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RE:  PLP 14-0031 and UPE 07- 0123: 4603 and 4605 Westside 
 
The Westside Community Association (WCA) advocates for the safety and well being of our community and the preservation of rural character – an asset we believe benefits our winery neighbors.  Over 130 people petitioned the County to protect this asset: “We, the WCA, request that the County define a focused set of guidelines for approval of new wineries and event permits that address cumulative effects and that protect the farm heritage, rural character, and the peace, safety, and well being of the community along this scenic corridor."
Since 2014, the WCA has worked constructively with the County in upholding the protective policies and standards in our General Plan.  WCA letters (attached), and letters from adjacent property owners, neighbors and concerned citizens identify substantive issues and unresolved impacts relative to public safety, joint road use conflicts, availability of adequate water supplies, and the sharing of a water supply between two separate parcels. 
The General Plan factors for detrimental concentration are: “Local concentrations of separate Ag support uses (AR 5G) and visitor serving uses defined in AR 6F, even if related to surrounding agricultural activities are detrimental to the primary use of the land for the production of food, fiber and plant materials and may constitute grounds for denial of such uses.  In determining whether or not the approval of such uses would constitute a detrimental concentration of such uses, consider all the following factors:          
Factor (1): Whether the above uses would result in joint road use conflicts, or in traffic levels that exceed the Circulation and Transit Element’s objectives for level of service on a site specific and cumulative basis. 

Factor (2): Whether the above uses would draw water from the same aquifer and be located within the zone of influence of area wells. 

Factor (3): Whether the above uses would be detrimental to the rural character of the area. 
General Plan 2020 protective policies are designed to ensure the primacy of local crop production (AR 5A) and prevent detrimental concentrations of winery/ event facilities (AR 5G and AR 6F). Substantive evidence indicates that this project application has impacts relative to all three factors.  

Detrimental Concentration and cumulative impact concerns were raised during the 4605 re-application hearing, after the parcel was split into 2 separate lots. Approving a 2nd winery/event facility on the adjacent parcel (4603 Westside) creates unstudied impacts:  
A concerning precedent is the sub-division and/or separate sale of vineyard parcels used to justify the approval of a production facility.  If PLP 14-0031 is approved, it will invalidate the 4605 winery production justification and environmental analyses, especially the traffic impact study, as the original project was based on 40 acres of on-site grapes, with over 1/3rd of those acres located on the 4603 Westside parcel. The 2011 approval of UPE 07-0123 relied on the original Mitigated Negative Declaration (County Resolution 11-024 Finding #3) 
A second adjacent winery creates cumulative impacts both in terms of traffic and the unstudied requirement to drill a 5th well with an annular seal.  Two adjacent wineries may double winery operation truck traffic, and the need to import a larger portion of grapes at both winery facilities adds truck trips along Westside during harvest, when several 150 person events are planned. On-site traffic management, as demonstrated at Thompson’s curve, can not ensure road safety during large events.  
These truck trips and truck turning movements at the 4603 Westside access road were not evaluated, raising critical unstudied road safety impacts for residents, tourists, our farm workers as well as joint road use conflicts with significant bicycle traffic along Westside Road.

All three AR 5G and AR 6F factors exist: The WCA respectfully requests that the County make a finding of detrimental concentration, especially given the documented evidence of cumulative impacts, and unresolvable constraints creating significant road safety and water availability impacts.  Concentration and competition for large and impactful events are inconsistent with rural character. 
Thank you for your consideration, 
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Formed for the purpose of furthering the welfare of the Mill Creek and Westside Communities
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