Support for the Environment: Exhibit s,
November 20, 2014, .Draft EIR comment letter

Greg Kamman, PG, CHG, Prin6pal Hydrologist; Kamman Hydrology &
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Engineering, Inc.: Exhibit 7, November 20, 2014, Draft EIR comment letter
and Exhibit 35, April 2, 2016, Final EIR comment letter; and Exhibit 50,
August 29, 2016, Greg Kamman Supplemental Report on Landslide
Hazard Assessment

Eric A. Yee, Principal Consultant, Charles M. Salter Assoc.: Exhibit 6,
November 17, 2014, Draft EIR comment letter and Exhibit 37, March 29,
2016, Final EIR cornrnent letter.

Substantive legal analysis was submitted regarding the deficiencies in the EIR,
Mitigation Monitoring Plan, and Groundwater Monitoring and Management Plan by
the fouowing attorneys.

Mark Wolfe: Exhibit 4, November 21, 2014, Draft EIR comment letter

Thomas Lippe: Exhibits 2a through 2i, November 21, 2014, Draft EIR
comment letter; Exhibit 3, November 21, 2014, Draft EIR comment letter;
Exhibit 26, April 4, 2016, Final EIR comment letter; and Exhibit 49, August
29, 2016, appeal letter
Rachel Mansfield-Howlett: Exhibits 24 and 25, April 4, 2016, Final EIR
comment letters

Comments on the Final EJR's failure to adequately respond to comments were
submitted by Thomas Lippe, expert Greg Kamman, and myself. (Exhibit 49, August 29,
2016, Thomas Lippe appeal letter; Exhibit 50, August 29, 2016, Greg Kamman
Supplemental Report; Exhibits 1, 24-25, Rachel Mansfield Howlett comment letters.)

These experts and attorneys documented numerous errors, omissions and
inadequa6es in the EIR sudi that the enviromnental review failed to fulfill CEQA's
substantive requirement to provide fuu environmental disclosure of the effects of the
Project; the EIR's determinations and conclusions are not supported by substantial
evidence; proposed mitigation measures are inadequate and incomplete and constitute
an illegal deferral of mitigation; and the Final EIR failed to adequately respond to
comments.

In light of the gravity of the issues concerning the Project's impact to
groundwater drawdown and depletion and consequent potentiauy significant
impairment of the Circle Oaks District's ability to supply water, the lack of adequate
enforceable mitigation regarding these issues, and the reasons given herein, Appellants
respectfully request the Board reject the certification of the EIR; require the EIR to be
revised and re-6rculated to correct the cited omissions and inaccuracies; and require
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review of reasonable enforceable alternatives and mitigation measures that reduce the
Project's impacts prior to further consideration of the Project.

The environmental analysis, proposed mitigation, the Mitigation Monitoring
Plan, the Groundwater Monitoring and Management Plan and alternatives analysis are
deficient in the following ways.

1. Environmental Setting

The EIR failed to adequately describe the environmental setting regarding
groundwater resources. (Exhibit 2a, November 21, 2014, Thomas Lippe,
second Draft EIR comment letter, pg. 39; Exhibit 49, August 29, 2016,
Thomas Lippe letter, pgs. 1514-1515.)
The EIR mischaracterizes the rate of groundwater recharge on the Project
site. (Exhibit 49, August 29, 2016, Thomas Lippe letter, pg. 1515; Exhibit
13, November 21, 2014, Chris Malan, Living Rivers Council Draft EIR
comment letter, pg. 630.)
The EIR mischaracterizes the hydraulic connection between groundwater
to be pumped for the Project and groundwater in the Milliken Sarco
Tulocay (?MST") Groundwater Deficient Area. (Exhibit 49, August 29,
2016, Thomas Lippe letter, pg. 1515.)
The EIR misdiaracterizes the direction of groundwater flow. (Exhibit 49,
August 29, 2016, Thomas Lippe letter, pg. 1515.)

2. Sedimentation of Napa River Watershed
The EIR fafx}ed to adequately analyze and account for impacts to increased
stream sedimentation in the Napa river drainage or provide for adequate
mitigation. (Exhibit 1 at pg. 9, Radiel Mansfield-Howlett Draft EIR
comment letter; Exhibit 2a at pgs. 28-32, November 20, 2014, Thomas
Lippe Draft EIR comment; Exhibit 7 at pgs. 533-535, November 20, 2014,
Greg Kamman letter; Exhibit 8, November 11, 2014, City of Napa Draft
EIR comments letter; Exhibit 9 at pgs. 554, 576-579, November 21, 2014,
Center for Biological Diversity and Napa Sierra Club Draft EIR comment
letter; see also Exhibit 2d, staff report for the Napa River Watershed
Sediment TMDL and Habitat Enhancement Plan.)

The EIR fails to analyze the significance of increased diannel erosion and
sediment production caused by increases in peak runoff caused by
installing engineered drainage structures. (Exhibit 35 at pgs. 1,427-1,429,
April 3, 2016, Greg Kamman Fmal EIR letter.)
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3. Ground Water Resources

The EIR failed to adequately analyze and provide mitigation for impacts
related to groundwater resources. (Exhibit 1 at pgs. 4-8, Rachel Mansfield-
Howlett Draft EIR comment letter; Exhibit 2a at pgs. 39-41 and Exhibit 3 at
pgs. 487-488, November 21, 2014, Thomas Lippe Draft BIR comment
letters; Exhibit 7 at pgs. 524-536, November 20, 2014, Greg Kamman letter;
Exhibit 8 at pgs. 539-540, City of Napa General Water Manager's
comments on the Draft EIR regarding long term effects of ground water
extraction at the Project site; Exhibit 9 at pgs. 580-582, November 21, 2014,
Center for Biological Diversity and Napa Sierra Club Draft EIR comment
letter; Exhibits 13 at pgs. 629-631 and 34 at pgs. 1,414-1,415, November 21,
2014 and April 4, 2016, Chris Malan, Living Rivers, letters; Exhibit 36 at
pg. 1,449, April 4, 2026, Sue Wagner comment letter; Exhibit 41 at pg.
1,496, April 4, 2106, Greg Gale letter; see also Exhibits 2e -2i regarding
hydrology and water availability.)
The EIR fails to analyze the significance of pumping more groundwater
than is recharged on-site on local groundwater supplies. (Exhibit 26 at
pgs. 830-831, April 3, 2016, Lippe comment letter on the Final EIR; Exhibit
35 at pgs. 1,420-1,423 and 1,425-1,427, April 2, 2016, Greg Kamman Final
BIR letter.)

Mitigation measure 4.6-4 concerning impacts to groundwater resources is
vague and unenforceable and unlawfully defers the analysis and
development of further mitigation measures until after Project approval.
Mitigation 4.6-4 states: ?the Director of Enviromnental Management shau
be authorized to require additional reasonable conditions on the
Applicant, or revocation of this permit, as necessary to meet the
requirements of the Napa County Groundwater Ordinance and protect
public health, safety and welfare." (Final EIR 4.6-51 - 4.652; Groundwater
Monitoring and Management Plan, Appendix R, pgs. 13-14; August 1,
2016, Updated MMRP, pg. 49.) The mitigation fails to spe6fy performance
standards and is premised on a later determination that impacts to
groundwater resources are due to the operation of Walt Ranch. (Draft EIR
2-41.) The EIR does not indicate what method would be used to determine

the cause of the depletion or lowering of groundwater resources and the
County is unlikely to be able to make this assessment. The mitigation is
unenforceable and fails to provide adequate protection for Circle Oaks
wells. (Exhibit 1 at pgs. s-6, Rachel Mansfield-Howlett Draft EIR comment
letter dated November 21, 2014; Exhibit 49 at pgs. 1,517-1,518, Thomas
Lippe appeal letter dated August 29, 2016.)
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Impacts to Cirde Oaks Wells
According to Ron Tamarisk, Director of COCWD, the Circle Oaks Water District

is the sole water supplier for approximately 500 people in the community of Circle
Oaks. The District has a responsibility and legal obligation to the residents who have
depended upon this water source for 50 years. The residents and families of COCWD
rely exclusively upon one vertical well and one spring water source supplied by several
horizontal bores for drinking water and fire suppression. Commentors raised numerous
concerns regarding the impacts of the almost continuous pumping of well water
proposed by Walt Ranch to Circle Oaks' weus. (Exhibit 1 at pgs. 4-s, Exhibit 24 at pgs.
810-822, Radiel Mansfield-Howlett comment letters; Exhibit s at pgs. 502-507,
November 20, 2011, Matt Hagemann report; Exhibit 15 at pg. 736, November 21, 2014,
Ron Tamarisk Draft EIR comment letter; Exhibit 17 at pgs. 740-741, November 12, 2014,
Bill Garrison Draft EIR comment letter.)

As noted above, the EIR proposed Mitigation 4.6-4 entails the monitoring of
existing Walt Randi well levels but is deficient in that it is too vague, unenforceable and
the mitigation unlawfully defers the analysis and development of further mitigation
measures until after Project approval.

Relative to the impact analysis concerning the Circle Oaks wells, the sufficiency
of the annual water supply is not determinative, rather the issue concerns whether there
is sufficient availability of water for Walt Ran*, together with the adjacent well use,
during the months when Walt Ranffi proposes its heaviest demand. Since the Walt
Randi wells are deeper than the Cirde Oak District wells, Jed Welsh, President of the
Board of Directors of COCWD, stated temporary drawn downs during the months of
heavy use, may leave the District without water. Jed Welsh noted that one Walt Ranch
weu is 400 ft. deep with a water level at 200 ft. and another is 900 ft. deep with a water
level of 450 ft., whereas the District wens are far shallower and are thus more
vulnerable to depletion than the Walt wells. (Exhibit 25, Rachel Mansfield-Howlett
comment letter.) Jed Welsh states that the analysis conducted for the drawdown of
COCWD wells was not conducted over a long enough period to accurately determine
the total effect, given the slow rate of water transfer in the existing cracked volcanic
rock, and testing was not conducted to determine the effects vineyard ground seepage
and / or runoff would have on the water COCWD receives from the horizontal piping.

On August 1, 2016, the same day the Planning Diredor issued the Project
approval, the Groundwater Monitoring and Management Plan (GMMP) belatedly
provided a vague provision related to neighboring property owners' wells where
groundwater levels ?drop to a level whidi would not support existing land uses or
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planned uses for which permits have been granted.? (GMMP, FEIR, Appendix R, pg.
13.) But this standard is not incorporated into the Updated Mitigation Monitoring-and
Reporting Plan; the updated plan's ?Performance Criteria" merely refers to ?County
standards." (August 1, 2016, Updated MMRP, pg. 49.) The GMMP effectively conceded
potentially significant impacts, yet failed to incorporate enforceable mitigation and
failed to utiuze a reliable performance standard.

Agencies should not use mitigation measures as a device to avoid disclosing
project impacts. (Stanislaus Natural Heritage Project v. County of Stanislaus (1996) 48
Cal.App.4' 182, 195-196 [EIR was inadequate because it did not evaluate impacts of
supplying water to large new development project and instead included a mitigation
measure stating that the project would not proceed at any point that adequate water
was not available.]) Similarly here, the EIR improperly used the mitigation as a device
to avoid disclosing impacts.

The EIR should therefore be revised and recirculated to analyze and disdose the
degree of impact to Circle Oaks weus and infrastructure and the following mitigation
measures should be imposed to ensure sufficient water availability for Circle Oaks
residents.

Driuing of ?sentry wells? at the property boundary placed in proximity to the
offsite COCWD wells and / or monitoring of COCWD well levels. If water
levels drop below an agreed upon estab]ished txigger level in the ?sentry" or
COWD weus, pumping in the Walt Ranffi wells would be restricted or halted.
No determination of fault would be required. The County, Walt Randi, and
COCWD would establish the appropriate trigger levels.
Monitoring of static water levels in the Sonoma Volcanics Aquifer in three
newly constructed sentry wells with established trigger levels. If water levels
drop below an established bigger level, pumping in the Project weus would
be restricted or halted. No determination of fault would be required. The
County, Walt Randi, and COCI/VD would establish the appropriate trigger
levels.

4. Impacts to Road Conditions and COCWD Water and Sewer Infrastructure
The EIR fails to adequately analyze and provide mitigation for impacts to roads,

including road failure, due to the Walt Ranch operations. (Exhibit 1 at pgs. 26-27 and
Exhibit 24 at pgs. 808-810, 813, Radiel Mansfield-Howlett corn?tnent letters; Exhibit 11 at
pgs. 618-619 and Exhibit 30 at pg. 1269, April3 and 4, 2016, Mark Billings letters; Exhibit
12a at pgs. 620-623 and Exhibit 31a at pgs. 1,269-1,270, November 21, 2014 and April 3,
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2016, David Heitzman le'ffers; Exhibit 14a at pg. 734 and Exhibit 14b at pg. 735,
November 21, 2014, Stephen Gort, General Manager, Circle Oaks Homes Association
Draft EIR comment letter; Exhibits 19a at pgs.747-749 and Exhibit 19d at pg. 776,
November 21, 2015, Sue Wagner Draft EIR comment letter; Exhibit 36 at pgs. 1,431-
1,436, April 4, 2016, Sue Wagner comment letter; Exhibit 22 at pgs. 787-789, Bob
McLeish Draft EIR comment letter; Exhibit 33 at pg. 1,413, July 22, 2014 Jack
MacDonald, Circle Oaks County Water District Draft EIR comment letter; Bxhibit 38 at
pg. 1,455, March 23, 2016, Kathleen Maxim, Circle Oaks Homes Association, letter;
Exhibit 39 at pgs. 1,458-1,461, April 4, 2016, Ron Tamarisk letter.)

Mitigation 4.7-4 provides for repaving and damage to sub-surface infrastructure
during the construction phase of the Project only, it does not address mitigation for
road damage due to continuing operations of the Project. (Exhibits 1, 11, 24, and 30,
Rachel Mansfield Howlett and Mark Billings letters.)

Importantly, the Circle Oaks County Water District's water and sewer system
infrastructure is located under Circle Oaks drive; road couapse will destroy these
infrastructure systems. Mitigation should be imposed to ensure that the ongoing
activities of the Project will not impact the water and sewer infrastructure that services
the Cirde Oaks community. Sudi adequate mitigation could indude a provision for the
Project proponents to put up an adequate surety bond in the event that the ongoing
activities associated with the Project damage this infrastructure.

The Project entails construction of 21 miles of roadway and removal of over
20,000 trees. The community of Circle Oaks has approximately 4.5 miles of roadway
that indudes one mile of Cirde Oaks Drive, whidi the Project proposes to use as access.
There are two to three other access points along Cal. Route 121 / Monticello Road that
should be considered as alternatives to the Pro;)efl s access. Utilization of alternative
access points would avoid use of the deteriorating roadway on Circle Oaks Drive
altogether. The Project proponent is opposed to altering the access point; the FEIR
opines without basis that this alternative could increase environmental impacts. As
noted by expert Mark Billings, a certified Public Infrastructure Inspector, access to the
Project via Route 121 is a reasonable alternative to the proposed access point and would
avoid impacts.

The EIR failed to include review of alternative access ways to the Project; given
that the Project may seriously impact the roadway and the water and sewer systems of
the Cirde Oaks community, the EIR must consider ways to avoid or substantially lessen
these impacts. (Exhibit 1 at pgs. 26-27 and Exhibit 24 at pgs. 809-810, Raaxel Mansfield-
Howlett comment letters; Exhibit 11 at pgs. 616-619, April 3, 2016, Mark Billings letter;
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Exhibits 12a at pg. 622 and Exhibit 31a at pg. 1,270, November 21, 2014 and April 3,
2016, David Heitzman letters.)

s. Landslide Risk

The EIR failed to consider the potential impacts due to landslide. (Exhibit 1 19-20,
26-27 and Exhibit 24 at pg. 809, Rachel Mansfield-Howlett comment letters; Exhibit 10 at
pgs. 597-601, November 21, 2014, Nancy Tamarisk, Sierra Club Draft EIR comment
letter; Exhibit 12a at pg. 621 and Exhibit 31a at pgs. 1,269-1,270, November 21, 2014 and
April 3, 2016, David Heitzman letters; Exhibit 2b at pgs. 49-60 and Exhibit 2c at pgs. 61-
67, December 24, 2000 and May 7, 2008, Dr. Robert Curry letters; Exhibit 7 at pg. 535,
November 20, 2014, Greg Karmnan letter; Exhibits 49-50, August 29, 2016, Thomas
Lippe and Greg Kamman letters.)

6. Noise Impacts
The EIR failed to adequately consider the Project's impacts regarding noise.

Expert, Eric A. Yee, Principal Consultant, Charles M. Salter Associates, prepared a
report that detailed the defects in the EIR's noise and vibration analysis. He concluded
the E?R's analysis lacked evidence to support the conclusion of ?less than significant"
for the fouowing reasons. (Exhibit 6 and 37, November 17, 2014 and Mard'i 29, 2016,
Eric Yee Draft and Final comment letters; see also Exhibit 15, November 13, 2014, Peter
Krammer Draft EIR comment letter; Exhibit 20, November 20, 2014, Jetf Roberts Draft
EIR comment letter.)

The EIR does not adequately apply significance criteria for noise impacts.
(Exhibit 6 and 37, Eric-Yee letters.j
The EIR used the incorrect baseline to adjudge noise impacts. The EIR
utilized estimates based on modeling rather than actual data gathered near
the Project site. Based on four days of noise measurements conducted by
Eric Yee, the daytime noise levels in the Circle Oaks residential community
are four times quieter than the DEJR's estimate and spot measurements
along State Route 121 indicate that actual noise levels are about half as loud
as the DEIR's estimate. (Ibid.)

The EIR failed to address noise impacts due to truck traffic, roa demolition
and removal, and vibration. (Toid.)

The EIR overestimates the degree of mitigation provided by the proposed
sound barriers; noise impacts remain significant. (Ibid.)
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7. Failure to Respond to Comments
The Final EIR failed to adequately respond to the following comments, inter aha:

The EIR should have considered alternative access ways to the Project and
did not. (Final EIR 4-32, which reference the comments submitted by
Radrel Mansfield-Howlett and Nancy Tamarisk, Sierra aub, Exhibit 1
and 10.)

The EIR failed to adequately consider the Project's noise impacts and
failed to provide adequate mitigation. (Final EIR 4-111- 4-113, which
reference the comments submitted by Rachel Mansfield-Howlett and Eric
Yee, Exhibits, 1, 6, and 37.)

The EIR failed to adequately consider impacts to roads, including the
potential for road failure, or to propose adequate mitigation. (Final EIR 4-3
- 4.4, whiai reference the comments submitted by Rad'iel Mansfield-
Howlett, Mark Billings and David Heitzman, Exhibits, 1, 11, 24, 30, and
31a.)

8. Alternatives Review

The EIR considered two alternatives, aside from the No Project Alternative, the
Reduced Intensity Alternative and the Multiple Resource Protection Alternative and
acknowledged the Reduced Intensity Alternative would result in fewer biological
impacts. (Final Approval pgs. 12-16.) However, the alternatives analysis failed to
provide sufficient data to enable the comparison of the altematives' water demand,
sedimentation, and runoff, to that of the Project, therefore it is impossible to compare
the alternatives to the Project on these issues. Considering the comments made by
experts Greg Kamman and Matt Hagemann regarding the Project's impacts to water
supply, adjacent well water drawdown, sedimentation, and runoff, this analysis is of
critical concern. An EIR must include sufficient information about each alternative ?to

allow meaningful evaluation, analysis and comparison with the proposed projed."
(Guideline f§ 15126.6(d).) Eadx alternative ?must be described in sufficient detail to
permit comparison with the proposed project. The key issue is whether the selection
and discussion of alternatives fosters informed decision-making and informed public
participation." (Laurel Heights I, supra, 47 Cal.3d at 404.) While it may be considered
sufficient to provide a matrix to summarize the comparisons, as the Planning Director
asserts, the matrix must provide sufficient information to provide a meaningful
comparison, and does not. (Final EIR 4-113; Planning Director's Final Approval, pg. 15.)

The Final EIR failed to provide sufficient data to allow a meaningful
comparison of the alternatives to the Project. The EIR's response that such
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data was not required to be included in the EIR is incorrect. (Final EIR 4-
113.

9. Additional Information

Additional information regarding the Project's runoff and landslide risk and a
request for the Board's de novo review of these issues, is cited in the August 29, 2016
letters from attorney Thomas Lippe and expert Greg Karnman. (Exhibits 49 and 50,
letters of Thomas Lippe and Greg Kamman,) I have reviewed the expert testimony
provided by Greg Karnrnan and concur with the legal and factual assessments made by
Thomas Lippe.

Sincerely,
td4/fi

?
Radiel Mansfield-Howlett

Attorney for Appellants, COHA and COCWD
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