CITY OF BUELLTON

PLANNING COMMISSION AGENDA

Regular Meeting of December 7, 2017 — 6:00 p.m.
City Council Chambers
140 West Highway 246, Buellton, California

Materials related to an item on this agenda,_as well as materials submitted to the Planning Commission
after disiribution of the agenda packet are available for public inspection in the office of the Planning
Department located at 331 Park Street, during normal business hours.

CALL TO ORDER
Chair Brian Dunstan
PLEDGE OF ALLEGIANCE
Commission Vice Chair Joe Padilla
ROLL CALL

Commissioners Patty Hammel, Dan Heedy, Vice Chair Joe Padilla and Chair Brian
Dunstan

REORDERING OF AGENDA

PRESENTATIONS
None
APPROVAL OF MINUTES

1. Minutes of the regular Planning Commission meeting of November 16, 2017

PUBLIC COMMENTS

Members of the audience wishing to address the Planning Commission on matters not on the agenda may
do so at this time. No action will be taken on these items at this meeting. Please state your name and
address for the record. Comments should normally be limited to three minutes.

CONSENT CALENDAR
None
CONTINUED PUBLIC HEARINGS

None
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NEW PUBLIC HEARINGS

L Resolution No. 17-14 — “ A Resolution of the Planning Commission of the City of Buellton,
California, Approving the Mitigated Negative Declaration (17-MND-01) and Mitigation
Monitoring and Reporting Program for The Network Project Project (BUE 5) Located at
the Southern Terminus of Industrial Way, Assessor’s Parcel Numbers 099-690-045, 099-
690-046 and 099-690-001, and Making Findings in Support:

and

Resolution No. 17-15 - “A Resolution of the Planning Commission of the City of Buellton,
California, Approving a Final Development Plan (16-FDP-07) and Lot Line Adjustment
(17-L1L:A-03) for The Network (BUE 5) Project Located at the Southern Terminus of
Industrial Way, Assessor’s Parcel Numbers 099-690-045, 099-690-046 and 099-690-001, and
Making Findings in Support Thereof”

OTHER BUSINESS

3. Discussion and Possible Uses for the City Owned Property at 480 Central Avenue

WRITTEN COMMUNICATIONS
PLANNING COMMISSIONER COMMENTS
PLANNING DIRECTOR REPORT

ADJOURNMENT
To the next regularly scheduled Planning Commission meeting of Thursday, December
21,2017 at 6:00 p.m. in the Council Chambers located at 140 West Highway 246.

Please note that the date of any Planning Commission decision starts an appeal period. During
the appeal period either the applicant or any aggrieved party may appeal the application of a
perceived onerous or unreasonable condition or the decision itself to the City Council as
governed by the applicable section of the Buellton Municipal Code.



CITY OF BUELLTON

PLANNING COMMISSION MEETING MINUTES

Regular Meeting of November 16, 2017 — 6:00 p.m.
City Council Chambers, 140 West Highway 246
Buellton, California
CALL TO ORDER
Vice Chair Padilla called the meeting to order at 6:00 p.m.
PLEDGE OF ALLEGIANCE

Vice Chair Padilla led the Pledge of Allegiance

ROLL CALL
Present: Commissioners Patty Hammel, Dan Heedy, Marcilo Sarquilta, and
Vice Chair Joe Padilla
Absent: Chairman Brian Dunstan
Staff: Contract City Planner Irma Tucker
Assistant Planner Andrea Keefer
Staff Assistant/Planning Technician Clare Barcelona
REORDERING OF AGENDA
None
PRESENTATIONS
None
APPROVAL OF MINUTES
1. Minutes of the regular Planning Commission meeting of October 19, 2017
MOTION:

Commissioner Heedy moved and Commissioner Hammel seconded the motion to
approve the Minutes of October 19, 2017.

VOTE:
Motion passed with a 3-0 voice vote with abstention by Vice Chair Padilla due to his
absence from the meeting.
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PUBLIC COMMENTS

None

CONSENT CALENDAR

None

CONTINUED PUBLIC HEARINGS
None

NEW PUBLIC HEARINGS

2. One-year status review of the Conditional Use Permit (16-CUP-03) for People
Helping People Thrift Store (“Thriftology”), Located at 175 McMurray Road,
Suites A and B (APN 137-200-096)

STAFF REPORT:
Assistant Planner Andrea Keefer presented the staff report.

DOCUMENTS:
Staff report with attachments as listed in the staff report.

DISCUSSION/SPEAKFERS:
Vice Chair Padilla opened the Public Hearing at 6:05 p.m.

Finn Runge, Bueliton, retracted his initial disapproval of the thrift store stating that he has
been monitoring the use and has not seen any issues or violations.

Vice Chair Padilla closed the Public Hearing at 6:06 p.m.

The Commission, by consensus, agreed that the thrift store is operating under the
Conditions of Approval and that further review is not necessary.

OTHER BUSINESS
None
WRITTEN COMMUNICATIONS
None
PLANNING COMMISSIONER COMMENTS

None
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PLANNING DIRECTOR REPORT

Assistant Planner Andrea Keefer updated the Commission the status of various projects
and mentioned several upcoming projects.

ADJOURNMENT

Vice Chair Padilla adjourned the meeting at 6:10 p.m. to the next regular scheduled
meeting of the Planning Commission to be held December 7, 2017 at the City Council
Chambers, 140 West Highway 246, Buellton.

Joe Padilla, Planning Commission Vice Chair

ATTEST:

Clare Barcelona, Planning Commission Secretary

An audio CD of this Planning Commission Meeting is available upon request.



To:

From:

CITY OF BUELLTON

Planning Commission Agenda Staff Report

Planning Director Review: —_MPRB
Planning Commission Agenda Item No: 2

The Honorable Chair and Commission Members

Andrea Keefer, Assistant Planner

Meeting Date: December 7, 2017

Subject:

Resolution No. 17-14 - “A Resolution of the Planning
Commission of the City of Buellton, California, Approving
the Mitigated Negative Declaration (17-MND-01) and
Mitigation Monitoring and Reporting Program for The
Network Project (BUE 5) Located at the Southern
Terminus of Industrial Way, Assessor’s Parcel Numbers
099-690-045, 099-690-046 and 099-690-001, and Making
Findings in Support Thereof™;

and

Resolution No. 17-15 — “ A Resolution of the Planning
Commission of the City of Buellton, California, Approving
a Iinal Development Plan (16-FDP-07) and Lot Line
Adjustment (17-L.LLA-03) for The Network (BUE 5) Project
Located at the Southern Terminus of Industrial Way,
Assessor’s Parcel Numbers 099-690-045,099-690-046 and
099-690-001, and Making Findings in Support Thereof

BACKGROUND/DISCUSSION

Owner: Mojo Development V LLC

Agent: Gavin Moores

General Plan Designation: Industrial and Open Space, Parks & Recreation
Zoning: M (Industrial and Manufacturing) and OS (Open Space)

APN: 099-690-045,099-690-046 and (199-690-001

This December 7™ public hearing will be continued to December 21% due to the required
30-day public review period for the environmental document associated with the project.
The environmental document review period began on November 21* and will end on
December 21%. The applicant will be out of town on the December 21 public hearing
date, therefore we are opening the public hearing on December 7™ to allow a full review
of the project by the Planning Commission and the public with the applicant present and
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available to answer any questions and provide clarification, if needed. A decision on the
project will not take place until the December 21% public hearing,

Mojo Development V LIC, property owner, and Gavin Moores, agent (“Applicant™)
bave submitted an application for a Final Development Plan (16-FDP-07) and Lot Line
Adjustment (17-LLA-03). The 5.08-acre property is located at the southern terminus of
Industrial Way in Buellton on Assessor’s Parcel Numbers 099-690-045,099-690-046. A
new off-site retention basin to serve the project will be located on Assessor’s Parcel
Number 099-690-001 (Attachment 1 - Vicinity Map).

The proposed project consists of a Final Development Plan (16-FDP-07) and Lot Line
Adjustment (17-LLA-03) for a single-story building that that encompasses 66,822 square
feet and parking and landscaping and associated improvements in support of those
facilities. There are outdoor patio/plaza areas included around the proposed building,
located on the south side of the building and on the north west corner. The property is
currently vacant.

Under the City’s General Plan, the southern portion of the property is designated as OS
(Open Space) and the northern portion is M (Industrial and Manufacturing). All habitable
structures are located on the northern portion of the site, which has a zoning designation
of M (Industrial and Manufacturing). The proposed structure is located outside of the
200-foot setback area, however, it is located within the 100-year floodplain boundary.
Therefore, the building is required to be built a minimum of 2 feet above base flood
elevations. Parking is located primarily at the southern portion of the site. Additional
parking is located around the perimeter of the building on all sides. There is one primary
access point located at the north east corner of the project site that is provided via
easement agreement. There is a secondary access point proposed that is required located
between two buildings on the adjacent property to the east. As part of the project
conditions of approval, an easement agreement will be required to allow use of this
access area for large trucks and maneuvering. At the south eastern corner of the site,
there is a proposed emergency access location. An easement will also be required for this
access point.

The project consists of the following applications:

e Final Development Plan (16-FDP-07): Proposal for a one-story (45 feet tall
from finish floor) 66,822 square foot industrial building and parking and
landscaping and associated improvements in support of those facilitics.

e Lot Line Adjustment (17-L1A-03): Required to remove the existing lot line that
runs through the project site. Project site is currently two separate lots. The lot
line adjustment would make the property one lot in order to comply with setbacks
and building code requirements.

A Height Limit Modification is required for the exception to the height measurement
standard. Further details regarding this are described below in the staff report. The
complete set of project plans, is provided as Attachment 2. Full size plans have been
provided to the Planning Commission.
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General Plan and Zoning Consistency

The project site is designated as M (Industrial and Manufacturing) and OS (Open Space)
under the City’s General Plan. The proposed structure will be built completely within the
northern portion of the site designated as Industrial and Manufacturing, with a
corresponding zoning of Industrial (M). Proposed uses that are known at this time have
been determined to be consistent with the General Plan and zoning designations. All
future proposed uses will be required to be consistent with the General Plan and Zoning
designation.

The consistency of the proposed project with the applicable General Plan policies is
described in the paragraphs below.

Land Use Element

Policy L-5: New development shall not be allowed unless adequate public services are
available to serve such new development.

Consistent: Adequate infrastructure exists in the area to serve the proposed project.

Policy L-11: New development shall incorporate a balanced circulation network that
provides safe, multi-route access for vehicles, bicycles and pedestrians to neighborhood
centers, greenbelts, other parts of the neighborhood and adjacent circulation routes.

Consistent: The project will include bike racks to encourage bicycle use, and will
maintain access to an existing easement along the Santa Ynez River, which is planned to
accommodate a future multi-purpose trail under the City’s 2012 Bicycle and Pedestrian
Master Plan.

Policy L-12: All exterior lighting in new development shall be located and designed so as
to avold creating substantial off-site glare, light spillover onto adjacent properties, or
upward into the sky. The style, location, and height of the lighting fixtures shall be
submitted with building plans and shall be subject to approval by the City prior to
issuance of building or grading permits, as appropriate.

Consistent: Lighting fixtures consistent with this policy and the Community Design
Guidelines are shown on the project plans. A photometric lighting plan was included with
the project plans and the lumens are within the standards required by the Buellton
Municipal Code.

Policy L-34: Industrial Development shall be encouraged in the area east of McMurray
Road on Easy Street and Commerce Drive, and on Industrial Way.

Consistent: The project will add industrial development along Industrial Way.

Circulation Element
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Policy C-2: Facilities that promote the use of alternate modes of transportation,
including bicycle lanes and connections, pedestrian and hiking trails, park-and-vide lots
and facilities for public transit shall be incorporated where feasible into new
development, and shall be encouraged in existing development.

Consistent: The project will include bike racks to encourage bicycle use, and will
maintain access to an existing ecasement along the Santa Ynez River, which is planned to
accommodate a future multi-purpose trail under the City’s 2012 Bicycle and Pedestrian
Master Plan.

Policy C-5: Level of Service “C” or belter traffic conditions shall be generally
maintained on all streets and intersections, lower levels of service may be accepted
during peak times or as a temporary condition, if improvements to address the problem
are programmed to be developed.

Consistent: Based on the traffic study prepared for the project, all roads and intersections
would operate at LOS “C” or better.

Policy C-7: The City should discourage new commercial or industrial development that
allows customers, employees, or deliveries to use residential streets. The circulation
system should be designed so that non-residential fraffic (especially truck traffic) is
confined to non-residential areas.

Consistent: No residential streets are needed to access the property.

Policy C-16: The City shall require the provision of adequate off-street parking in
conjunction with all new development. Parking shall be located convenient to new
development and shall be easily accessible from the street.

Consistent: The on-site parking meets Municipal Code requirements.

Policy C-20: In the process of considering development proposals the City shall use the
Jull amount of discretion authorized in the municipal code and CEQA for selting
conditions of approval to require new development to provide bicycle storage and
parking facilities on-site as well as reserve an offer of dedication of right-of<way
necessary for bikeway improvements.

Consistent: The project will include bike racks to encourage bicycle use, and will
maintain access to an existing easement along the Santa Ynez River, which is planned to
accommodate a future multi-purpose trail under the City’s 2012 Bicycle and Pedestrian
Master Plan.

Conservation and Open Space Element

Policy C/0S-2: Encourage implementation of Best Management Practices to
eliminate/minimize the impacts of urban runoff and improve water quality.
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Consistent: Development must follow all applicable regulations set forth by the Regional
Water Quality Control Board and City of Buellton standards.

Policy C/OS-8: Support state and federal lows and policies to preserve populations of rare,
threatened, and endangered species and sensitive habitats by ensuring

development does not adversely affect such species or habitats or by mitigating

adverse effects in accordance with state and federal regulations.

Consistent: Implementation of mitigation measures will ensure that compliance with state and
federal regulations regarding such species.

Noise Element

Policy N-4: New commercial and industrial development should incorporate design
elements to minimize the noise impact on surrounding residential neighborhoods.

Consistent: The project is in an industrial-zoned area, surrounded by mostly existing
industrial and commercial uses. The majority of the activities associated with the project
will occur inside an enclosed building. The project also includes an outdoor patio/plaza
area and two loading areas for large trucks.

Policy N-7: Noise generated by construction activities should be limited to daytime hours
to reduce nuisances at nearby noise receplors in accordance with the hours and days set

in the adopted Standard Conditions of Approval.

Consistent: The project is subject to the construction restrictions outlined in the Standard
Conditions of Approval.

Public Facilities and Services Element

Policy PF-3: New development shall pay its fair share to provide additional facilities and
services needed to serve such development.

Consistent: The project is required to pay all development impact fees.
Policy PF-6: All new development shall connect to City water and sewer systems.
Consistent: The project proposes to connect to the City’s water and sewer systems.

Policy PF-9: Engineered drainage plans may be required for development projects
which: (a) involve greater than one acre, (b) incorporate construction or industrial
activities or have paved surfaces which may affect the quality of stormwater runoff, (c)
affect the existing drainage pattern, and/or (d) has an existing drainage problem which
requires correction. Engineered drainage plans shall incorporate a collection and
treatment system for stormwater runoff consistent with applicable federal and State laws.

Consistent: The entire project site is within the 100-year floodplain of the Santa Ynez
River. The proposed structure will be required to be built a minimum of 2 feet above the
base flood elevation. The project’s grading and drainage plan shows how runoff from the
site will be directed to the landscaped arcas and an on-site bioswale vegetation area with
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storm drain inlets located in these areas. The on-site storm drain will then direct the
runoff to the off-site stormwater retention basin. Improvements will be constructed under
the direction of the Public Works Department, and will be required to comply with all
applicable regulations of the Regional Water Quality Control Board.

Safety Element

Policy S-1: New development (habitable structures including commercial and industrial
buildings) shall be set back at least 200 feet from the bank of the Santa Ynez River. A
lesser setback may be allowed if a hydro-geologic study by a qualified professional can
certify that a lesser setback will provide an adequate margin of safety from erosion and
Jflooding due to the composition of the underlying geologic unit, to the satisfaction of the
County Flood Control District, and a lesser setback will not adversely impact sensitive
riparian corridors or associated plant and animal habitats, as determined by a qualified
biologist, or planned trail corridors. Passive use trails may be allowed within setback
areas.

Consistent: The proposed building within the project area is setback at Ieast 200 feet from
the river bank. The off-site retention basin, a portion of the bioswale vegetation, and the
proposed trail connection are located within the 200-foot setback area. These types of
amenities are permitted within the required 200-foot setback area from top of bank.

Policy 8-4: As a condition of approval, continue to require any new development to
minimize flooding problems identified by the National Flood Insurance Rate Program.

Consistent: Onsite grading and fill will ensure that building will be located at least 2 feet
above the elevation of the 100-year flood zone. Additionally, post-project water surface
elevations will remain the same as pre-project water surface elevations (Ashley Vance
Engineering, NFIP No Rise Certification, May 2017).

Policy S-7: All new development shall satisfy the requirements of the California Building
Code regarding seismic safety.

Policy §-9: Geologic studies shall be required as a condition of project approval for new
development on sites with slopes greater than 10%, and in areas mapped by the Natural
Resource Conservaition Service (NRCS) as having moderate or high risk of liguefaction,
subsidence and/or expansive soils.

Policy §-10: Require that adequate soils, geologic and structural evaluation reports be
prepared by registered soils engineers, engineering geologists, andfor structural
engineers, as appropriate, for all new development proposals for subdivisions or
structures for human occupancy.

Consistent: A soils investigation has been prepared for the project and the project is
subject to the California Building Code. A TFinal Soils Report will be required that
incorporates the design requirements and recommendations listed in the preliminary Soils
Investigation conducted by GeoSolutions, Inc.
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Policy 8-12: New development should minimize erosion hazards by incorporating features
into site drainage plans that would reduce impermeable surface area, increase surface water
infiltration, and/or minimize surface water runoff during storm events. Such features may

include:

Additional landscape areas,

Parking lots with bio-infiltration systems,
Permeable paving designs, and

Storm water detention basins.

Consistent: The project incorporates features called for in this policy, including an on-site
bioswale that will complement the proposed off-site retention basin to the west of the project
site that will be utilized to capture stormwater runoff. This will minimize erosion potential.

Project Consistency With M Zoning District Standards

See code section 19.02.210

Development Ordinance Requirement Proposed Project/Consistency
Standard
Land Use: Allowed Uses: Consistent; Proposed uses will

conform to allowed uses in the M
zone, per the Buellton Municipal
Code.

Minimum Lot
Size

No minimum for new subdivisions or uses

nfa

East Property 10 ft. minimum for buildings (interior lots — Consistent ; 42 ft provided
Line 19.04.160)
West Property 10 ft. minimum (interior lots — 19.04.160) Consistent; 39.53 {t provided
Line
North Property | 10 ft. minimum (interior lots — 19.04.160) Consistent; 60 ft provided
Ling
South Property | 10 ft. minimum (interior lots — 19.04.160) Consistent; 212 ft provided
Line
Interior Setback | None, unless required by the Uniform Building n/a

Code (UBC)
Site Coverage 50% maximum Consistent

Building Footprint: 66,822 sf (30.2%)

Floor Area No maximum Consistent
Total floor area: 65,306 sf of leasable
space

Height Limit 45 ft. maximum Not Consistent:

51 ft from natural grade max. on
small portions of building

(45 fit tall max from finish floor
elevation) Development Plan
Modification Required to make
consistent.
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Landscaping

a, Overall
Site
Landscape

b. Street
Frontage

a. 10% minimum of net lot area = 22,128 sf’ a. Consistent — 26,665 sf (12% of
proposed lot area) provided

b. Side and Rear property lines shall be landscaped | b. Interior lot — does not apply.

with minimum of 5-foot wide planter Landscaping provided around
perimeter of building and western,
Front property line minimum landscaping of 2 10~ | and southern edge of property.

foot wide planted area

Source: City of Buellfon Municipal Code, Title 19, Zoning

Project Components

Each major project component is described in more detail below. The project plans are
included as Attachment 2.

Industrial Building

The 66,822 square foot industrial building and associated on-site improvements will be
built on approximately 5.08 acres, and will include the following functions:

13 individual tenant suites varying in size from 1,947 square feet to 19,253
square feet; including 3 larger suites and 10 smaller suites. Each suite will
provide space for industrial and commercial uses in compliance with the
Buellton Municipal Code. It is estimated that there will be 3-4 employees for
the smaller suites and 10-12 employees for the larger suites.

180 parking spaces (including 6 ADA spaces)

4 bike rack areas around the building

Outdoor patio/plaza area on the southern end of the building and northwest
corner of the building

2 loading docks with space for 4 large trucks

2 access gates on the north and east side of the building

Restrooms and associated uses

On-site trail connection at the southern edge of the property

Landscaping around the building and throughout the property, and bio-swale
grasses at south western portion of the site near off-site retention basin
location

Access from the parking area to the south up to the building is by stairs and a ramp.
Because the building is required to be built above the flood elevation, grading is required
approximately 6 feet above the parking lot area, thereby requiring the stairs and a ramp.




The Network Project (BUE 5) Page 9 December 7, 2017

Off-Site Retention Basin

In addition to the improvements located on the approximately 5.08-acre site (APN’s 099-
690-045 and 099-690-046), an off-site retention basin is proposed on the parcel located
immediately to the west of the project site (APN 099-690-001). This property is owned
by a different owner than the project applicant. An easement agreement is required as
part of the project conditions of approval. The off-site retention basin is required to
accommodate stormwater flows that will result from the development of the proposed
project. As described further in the environmental document, the final location of the
retention basin on the adjacent parcel will be located outside of the willow thicket habitat
area. The current project plans (Attachment 2) show the retention basin located partially
within this habitat. The applicant will be revising the plans to show the retention basin
completely outside of this habitat.

Architecture and Visual Quality

The architecture of the proposed project is considered Contemporary Ranch as defined in
the City’s Community Design Guidelines. Some details of the building are not clearly
articulated on the plans, such as details of window trim, awnings, rain gutters, downspouts
and roof eaves. These details will be required to comply with the Community Design
Guidelines and will be required as part of the building permit submittal.

The building materials include corrugated metal siding as well as masonry, stucco, and
standing seam architectural features, consistent with the industrial area in which the
project is located (Attachment 2). The building design is consistent with the community
design guidelines and surrounding architecture. A color and materials board will be
provided at the Planning Commission meeting.

Development of the project site would result in a new building, separate trash building(s),
parking arcas, and landscaping that would replace a vacant parcel. These proposed
improvements are bounded on the north and east by existing industrial uses. The project
would reduce the potential effects of a monolithic building front through the use of
awnings, lighting, and other architectural features that provide some degree of
articulation. Landscaping on the site would further soften the visual presentation of the
site.

Building Height

The maximum allowed building height in the Industrial zone is 45 feet. The proposed
building is 45 feet tall from finish floor elevation. However, the code defines height of
buildings from natural grade. Due to the nature of the site, and the requirement to build
the building 2 feet above floodplain elevation, the building is required to be built on a
graded pad approximately 6 feet above natural grade. Because of this, small portions of
the building will be a maximum of 51 feet tall when measured from natural grade.
Additionally, the site slopes gently toward the river to the south. A Height Limit
Modification is being processed with this application to account for this. Staff feels that a
height limit modification is appropriate due to the nature of the site, and that the building
will fit in with the context of the other surrounding buildings,
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Signage

The proposed Master Sign Program is provided within Attachment 2. Four wall-mounted
signs would be included on the south building elevations of the industrial building. Each
wall mounted sign will be a maximum of 36 square feet. Thirteen individual tenant
blade/suspended signs will be located in front of each individual tenant space, with a
maximum square footage each of 6 square feet. One awning sign will be located above
the awning in front of one of the tenant suites on the south side of the building. The
proposed square footage of this sign is not indicated in the master sign plan, however, it
can be a maximum of 10 square feet, or otherwise must be counted toward the overall
total allowed signage for the project. Four building directory signs will be located on
each corner of the building for directional purposes. These signs shall not be larger than
15 square feet or 6 feet in height. Address 1D signs will be located throughout the project
site for address identification purposes. The Master Sign Plan provided does not indicate
the location or number of Address ID signs. Per Buellton Municipal Code section
19.04.172 2.d., individual tenant signs may be provided in addition to the maximum
allowed aggregate sign area. These signs can be no larger than 10 square feet.
Additionally, per Buellton Municipal Code section 19.04.170 D.2., business directory
signs are exempt from requiring a sign permit in developments with two or more tenants,
therefore, also do not count toward total sign area allowed. However, these signs shall not
exceed 15 square feet and shall not be taller than 6 feet.

The following summarizes the project signage:

Project Signage
Sign Type Number of Signs Sign Area (each Counted Toward

sign) Total SF?

Wall Mounted, 4 36 SF Max Yes (144 sf)

Interior Light,

Channel Letters

Individual Tenant, 13 6 SF Max No

Blade/Suspended,

down-facing Lights,

LED

Awning Sign, interior 1 Unspecified Possibly

illuminated

Building Directory 4 12 SF No

Sign Approx. 6 Feet Tall

Address 1D Signs Unspecified 1.6 SF No

144 SF
TOTAL SIGN AREA 280 SF

The proposed sign program is generally consistent with City standards described in
Section 19.04.172 of the Municipal Code. Within Industrial zones, there is a maximum
limit of 200 square feet of signage along the street frontage. However, this project is
difficult to evaluate against that standard because the property is set back from Industrial
Way in an interior lot, and visually blocked to a large extent by intervening industrial
buildings. However, the total proposed signage (that is counted toward the total) is 144
square feet, therefore the amount of signage is below the maximum amount allowed. The
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individual tenant blade/suspended signs (78 square feet total} and the Building directory
signs (48 square feet total) are not required to be counted toward the total allowed sign
area. The awning sign is not required to be counted toward the total if it is 10 square feet
or less; Otherwise, it must be counted toward the total allowed signage square footage.

The intent of the code is to minimize signs that are out of scale, visually intrusive, or
inappropriate for the area. The proposed sign program appears to be tastefully done and
generally unobtrusive, and consistent with the design of the building.

Staff recommends that the sign program be approved as proposed, with some corrections
made to the master sign plan document for clarification. These corrections shall be made
prior to Zoning Clearance approval. Corrections include; accurately listing the type and
number of signs in the sign plan to match the diagram shown, clarifying number and
location of the address 1D signs, and verifying that the business directory signs are no
taller than 6 feet. Additionally, staff recommends that the applicant work with staff on
additional details that may be needed to clarify the presentation of the signs. All signs
must be approved by the Planning Department prior to installation.

Trash Enclosure Location(s)

The project plans show several options for the location of the trash enclosure(s) on the
project site. Final location(s) are required to be shown on the project plans during the
plan check process. The trash enclosure design and location must meet standards
established by MarBorg and the City of Buellton. If the trash enclosure currently shown
straddling the west property line is chosen as a final location, an easement agreement will
be required with the adjacent property owner.

Access

The primary vehicular access to the project site is through an existing access easement
located at the north end of the property off of Industrial Way. There is also a proposed
emergency access point at the south end of the Bottlest building connecting to the project
site at the south eastern corner. An easement agreement is required as a condition of
approval for this emergency access point. A second access point is required to allow for
large truck maneuvering in and out of the proposed loading zone on the east side of the
project site (Attachment 3). An easement agreement is also required for this access point.
Patrons and employees of the industrial building would take the existing primary access
point located on the north end of the property. The majority of the parking is provided at
the southern portion of the project site. Additional parking is provided on all sides
immediately adjacent to the proposed building.

Access Gates

Two access gales are proposed on the project site near the primary access point. One gate
is located on the north side of the building, and the other is located on the cast side of the
building. '

Trail Access
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A private 10-foot wide trail easement is provided along the southern edge of the property
to the existing 20-foot wide easement on the property that will become part of the future
public access trail.

Drainage

Storm drain 1nlets are located throughout the project site, primarily in landscaped areas,
that connect to the storm drain line outfall at the south western corner of the site, which
directs stormwater into the off-site retention basin. The final location of the stormwater
retention basin will determine how the outfall ultimately connects to the retention basin.
The size and design of the retention basin will be required to meet all requirements of the
Public Works Department.

Planning Commission Comments

A Preliminary review of the Project was held on January 19, 2016 by the Planning Commission,
at which time Commissioners had several comments. Summarized below are the Planning
Commission comments and the Applicant’s responses shown in italics.

1. Better define what the individual uses of each tenant space will be, and what types of
businesses may be occupying the tenant spaces. Clarify what the interaction with the
public will be. We do not want to define the building use at sich an early stage. We are
defining uses as what is allowed under the current zoning. If other tenant uses are
request we may have the ability to accommodate them but this will be under a separate
improvement permit.

2. Consider developing the North elevation further. We have provided additional

landscaping, walkways and exterior doors.

3. Look into the possibility of adding bus stop near project site. Will need to work with
Santa Ynez Valley Transit to determine feasibility and necessity of the potential for an
additional bus stop at this location. /f is our pasition that bus routes should be kept to
Industrial Way only. Adding bus routes into an industrial area is a safety concern.

4. Add pathway to connect suites on the east side of the building to the parking lot to the
south, and to provide better connectivity through the exterior of the building. We have
incorporated this suggestion.

5. Commissioner McLaughlin would like to see if there are other options for the roll-up
door design to make them more visually appealing. We have looked at this and feel that
the smaller units can have similar doors to those at 37 Industrial Way. Spaces over
2,500 square feet need more durable functional doors due to the heavy use and
machinery.

6. Concerned with limited restrooms shown on plans. Look at options for adding restrooms
to meet the needs of all future tenants. The included bathrooms are for common use.
Each tenant space will have the opportunity to provide bathrooms or even an emergency
or private shower. As each space is leased this issue will be addressed in the buildout
review approval and construction documents process to ensure we are complying with
code and ADA access requirements.
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ENVIRONMENTAL REVIEW

In accordance with the requirements of the California Environmental Quality Act,
California Public Resources Code section 21000 et seq., the State CEQA Guidelines,
California Code of Regulations, Title 14, Chapter 3, sections 15000 ef seq., and the
Environmental Impact Report Guidelines of the City of Buellton (collectively, “CEQA™),
the City prepared an Initial Study and a Mitigated Negative Declaration for the project
{the “Initial Study/Mitigated Negative Declaration™).

The Initial Study/Mitigated Negative Declaration is currently being circulated for public
and agency review and comment from November 21, 2017 through December 21, 2017.

Copies of the Initial Study/Mitigated Negative Declaration were made available to the
public at the Planning Department on November 21, 2017, and the Initial Study/Mitigated
Negative Declaration was distributed to interested parties and agencies, and is included as
Attachment 4. On November 16, 2017, a Notice of Availability of the Initial
Study/Mitigated Negative Declaration, including the time and place of the Planning
Commission meeting to review the Application and Initial Study/Mitigated Negative
Declaration, was published in the local newspaper and posted in two public locations.

As of the date of this Staff Report, no comment letters have been received. Any comment
letters received between the date of this staff report and the December 21™ public hearing
will be included in the December 21, 2017 staff report.

The Initial Study/Mitigated Negative Declaration concluded that implementation of the
Project could result in a several significant effects on the environment and identified
mitigation measures that would reduce the significant effects to a less-than-significant
level. The issues requiring mitigation include biological resources, cultural resources and
hazards and hazardous materials. The required mitigation measures have been
incorporated as conditions of approval for the project, along with monitoring
requirements. The Mitigation Monitoring and Reporting Program is included as
Attachment 5.

CONDITIONS OF APPROVAL

The project is subject to several conditions of approval. These include:

General Provisions (Standard City Conditions);

Mitigation Measures from the MND for the project;

Engineering Conditions;

Planning Conditions;

Fire Department Conditions;

County of Santa Barbara Department of Building and Safety Conditions; and
Finance Department Conditions

The complete list of conditions is included within Planning Commission Resolution No.
17-15.
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RECOMMENDATION

That the Planning Commission keep the public hearing open and continue to the public
hearing to December 21, 2017 in order to allow for the full 30-day public review period
of the environmental document for the project, as required by the California
Environmental Quality Act.

ATTACHMENTS

Planning Commission Resolution No. 17-14 (adopting MIND)

Planning Commission Resolution No. 17-15 (approving project with conditions of
approval)

Attachment 1:  Vicinity Map

Attachment 2:  Project Plans

Attachment 3:  Access Point Diagram

Attachment 4:  Initial Study/Mitigated Negative Declaration

Attachment 5:  CEQA Mitigation Monitoring and Reporting Program



PLANNING COMMISSION RESOLUTION NO. 17-14

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
BUELLTON, CALIFORNIA, APPROVING THE MITIGATED NEGATIVE
DECLARATION (17-MND-01) AND MITIGATION MONITORING AND
REPORTING PROGRAM FOR THE NETWORK PROJECT (BUE 5) LOCATED
AT THE SOUTHERN TERMINUS OF INDUSTRIAL WAY, ASSESSOR’S
PARCEL NUMBERS 099-690-045, 099-690-046 AND 099-690-001, AND MAKING
FINDINGS IN SUPPORT THEREOF

BE IT RESOLVED by the Planning Commission of the City of Buellton as
follows:

WHEREAS, Mojo Development V LLC, property owner, and Gavin Moores,
agent, (collectively “Applicant”) have filed an application for approval of a Final
Development Plan (16-FDP-07) and Lot Line Adjustment (17-LLA-03) to allow the
construction of a 66,822 square foot industrial building and associated improvements (the
"Application") on property located at the southern terminus of Industrial Way (APNs
099-690-045,099-690-046 and 099-690-001) in the City of Buellton within the Industrial
“M” Zone and Open Space “OS” Zone (the "Site"); and,

WHEREAS, in accordance with the requirements of the California
Environmental Quality Act, California Public Resources Code section 21000 ef seq., the
State CEQA Guidelines, California Code of Regulations, Title 14, Chapter 3, sections
15000 et seq., and the Environmental Impact Report Guidelines of the City of Buellton
(collectively, “CEQA”), the Planning Director of the City of Buellton has prepared an
Initial Study and approved for circulation a Mitigated Negative Declaration for the
Application (the “Initial Study/Mitigated Negative Declaration™); and,

WHEREAS, the Initial Study/Mitigated Negative Declaration dated November
17, 2017 was circulated for public and agency review and comment from November 21,
2017 through, and including December 21, 2017. Copies of the Initial Study/Mitigated
Negative Declaration were made available to the public at the Planning Department on
November 21, 2017, and the Initial Study/Mitigated Negative Declaration was distributed
to interested parties and agencies. On November 16, 2017, a Notice of Availability of the
Initial Study/Mitigated Negative Declaration, including the time and place of the
Planning Commission meeting to review the Application and Initial Study/Mitigated
Negative Declaration was published in the local newspaper and posted in two public
locations; and,

WHEREAS,  comment letters were received during the circulation period from
November 21, 2017 through December 21, 2017.

WHEREAS, the Imitial Study/Mitigated Negative Declaration concluded that
implementation. of the Project could result in a number of significant effects on the
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environment and identified mitigation measures that would reduce the significant effects
to a less-than-significant level; and,

WHEREAS, in accordance with the requirements of CEQA, a mitigation
monitoring and reporting program (“Exhibit A - Mitigation Monitoring and Reporting
Program™) has been prepared for the project represented in the Application for
consideration by the Planning Commission; and,

WHEREAS, the Initial Study/Mitigated Negative Declaration (Attachment 4 to
the Planning Commission Staff Report dated December 7, 2017) and related Mitigation
Monitoring and Reporting Program for the Project are, by this reference, incorporated
into this Resolution as if fully set forth herein; and,

WHEREAS, the Initial Study/Mitigated Negative Declaration and all related
environmental documents forming the basis for the Initial Study/Mitigated Negative
Declaration and Resolution are located in, and in the custody of, the Planning
Department, City of Buellton; and,

WHEREAS, on December 7, 2017, the Planning Commission of the City of
Buellton conducted a duly noticed public meeting in connection with the Application and
the Initial Study/Mitigated Negative Declaration and considered all evidence, oral and
written; and,

WHEREAS, all legal prerequisites have occurred prior to the adoption of this
Resolution.

NOW, THEREFORE, THE PLANNING COMMISSION OF THE CITY OF
BUELLTON DOES RESOLVE, DETERMINE, FIND, AND ORDER AS
FOLLOWS:

SECTION 1. The Planning Commission hereby finds that the above recitations
are true and correct and, accordingly, are incorporated as a material part of this
Resolution, including all comment letters.

SECTION 2. The Planning Commission does hereby make the following
findings: (1) it has independently reviewed and analyzed the Initial Study/Mitigated
Negative Declaration and other information in the record, including comment letters
received, and has considered the information contained therein, prior to acting upon or
approving the Application; (2) the Initial Study/Mitigated Negative Declaration prepared
for the Application has been completed in compliance with CEQA; and (3) the Initial
Study/Mitigated Negative Declaration represents the independent judgment and analysis
of the Planning Commission.

SECTION 3. The Planning Commission hereby approves the Mitigated Negative
Declaration and adopts the related Mitigation Monitoring and Reporting Program
prepared for the Application.
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SECTION 4. The Planning Commission Secretary shall certify to the adoption
of this Resolution.

PASSED AND ADOPTED this __day of 201

Brian Dunstan, Chair

Clare Barcelona, Planning Commission Secretary

Exhibit A — Mitigation Monitoring and Reporting Program



Exhibit A

The Network Project (BUE 5)
Mitigation Monitoring and Reporting Program

The Mitigation Measures set forth below are expressly derived from the environmental
analysis performed under the provisions of the California Environmental Quality Act of
1970, as amended (“CEQA™), in comnnection with the approved Project per Planning
Commission Resolution 17-15, dated December 7, 2017. In the event that the scope, nature,
extent, method, timing or location of construction changes from that set forth in the Project as
conditionally approved, such construction shall not proceed until or unless: (i) the change is
evaluated for environmental impacts; and (ii) appropriate measures are instituted to the
Project that mitigate the impacts (if any) to a level of insignificance. Such determinations
shall be made in the manner and subject to the limits prescribed in the Project Description.

The following describes the monitoring and timing requirements of the mitigation measures,
which are also incorporated in to the project as Conditions of Approval.

BIO-2a (Pre-Construction Survey — American Badger): Pre-construction surveys for
American badger shall be conducted 30 days prior to the initiation of Project activities. If
evidence of this species is observed (old or new dens sites), potential dens should be
monitored with tracking material and or wildlife movement cameras. If a den is deemed
inactive for three consecutive days, a qualified biologist would excavate the den by hand with
a shovel to prevent American badgers from reusing the den during construction.

o If active natal dens are observed during the pupping season (February 15 to
July 1), a 200-foot buffer shall be flagged or fenced to avoid inadvertent
impacts to the den. Construction in this buffer zone would be postponed or
halted until the project biologist determines that the young are no longer
dependent on the natal den.

o If winter dens are found, a 50-foot buffer shall be flagged or fenced to avoid
madvertent impacts to the den. If avoidance of the den is not possible during
the non-pupping season, an attempt shall be made by a qualified project
biologist to trap or flush the individual and relocate it to suitable open space
habitat. Badgers can also be relocated by slowly excavating the burrow,
removing no more than 4 inches at a time.

Monitoring: Applicant shall provide results of the survey to the City of Buellton
Planning Department. The survey shall be conducted by a qualified biologist. The
Planning Department will verify compliance prior to issuing grading and/or building
permits.

BIO-2b (Pre-Construction Survey — Bat Species): Surveys should be performed to confirm
whether or not potential roosting vegetation exists in the proposed Project site vicinity.
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Surveys shall consist of two daytime visits to inspect suitable vegetation for roosting bats and
two dusk exiting surveys to detect bats leaving their roosts. Suitable vegetation should be
inspected on foot using a handheld spotlight during daylight hours to examine all suitable
vegetation for bat sign (e.g., guano, urine stains) and roosts. Surveys shall be conducted
thoroughly and quickly to minimize disturbance to bats. For the dusk exiting surveys, one
biologist should be positioned in an optimal location(s) to observe and count bats exiting
suitable vegetation.

o If potential roosts are determined to be present then the roosts must be
analyzed further to determine if the species is present and if maternity roosts
are present. If maternity roosts of any bat species are present, the CDFW shall
be notified and no work shall occur within 100 feet of the roost location of
any bat species until the end of the pupping.

o For protection of young (e.g., unable to fly) and hibernating adults, all
project-related activities shall be avoided where roosts are present during the
winter and spring. No restrictions apply to project vehicle traffic or to
construction activity that occurs outside of the pupping season.

Monitoring: Applicant shall provide results of the survey to the City of Buellton
Planning Department. The survey shall be conducted by a qualified biologist. The
Planning Department will verify compliance prior to issuing grading and/or building
permits.

BIO-2c (Pre-Construction Sarvey — Nesting Birds): In compliance with the Migratory Bird
Treaty Act and the California Fish and Game Code, a pre-construction survey for nesting
birds is recommended within 30 days of ground disturbance activities associated with
construction or grading that would occur during the nesting/breeding season of native bird
species potentially nesting on the site (fypically February through August in the project
region}.

o If active nests are found, clearing and construction within 300 feet of the nest
(500 feet for raptors), or at a distance deemed sufficient by the qualified
biologist or a buffer as authorized through the context of the Biological
Opinion and 2081b Incidental Take Permit (delincated with stakes or
fencing), will be postponed or halted until the nest is vacated and juveniles
have fledged and there is no evidence of a second attempt at nesting,.

o No construction or project activities are permitted within this buffer until the
nest is vacated, juveniles have fledged and there is no evidence of a second
nesting attempt.

o The nest shall be monitored every other week by a qualified biclogist until
fledglings become independent of the nest.

o Additionally, in the event that least bell’s vireos or southwestern flycatchers
are observed during the surveys, consultation with the USFWS (and possibly
the State) would be required to ensure avoidance of this species.
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o The montioring biclogist shall halt construction activities if he or she
determines that the construction activities are disturbing the nesting activities.
The monitor shall make practicable recommendations to reduce the noise or
distarbance near the nest. This may include 1) turning off vehicle engines and
other equipment whenever possible to reduce noise, 2) working in other areas
until the young have fledged, or 3) placing neise barriers to maintain the
noise at the nest to 60 dBA Leq. Hourly or less or to the preconstruction
ambient noise level if that exceeds 60 DBA Leq. Hourly.

o If the noise meets or exceeds the 60 dBA Leq threshold, or if the biologist
determines that the construction activities are disturbing nesting activities, the
biologist shall have the authority to halt the construction and shall devise
methods to reduce the noise and/or disturbance in the vicinity, This may
include methods such as, but not limited to, turning off vehicle engines and
other equipment whenever possible to reduce noise, installing a protective
noise barrier between the nest site and the construction activities, and
working in other areas until the young have fledged. If noise levels still
exceed 60 dBA Leq. Hourly at the edge of the nesting territories and/or a no-
congtruction buffer cannot be maintained, construction shall be deferred in
that area until the nestling have fledged.

o All active nests shall be monitored on a weekly basis until the nestlings
fledge. The qualified biologist shall be responsible for documenting the
results of the surveys and the ongoing monitoring and for reporting these
results to CDFW and USFWS. The meonitoring biologist will review and
verify compliance with thes nesting boundaries and will verify that the
nesting efforts have finished. Unrestricted construction activities can resume
when no other active nests are found.

Monitoring: Applicant shall provide results of the survey to the City of Buellton
Planning Department. The survey shall be conducted by a qualified biologist. The
Planning Department will verify compliance prior to issuing grading and/or building
permits.

BIO-2d (Pre-Construction Survey — Blainsville’s horned lizard and California legless
lizard): Pre-construction surveys for Blainville’s horned lizard and California legless lizard
shall be conducted 30 days prior to the initiation of Project activities. Subject species of
surveys may vary depending on timing and species’ activity patterns. At any time of year
when Project activities are initiated, pre-construction surveys shall be conducted for
Blainville’s horned lizards in open friable soils and California legless lizards in riparian
habitats and areas with loose sand. If these species are observed in the construction zone, all
work shall be halted and the City and CDFW shall be contacted within 24 hours of the
observation.

o A salvage and relocation plan shall be implemented to allow a qualified
biclogist to capture and relocate the species away from ground disturbance
and into protected open space. The relocation plan will consist of a plan
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which allows a qualified project biologist to approach and capture individuals
observed within the construction zone. Individuals will then be transported
and relocated into open space, which may include suitable habitats for this
species along or within the Santa Ynez River, as appropriate. Within 24 hours
of relocation, a brief report documenting details of the observation and
relocation will be provided to the CDFW and City. The report will include
details on date/time when species was first observed, re-locating biologist,
and coordinates for where the species was first observed and relocated.
Descriptions of the habitat and suitability of where the species was relocated
will also be provided in the report.

Monitoring: The applicant shall provide results of the survey to the City of Bueliton
Planning Department. The survey shall be conducted by a qualified biologist. The
Planning Department will verify compliance prior to issuing grading and/or building
permits.

BIO-2¢ (Avoidance Plan): Although California red-legged frog and western spadefoot are
not likely to occur; a California red-legged frog and western spadefoot avoidance plan should
be prepared and include specified work conditions (i.e., rain), construction equipment work
areas, and measures to keep the species from entering the site, which may include monitoring
and silt fence placement.

o In addition to preparing an avoidance plan; if any California red-legged frogs
or western spadefoots are observed within the construction zones, the
applicant must stop work and contact the USFWS and CDFW and shall
implement appropriate avoidance measures, as determined by the qualified
biologist and approved by the USFWS and CDFW fto ensure protection of
these species. Work shall not resume until the applicant receives written
(email) notice from the USFWS and CDFW.

Monitoring: Applicant shall provide the avoidance plan to the City of Buellton
Planning Department. The Avoidance Plan shall be prepared by a qualified biologist.
The Planning Department will verify compliance prior to issuing grading and/or
building permits. In the event that a California red-legged frog or western spadefoot
is observed within the construction zone, the applicant must also notify the City of
Buellton Planning Department and provide documentation from the USFWS and
CDFW prior to commencing construction.

BIO-3a (Tree Removal and Replacement): When mature non-native trees (i.e., trees with a
trunk diameter at breast height of 8 inches or more) are removed to accommodate new
development, they shall be replaced at a ratio of at least two trees for every one tree removed,
or such additional number and size of trees as considered appropriate by the reviewing body
at the time of approval of such development. Mature native trees with a trunk diameter at
breast height of 8 inches or more, including oaks, shall be replaced at a ratio of at least three
new trees for every one tree removed. Replacement trees for removed native or non-native
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trees should be native, from locally-sources stock, using species indicated on the City’s
approved tree planting list.

Monitoring: Prior to removal of any protected tree, the applicant shall obtain written
approval from the Planning Department.

BIO-3b (Native Tree Protection): Ixisting protected trees on and adjacent to the project site
shall be avoided through setbacks and installation of protective fencing to the extent feasible
during demolition and construction. All fencing must be installed prior to the beginning of
construction activities.

Monitoring: The Planning and Public Works Departments will verify that the
protective fencing is installed prior to issuance of grading permits.

BIO-3¢ (Temporary Construction Fencing): Temporary construction fencing shall be
installed in the area between the sandbar willow thickets and the new retention basin.

Monitoring: The Planning and Public Works Departments will verify that temporary
construction fencing is installed prior to issuance of Grading Permits.

CR-1: Halt Work Order for Archaeological Resources. If unanticipated cultural resources
are exposed during construction of a Project, all earth disturbing work within the vicinity of
the find must be temporarily suspended until an archaeologist has evaluated the nature and
significance of the find. After the find has been appropriately mitigated, work in the area may
resume. A representative should monitor any mitigation excavation associated with the
Native American materials.

Monitoring: Upon notification by project developer of discovery of a potential find,
Planning Department will verify that archacologists and native American
representatives have been contacted to evaluate the materials found and, if necessary
to monitor any consequent mitigation activities.

HAZ-1: Phase I Environmental Site Assessment. Prior to issuance of building permits, a
Phase 1 Environmental Site Assessment prepared in accordance with the standards for such
assessments promulgated by the EPA shall be conducted by a qualified professional to
determine the potential for onsite soil contamination, and the recommendations of that report
(if any) shall be followed.

Monitoring:

The Planning Department will verify that the Phase I ESA has been completed, and
that its recommendations are followed prior to issnance of building and/or grading
permits.
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The Network Project {BUE 5)
Mitigation Monitoring and Reporting Verification Checklist
Mitigation Measure Responsibility Timing Verification

BIO-2 (A-E). Planning Department Prior to issuance of
Special Status Plant Species Survey, Grading and/or Building
Avoidance, and Restoration Plan Permits

810-3 (A). Planning Department Prior to removal {if
Native Tree Removal and Replacement applicable}

BIO-3 (B). Planning/Public Works Prior to issuance of
Native Tree Protection Department Grading permit
BIO-3(C). Planning/Public Works Prior to issuance of
Temporary Construction Fencing Department Grading Permit

CR-1
Halt Work Order for Archaeological
Resources

Planning Department

Immediately upon
discovery, if necessary

HAZ -1
Phase | Environmental Site Assessment

Planning Department

Prior to issuance of
Grading and/or Building
permits




PLANNING COMMISSION RESOLUTION NO. 17-15

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
BUELLTON, CALIFORNIA, APPROVING A FINAL DEVELOPMENT PLAN
(16-FDP-07) AND LOT LINE ADJUSTMENT (17-LLA-03) FOR THE NETWORK
(BUE 5) PROJECT LOCATED AT THE SOUTHERN TERMINUS OF
INDUSTRIAL WAY, ASSESSOR’S PARCEL NUMBERS 099-690-045, 099-690-
046 AND 099-690-001, AND MAKING FINDINGS IN SUPPORT THEREQF

BE IT RESOLVED by the Planning Commission of the City of Buellton as follows:

SECTION 1: Pursuant to the Zoning Ordinance of the City of Buellton, an application
has been filed by Mojo Development V LLC, applicant, and Gavin Moores, agent, hereinafter
referred to as “Applicant”, requesting approval to develop The Network Project, a 66,822 square
foot industrial building and associated improvements located at the southern terminus of
Industrial Way (APNs 099-690-045,099-690-046, and 099-690-001). The northern
approximately three-quarters of the site has a General Plan designation of Industrial (zoned M —
Industrial and Manufacturing), while approximately the southern quarter of the site is designated
Open Space, Parks and Recreation (zoned OS — Open Space).

SECTION 2: The proposed Project consists of:

A. Final Development Plan (16-FDP-07): The FDP accommodates a single-story,
06,822 square foot industrial building, and parking and landscaping and other
associated improvements in support of those facilities. The project components are
described more fully below.

The Network (BUE 5)

The single-story, 66,822 square foot industrial building and associated improvements
will be built on an approximately 5.08-acre site. An off-site retention basin will also
be constructed as part of the project on a parcel located to the west project site. The
project will include the following functions:

e 13 individual tenant suites varying in size from 1,947 square feet to 19,253
square feet; including 3 larger suites and 10 smaller suites. Each suite will
provide space for industrial and commercial uses in compliance with the
Buellton Municipal Code. It is estimated that there will be 3-4 employees for
the smaller suites and 10-12 employees for the larger suites.

e 180 parking spaces (including 6 ADA spaces)

e 4 bike rack areas around the building

e Qutdoor patio/plaza area on the southern end of the building and northwest
corner of the building

o 2 loading docks with space for 4 large trucks

e 2 access gates on the north and east side of the building
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Restrooms and associated uses

On-site trail connection at the southern edge of the property

Off-site retention basin on adjacent parcel to the west of the project site
Landscaping around the building and throughout the property, and bio-swale
grasses at south western portion of the site near off-site retention basin
location

B. Lot Line Adjustment (17-1.1.A-03): The LLA is required to remove the existing lot
line that runs through the center of the project site.

SECTION 3: All proceedings having been duly taken as required by law, and upon
review of the information provided in the staff report, consideration of the testimony given at the
public hearing, as well as other pertinent information, the Planning Commission finds the
following:

A. Record. Prior to rendering a decision on the Project, the Planning Commission
considered the following:

1. All public testimony, both written and oral, received in conjunction with that

certain public hearing conducted by the Planning Commission on December 7,
2017 (“PC Public Hearing™).

2. Al oral, written and visual materials presented in conjunction with that certain PC
Public Hearing.

3. The following informational documents, which by reference, are incorporated
herein:

a. The project file for 16-FDP-07, 17-L1A-03, and the set of project plans
dated June 13, 2017. ‘

b. The staff report dated December 7, 2017.

c. The Initial Study and Mitigated Negative Declaration for the project (17-
MND-01), dated November 2017.

B. Public Review. On the basis of evidence hereinafter listed, all administrative
procedures and public participation requirements prescribed in the Buellton Zoning
Ordinance have been lawfully satisfied:

1. A notice of PC Public Hearing was published in a newspaper of general
circulation on November 23, 2017 (the “PC Public Notice™), a minimum of 10
days in advance of the PC Public Hearing conducted on December 7, 2017.

2. The PC Public Notice was mailed to the Applicant, affected public agencies,
persons owning property within 300 feet of the Project site and others known to
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be interested in the matter on November 16, 2017, a minimum of 10 days in
advance of the PC Public Hearing.

3. The PC Public Notice was posted in two public locations on November 22, 2017,
a minimum of 10 days in advance of the PC Public Hearing.

C. Environmental Review. Pursuant to the California Environmental Quality Act
(CEQA), the Initial Study/Mitigated Negative Declaration was circulated for public
and agency review and comment on November 21, 2017 through, and including,
December 21, 2017, Copies of the Tnitial Study/Mitigated Negative Declaration were
made available to the public at the Planning Department on November 21, 2017, and
the Initial Study/Mitigated Negative Declaration was distributed to interested partics
and agencies. On November 16, 2017, a Notice of Availability of the Initial
Study/Mitigated Negative Declaration, including the time and place of the Planning
Commission meeting to review the Application and Initial Study/Mitigated Negative
Declaration was published in the local newspaper and posted in two public locations.
Findings for the CEQA document are included in Planning Commission Resolution
17-14. Planning Commission Resolution 17-14 was adopted prior to the consideration
of Planning Commission Resolution 17-15.

D. Consistency Declarations. Based on (i) the evidence presented in the project file
{(incorporated herein by reference), (ii) consultations with affected City Departments,
and (iii) testimony and comments received in connection with the PC Public Hearing,
the Planning Commission does hereby declare as follows:

1. Final Development Plan.
a. Findings:
i That the site for the project is adequate in size, shape,

location, and physical characteristics to accommodate the
density and intensity of development proposed because the
project site is appropriately designated for such uses under
the City’s General Plan, zoning is consistent, and the
proposed site improvements and conditions of approval
allow for adequate circulation around and through the site
as determined by the City Engineer and Traffic Study dated
July 18, 2017.

ii. No adverse impacts have been identified with this project
through the incorporation of the mitigation measures from
the Mitigated Negative Declaration that have been made
conditions of approval.
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That streets are adequate and properly designed pursuant to
the requirements of the City Engineer and the Traffic
Study. The Fire Department has approved the circulation
system from a Fire Department perspective.

That there are adequate public services, including but not
limited to fire protection, water supply, sewage disposal,
and police protection to serve the Project. The Public
Works Department is able to provide water and sewerage
service to the Project. The Fire Department has provided
conditions of approval to address their concerns. The
Sheriff’s Department has no concerns with the Project.

That the Project will not be detrimental to the health,
safety, comfort, convenience, and general welfare of the
neighborhood and will be compatible with the surrounding
arca. The Project site is zoned for industrial uses, and
surrounding land uses are also industrial. The proposed
Project is expected to be compatible with the surrounding
area.

That the project is in conformance with the applicable
provisions of Title 19 of the Municipal Code and the
General Plan. With imposition of the conditions of
approval, the project complies with both the General Plan
and Title 19 (Zoning).

That the project will not conflict with any ecasements
required for public access through, or use of, a portion of
the property as none exist on this property.

That the proposed development is in conformance with the
Contemporary Ranch architectural style as described in the
Community Design Guidelines as reviewed by the City’s
contract architect.

2. Lot Line Adjustment.

a.

Findings:

The lot line adjustment maintains a position with respect to General
Plan consistency, parcel design, minimum lot area, environmental
quality, and public health and safety criteria as specified in this title
and other applicable Municipal Code and state law provisions
relating to real property divisions, which is equal to or better than the
position of the existing lots before adjustment.
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ii.  The adjustment will not have the effect of creating a greater number

of parcels than are buildable in compliance with applicable

provisions of this Ordinance, or the Zoning Ordinance (Title 19 of
this Code) than what exists before adjustment. Two lots would
become one lot.

iii.  Any parcel resulting from the adjustment will not conflict with
applicable regulations in the Zoning Ordinance as the proposed new
parcel meet the minimum lot size requirements of the Zoning
Ordinance.

3. Height Limit Modification.

a. Findings:

ii.

iii.

The increased height will not be detrimental to the health,
safety, comfort, convenience, and general welfare of the
neighborhood and will not be incompatible with the
surrounding areas. The predominant building height is 45
feet from finish floor (as opposed to natural grade). The
building is required to be built a minimum of 2 feet above
base flood elevation, which therefore requires that the
southern portion of the site be graded above natural grade
approximately 6 feet. The roof peaks serve to add
architectural character and diversity consistent with the
Contemporary Ranch style called for by the Community
Design Guidelines.

The increased height would not be incompatible with the
surrounding area because: the proposed building is located
in an interior lot at the end of Industrial Way and the
existing buildings to the north and east will partially block
the Network building to the south and west. Additionally,
Industrial Way slopes downward toward the south, giving
the appearance of a shorter building when compared to its
surroundings. The Terravant building to the East is also
approximately 45 in height.

The increased height conforms with other applicable
provisions of Title 19 (Zoning), with the general plan and
with the Community Design Guidelines.
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SECTION 4: Based on the findings set forth in Sections 2 and 3, and subject to the
conditions attached hereto, the Planning Commission hereby approves the Final Development
Plan (16-FDP-07) and Lot Line Adjustment (17-LLA-03).

PASSED, APPROVED and ADOPTED this " dayof 201 .

Brian Dunstan
Chair

ATTEST:

Clare Barcelona
Planning Commission Secretary
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CONDITIONS OF APPROVAL

THE NETWORK (BUE 5) PROJECT
FINAL DEVELOPMENT PLAN 16-FDP-07
LOT LINE ADJUSTMENT 17-LLA-03

A, GENERAL PROVISIONS

1.

Project Description. The approval granted herein is based upon and limited to
compliance with the Project Description and conditions of approval set forth
below. The Project Description is as follows: This Project is a request by Mojo
Development V. LLC (Property Owner) and Gavin Moores (Agent) (the
“Applicant”) for a Final Development Plan (16-FDP-07), and Lot Line
Adjustment (17-LLA-03) for a single story, 66,822 square foot industrial
building, and parking and landscaping and associated improvements in support of
those facilities (“The Project”). The 5.08-acre property is located at the southern
terminus of Industrial Way, and includes two parcels (Assessor’s Parcel Number
099-690-045 and 099-690-046) (“The Property”). An off-site retention basin in
support of the project is also provided on an adjacent parcel located to the west of
the project site (Assessor’s Parcel Number 099-690-001). A Lot Line Adjustment
(17-LLA-03) is required to remove the existing lot line that currently runs through
the project site. The property is currently vacant. The project plans that are
included in this approval are dated June 13, 2017.

The proposed project consists of the following uses:

e 13 individual tenant suites varying in size from 1,947 square feet to 19,253
square feet; including 3 larger suites and 10 smaller suites. Each suite will
provide space for industrial and commercial uses in compliance with the
Buellton Municipal Code. It is estimated that there will be 3-4 employees for
the smaller suites and 10-12 employees for the larger suites.

e 180 parking spaces (including 6 ADA spaces)

e 4 bike rack areas around the building

Outdoor patio/plaza area on the southern end of the building and northwest

corner of the building

2 loading docks with space for 4 large trucks

2 access gates on the north and east side of the building

Restrooms and associated uses

On-site trail connection at the southern edge of the property

Landscaping and bio-swale grasses at south western portion of the site near

off-site retention basin location

e Off-site retention basin on adjacent parcel to the west of the project site
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e Landscaping and bio-swale grasses at south western portion of the site near
off-site retention basin location

Any deviations from the Project Description, exhibits or conditions must be
reviewed and approved by the City for conformity with this approval. Deviations
may require formal modification of the approval and/or further environmental
review. Deviations without the above-described authorization will constitute a
violation of this approval.

Additional Permits Required. Before using any land or structure, or
commencing any work pertaining to the erection, moving, alteration, enlarging, or
rebuilding of any building, structure, or improvement, the Applicant shall: (1)
obtain a Zoning Clearance (hereinafier defined below); and (ii) obtain all other
permits and approvals that may be required by operation of the Buellton
Municipal Code (e.g., grading permit, building permit, encroachment permit,
etc.). Before any Zoning Clearance will be issued by the City, the Applicant must
obtain written clearance from all departments having jurisdiction; such clearance
shall indicate that the Applicani has satisfied all pre-cons{ruction conditions of
approval. To the extent any condition or provision of the approval set forth herein
is incompatible with or at variance with any other permit for the Project, the most
restrictive condition and provision shall prevail.

Print & Tllustrate Conditions on Plans. All conditions of approval shall be
printed in their entirety on applicable pages of final development, grading and
construction plans submitted to the City.

Terminology. Except where otherwise noted, the terms appearing throughout the
conditions of approval set forth herein shall have the meanings as defined below.
Capitalization is used to identify defined terms and shall have the meanings as set
forth below unless the context in which they are used clearly requires otherwise.

a. “Applicant” means Mojo Development V LLC, and includes all agents,
subdividers, developers, contractors, workers and personnel employed on
the Project, as well as all successors and assigns of interest.

b. “Building Department” means the Building and Safety Division of the
County (and all successors and assigns thereof), on behalf and under
contract to the City to perform building plan check and inspection
services.,

c “City” means the City of Buellton and includes the City Manager, City
Engineer, Planning Director and all other duly appointed officials having
responsibility for land use matters, as well as their respective assignees
(e.g., Department staff members). Unless otherwise indicated, the
Planning Department shall be the primary point of contact for the City.
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“County” means the County of Santa Barbara.

“Environmental Monitor” means person or personnel of the City
assigned to monitor field mitigation in order to ensure compliance with the
Mitigation Measures.  The City has discretion to determine the
qualifications of the Environmental Monitor, the number of monitors
needed and the disciplines of the monitors, their duties and the
arrangements for compensation

“Final Building Inspection Clearance” means acknowledgement by the
Building Department that construction of the Project has been completed
in full compliance with plans and specifications approved by the City and
the Building Department. Such acknowledgement is typically evidenced
by signature of appropriate staff on the building permit inspection form.

“Fire Department” means the Fire Department of the County (and all
successors and assigns thereof), furnishing fire prevention and protection
services to the City by operation of special district.

“Mitigation Measures” means conditions and measures required to
mitigate environmental effects of the Project as identified in General Plan
Update EIR in connection with the Project under the provisions of the
California Environmental Quality Act of 1970, as applicable.

“Entitlement” means the type of land use permit required by the Buellton
Municipal Code in connection with the Project for which approval is
granted herein.

“Project” means and includes all of the actions described in the Project
description above.

“Project Inspection” means a field inspection and documentation review
performed by the Planning Director at the time of Final Building
Inspection Clearance to verify that the Project has been completed in full
compliance with the terms and conditions of approval. The Project
Inspection shall be performed upon completion of construction and the
Project must be fully compliant with all terms and conditions of approval
prior to and as a condition precedent to obtaining Final Building
Inspection Clearance.

“Project Manager” means person or personnel of the City assigned to
oversee and administer the Permit including, but not limited to,
compliance with the Mitigation Measures set forth herein.

“Property” means the land and improvements identified in the Project
Description.
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n. “Property Owner” means Mojo Development V LLC, and includes all
persons and entities possessing fee title (in full or in part) to the site of the
Project, and all successors and assigns of such persons and entities.

0. “Retained Monitor” means person or personnel of the Applicant
assigned to monitor field mitigation in order to ensure compliance with the
Mitigation Measures. The Retained Monitor must be qualified in his or
her respective field and their appointment/retention is subject to approval
by the City. For instance, the Retained Monitor assigned to verify
compliance with cultural resources Mitigation Measures should be an
archacologist or a person trained to identify cultural resources and who is
acceptable to the City.

p- “Zoning Clearance” means approval granted pursuant to 19.08.100 of the
Buellton Municipal Code requisite to issuance of a building permit for
authorized construction or land development activities.

Interpretations and Exceptions. The Planning Director is authorized to render
decisions as to the applicability or interpretation of the conditions set forth herein,
including minor changes, when the strict application of the conditions conflicts with
the underlying purpose of the conditions or creates undue hardship or administrative
burden. Any administrative change granted shall be subject to such conditions as
will: (i) assure that the adjustment thereby authorized shall appropriately implement
purposes and objectives of the original conditions; and (ii) not change or
compromise the effectiveness of the original conditions. As an example, and for
illustrative purposes only, the Planning Director may modify the implementation
timing of specific conditions at the mutual convenience of the City and Applicant.
Minor changes authorized pursuant to this condition shall not require separate
processing of a formal amendment.

Indemnity. The Applicant shall indemnify, protect, defend, and hold harmless,
the City, and/or any of its officials, officers, employees, agents, departments,
agencies, and instrumentalities thercof, from any and all claims, demands, law
suits, writs of mandamus, and other actions and proceedings (whether legal,
equitable, declaratory, administrative or adjudicatory in nature), and alternative
dispute resolutions procedures (including, but not limited to arbitrations,
mediations, and other such procedures) (collectively “Actions”), brought against
the City, and/or any of its officials, officers, employees, agents, departments,
agencies, and instrumentalities thereof, arising from or in connection with the
approval, decision or action of the City Council, Planning Commission, or other
decision-making body, or staff action concerning the Project, including but not
limited to writ proceedings, claims for inverse condemnation, personal injury,
property damage, and/or breach of a mandatory duty, challenges under the
California Environmental Quality Act, and/or any action that attacks, challenges,
or seeks (o set aside, void, or annul all or any part of the approvals, decisions, or
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10.

11.

12.

actions concerning the Project. City shall promptly notify the applicant of any
Action brought and request that the applicant defend the City. It is expressly
agreed that applicant may select legal counsel providing the applicant’s defense
and the City shall have the right to approve separate legal counsel providing the
City’s defense. The applicant shall reimburse City for any attorneys’ fees, costs
and expenses directly and necessarily incurred by the City in the course of the
defense.

Legal Challenge. In the event that any condition imposing a fee, exaction,
dedication or other mitigation measure is challenged by the Applicant in an action
filed in a court of law or threatened to be filed therein which action is brought within
the time period provided for by law, this approval shall be suspended pending
dismissal of such action, the expiration of the limitation period applicable to such
action, or final resolution of such action.

Approval Limitations. This approval is issued pursuant to the provisions of Title
19 of the Buellton Municipal Code and is subject to the foregoing conditions and
limitations. Failure fo comply with said conditions of approval may subject the
Applicant to remedies and penalties specified in the Buellton Municipal Code.

Compliance Costs. All projects are subject to Project Inspection that is funded
under existing permit fees. This condition shall serve as implementation of the
Mitigation Monitoring and Reporting Program for the Mitigation Measures as well
as the general conditions of approval set forth herein. The Applicant agrees {o
participate in this permit compliance program and to fund all reasonable expenses
incurred by the City and/or City contractors for permit condition implementation,
reasonable studies, and. emergency response directly and necessarily related to
monitoring and enforcement of these permit conditions and applicable City
ordinances. Any staff time spent in excess of the Applicant’s current deposit will be
billed to the Applicant and the Applicant shall reimburse City within 30 days of
invoicing by City.

Enforcement Costs. In the event the City determines that it is necessary to take
legal action to enforce any of the conditions of approval herein, and such legal action
is taken, the Applicant shall be required to pay any and all costs of such legal action,
including reasonable attorney’s fees, incurred by the City, even if the matter is not
prosecuted to a final judgment or is amicably resolved, unless the City should
otherwise agree with the Applicant to waive said fees or any part thercof.

Failure to Comply. In the event that the Applicant fails to comply with any order of
the City issued hereunder or any injunction of the Superior Court, it shall be liable in
accordance with the provision of Section 1.32 of the Buellton Municipal Code.

Access to Records and Facilities. As to any condition that requires for its effective
enforcement the inspection of records or facilities by City or its agents, the Applicant
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13.

14.

shall make such records available or provide access to such facilities upon
reasonable notice from City

Payment of Fees. All applicable fees associated with development of the Project
shall be paid by the Applicant at the time such fees become payable as provided by
Buellton Municipal Code or otherwise stipulated in this approval (whichever date is
sooner), and the amount payable shall be based on the those fee schedules adopted
by the City and then in effect at the time such fees become payable.

Acceptance of Conditions. The Applicant shall acknowledge and agree to all
conditions of this approval within 60 days of the notice of final action, evidenced by
the Applicant’s signature on the space provided at the end of this document. The
Applicant shall record this document on title to the subject Property prior to or
concurrently with the filing of a Zoning Clearance. The Applicant, and all successors
or assignees, are responsible for complying with all conditions of approval. Any
zoning violations concerning the installation, operation, and/or abandonment of the
Project are the responsibility of the Applicant, and all successors or assignees.

B. ENVIRONMENTAL MITIGATION MEASURES

Biological Resources

15.

BIO-2a (Pre-Construction Survey — American Badger): Pre-construction
surveys for American badger shall be conducted 30 days prior to the initiation of
Project activities. If evidence of this species is observed (old or new dens sites),
potential dens should be monitored with tracking material and or wildlife
movement cameras. If a den is deemed inactive for three consecutive days, a
qualified biologist would excavate the den by hand with a shovel to prevent
American badgers from reusing the den during ¢onstruction.

If' active natal dens are observed during the pupping season (February 15 to July
1), a 200-foot buffer shall be flagged or fenced to avoid inadvertent impacts to the
den. Construction in this buffer zone would be postponed or halted until the
project biologist determines that the young are no longer dependent on the natal
den.

If winter dens are found, a 50-foot buffer shall be flagged or fenced to avoid
inadvertent impacts to the den. If avoidance of the den is not possible during the
non-pupping season, an attempt shall be made by a qualified project biologist to
trap or flush the individual and relocate it to suitable open space habitat. Badgers
can also be relocated by slowly excavating the burrow, removing no more than 4
inches at a time.

Monitoring: Applicant shall provide results of the survey to the City of Buellton
Planning Department. The survey shall be conducted by a qualified biologist. The
Planning Department will verify compliance prior to issuing grading and/or
building permits.



PC Resolution No. 17-15 Page 13 December 7, 2017

BI0-2b (Pre-Construction Survey — Bat Species): Surveys should be performed
to confirm whether or not potential roosting vegetation exists in the proposed
Project site vicinity. Surveys shall consist of two daytime visits to inspect suitable
vegetation for roosting bats and two dusk exiting surveys to detect bats leaving
their roosts. Suitable vegetation should be inspected on foot using a handheld
spotlight during daylight hours to examine all suitable vegetation for bat sign
(e.g., guano, urine stains) and roosts. Surveys shall be conducted thoroughly and
quickly to minimize disturbance to bats. For the dusk exiting surveys, one
biologist should be positioned in an optimal location(s) to observe and count bats
exiting suitable vegetation.

If potential roosts are determined to be present then the roosts must be analyzed
further to determine if the species is present and if maternity roosts are present. If
maternity roosts of any bat species are present, the CDFW shall be notified and no
work shall occur within 100 feet of the roost location of any bat species until the
end of the pupping.

For protection of young (e.g., unable to fly)} and hibernating adults, all project-
related activities shall be avoided where roosts are present during the winter and
spring. No restrictions apply o project vehicle traffic or to construction activity
that occurs outside of the pupping season.

Momnitoring: The applicant shall provide results of the survey to the City of
Buellton Planning Department. The survey shall be conducted by a qualified
biologist. The Planning Department will verify compliance prior to issuing
grading and/or building permits.

BIO-2c (Pre-Construction Survey — Nesting Birds): In compliance with the
Migratory Bird ‘Treaty Act and the California Fish and Game Code, a pre-
construction survey for nesting birds is recommended within 30 days of ground
disturbance activities associated with construction or grading that would occur
during the nesting/breeding season of native bird species potentially nesting on
the site (typically February through August in the project region).

If active nests are found, clearing and construction within 300 feet of the nest
(500 feet for raptors), or at a distance deemed sufficient by the qualified biologist
or a buffer as authorized through the context of the Biological Opinion and 2081b
Incidental Take Permit {(delinated with stakes or fencing), will be postponed or
halted until the nest is vacated and juveniles have fledged and there is no evidence
of a second attempt at nesting.

No construction or project activities are permitted within this buffer until the nest
is vacated, juveniles have fledged and there is no evidence of a second nesting
attempt.

The nest shall be monitored every other week by a qualified biologist until
fledglings become independent of the nest.
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o Additionally, in the event that least bell’s vireos or southwestern flycatchers are
observed during the surveys, consultation with the USFWS (and possibly the
State) would be required to ensure avoidance of this species.

o The monitoring biologist shall halt construction activities if he or she determines
that the construction activities are disturbing the nesting activitics. The monitor
shall make practicable recommendations to reduce the noise or disturbance near
the nest. This may include 1) turning off vehicle engines and other equipment
whenever possible to reduce noise, 2) working in other areas until the young have
fledged, or 3) placing noise barriers to maintain the noise at the nest to 60 dBA
Leq. Hourly or less or to the preconstruction ambient noise level if that exceeds
60 DBA Leq. Hourly.

o If the noise meets or exceeds the 60 dBA Leq threshold, or if the biologist
determines that the construction activities are disturbing nesting activities, the
biologist shall have the authority to halt the construction and shall devise methods
to reduce the noise and/or disturbance in the vicinity. This may include methods
such as, but not limited to, turning off vehicle engines and other equipment
whenever possible to reduce noise, installing a protective noise barrier between
the nest site and the construction activities, and working in other areas until the
young have fledged. If noise levels still exceed 60 dBA Leq. Hourly at the edge of
the nesting territories and/or a no-construction buffer cannot be maintained,
consftruction shall be deferred in that area until the nestling have fledged.

o All active nests shall be monitored on a weekly basis until the nestlings fledge.
The qualified biologist shall be responsible for documenting the results of the
surveys and the ongoing monitoring and for reporting these results to CDFW and
USFWS. The monitoring biologist will review and verify compliance with thes
nesting boundaries and will verify that the nesting efforts have finished.
Unrestricted construction activities can resume when no other active nests are
found.

Monitoring: Applicant shall provide results of the survey to the City of Buellton
Planning Department. The survey shall be conducted by a qualified biologist. The
Planning Department will verify compliance prior to issuing grading and/or
building permits.

BIO-2d (Pre-Construction Survey — Blainsville’s horned lizard and California
legless lizard): Pre-construction surveys for Blainville’s horned lizard and
California legless lizard shall be conducted 30 days prior to the initiation of
Project activities. Subject species of surveys may vary depending on timing and
species’ activity patterns. At any time of year when Project activities are initiated,
pre-construction surveys shall be conducted for Blainville’s horned lizards in
open friable soils and California legless lizards in riparian habitats and areas with
loose sand. If these species are observed in the construction zone, all work shall
be halted and the City and CDFW shall be contacted within 24 hours of the
observation.
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16.

o A salvage and relocation plan shall be implemented to allow a qualified biologist

to capture and relocate the species away from ground disturbance and into
protected open space. The relocation plan will consist of a plan which allows a
qualified project biologist to approach and capture individuals observed within the
construction zone. Individuals will then be transported and relocated into open
space, which may include suitable habitats for this species along or within the
Santa Ynez River, as appropriate. Within 24 hours of relocation, a brief report
documenting details of the observation and relocation will be provided to the
CDFW and City. The report will include details on date/time when species was
first observed, re-locating biologist, and coordinates for where the species was
first observed and relocated. Descriptions of the habitat and suitability of where
the species was relocated will also be provided in the report.

Monitoring: Applicant shall provide results of the survey to the City of Buellton
Planning Department. The survey shall be conducted by a qualified biologist. The
Planning Department will verify compliance prior to issuing grading and/or
building permits.

BIO-2¢ (Avoidance Plan): Although California red-legged frog and western
spadefoot are not likely to occur, a California red-legged frog and western
spadefoot avoidance plan should be prepared and include specified work
conditions (i.e., rain), construction equipment work areas, and measures to keep
the spectes from entering the site, which may include monitoring and silt fence
placement.

In addition to preparing an avoidance plan; if any California red-legged frogs or
western spadefoots are observed within the construction zones, the applicant must
stop work and contact the USFWS and CDFW and shall implement appropriate
avoidance measures, as determined by the qualified biologist and approved by the
USFWS and CDFW to ensure protection of these species. Work shall not resume
until the applicant receives written {(email) notice from the USFWS and CDFW,

Monitoring: Applicant shall provide the avoidance plan to the City of Buellton
Planning Department. The Avoidance Plan shall be prepared by a qualified
biologist. The Planning Department will verify compliance prior to issuing
grading and/or building permits. In the event that a California red-legged frog or
western spadefoot is observed within the construction zone, the applicant must
also notify the City of Buellton Planning Department and provide documentation
from the USFWS and CDFW prior to commencing construction.

BIO-3a (Tree Removal and Replacement): When mature non-native trees (i.c.,
trees with a trunk diameter at breast height of 8 inches or more) are removed to
accommodate new development, they shall be replaced at a ratio of at least two
trees for every one tree removed, or such additional number and size of trees as
considered appropriate by the reviewing body at the time of approval of such
development. Mature native trees with a trunk diameter at breast height of 8



PC Resolution No. 17-15 Page 16 December 7, 2017

inches or more, including oaks, shall be replaced at a ratio of at least three new
trees for every one tree removed. Replacement trees for removed native or non-
native trees should be native, from locally-sources stock, using species indicated
on the City’s approved iree planiing list.

Monitoring: Prior to removal of any protected tree, the applicant shall obtain
written approval from the Planning Department.

BIO-3b (Native Tree Protection): Existing protected trees on and adjacent to the
project site shall be avoided through setbacks and installation of protective
fencing to the extent feasible during demolition and construction. All fencing
must be installed prior to the beginning of construction activities.

Monitoring: The Public Works Department will verify that the protective fencing
is installed prior to issuance of grading permits.

BIO-3c (Temporary Construction Fencing): Temporary construction fencing
shall be installed in the area between the sandbar willow thickets and the new
retention basin.

Monitoring: The Public Works Department will verify that temporary
construction fencing is installed prior to issuance of Grading Permits.

Cultural Resources

17.

CR-1: Halt Work Order for Archaeological Resources. If unanticipated
cultural resources are exposed during construction of a Project, all earth disturbing
work within the vicinity of the find must be temporarily suspended until an
archacologist has evaluated the nature and significance of the find. After the find
has been appropriately mitigated, work in the area may resume. A representative
should monitor any mitigation excavation associated with the Native American
materials.

Monitoring: Upon notification by project developer of discovery of a potential
find, Planning Department will verify that archaeologists and native American
representatives have been contacted to evaluate the materials found and, if
necessary to monitor any consequent mitigation activities.

Hazards and Hazardous Materials

18.

HAZ-1: Phase I Environmental Site Assessment. Prior to issuance of building
permits, a Phase I Environmental Site Assessment prepared in accordance with
the standards for such assessments promulgated by the EPA shall be conducted by
a qualified professional to determine the potential for onsite soil contamination,
and the recommendations of that report (if any) shall be followed.
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Monitoring: The Planning Department will verify that the Phase [ ESA has been
completed, and that its recommendations are followed prior to issuance of
building and/or grading permits.

C. ENGINEERING CONDITIONS

PRIOR TO GRADING PERMIT ISSUANCE:

19.

20.

21.

22.

23.

24.

Improvement Plans. Applicant shall cause to be prepared by a Civil Engineer,
registered in the State of California, grading and utilities improvement plans,
including, but not limited to, street, water, sewer, and storm drain improvements.
An engineering cost estimate shall be submitted with the grading and
improvement plans along with any calculations, signed/stamped certifications and
plan check processing fees.

Improvement Plan Requirements. Plans shall be drawn by a California
Registered Civil Engineer. Drawings shall be prepared on 24-inch by 36-inch
mylar (4 mil) showing all proposed improvements including, but not limited to,
curbs, gutters, sidewalks, paving, driveway cuts, storm drains, street lighis,
utilities, and street trees. Final plans shall be wet-stamped by the Civil and Soils
Engineer and subsequently signed by the City Engineer prior to permitting.

Soils Report. At the time that Improvement Plans and/or Grading and Drainage
Plans are submitted for review and approval by the City Engineer, two copies of a
Soils Report, prepared by a California Registered Geologist or Soils Engineer,
shall be submitted. The Report shall address soils engineering and compaction
requirements, R-values, and other soils and geology related issues (including
liquefaction) and shall contain recommendations as to foundation design, and
paving sections, where applicable for the project.

Grading Oversight by Geotechnical Engineer. A geotechnical engineer or
geologist licensed in the State of California shall provide guidance during grading
operations and shall certify constructed pads and ensure all mitigation measures
are properly implemented. Certifications and final reports shall be submitted to
the City Engineer for approval.

Erosion Control Plan. Erosion Control Plans shall be completed and submitted
to the City Engineer for review and approval. Appropriate BMP measures shall
be undertaken at @/l times. This shall be in compliance with the Regional Water
Quality Control Board requirements. NOI shall be filed. A SWPPP shall be
developed for the project site by a certified QSD, draft copy shall be submitted for
review prior to issuance of the grading permit. SWPPP shall be on-site at all
times. Implementation shall be performed by a QSP.

Hydrology Report. At the time that Improvement and/or Grading and Drainage
Plans are submitted for review and approval by the City Engineer, a complete
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25.

26.

hydrology/hydraulic report shall be submitted by the applicant’s engineer
determining the adequacy of the proposed drainage system and the adequacy of
the existing downstream system. A rain fall frequency of twenty-five (25) years
shall be used for sizing piping and inlet structures. If no overland escape is
available, 100-year flows shall be used as the basis of design. Santa Barbara
County Engineering Design Standards shall be used. The report shall include a
flood study that reviews pre-development and post-development flood conditions,
recommendations to be implemented that minimize or resolve flood issues outside
of the development property that results from the proposed development. These
recommendations shall be incorporated in the project improvement plans. Plans
shall clearly delineate floodway and floodplain limits. A Property Owner Flood
Development Notice shall be recorded. All fill within Floodplain areas shall be
reviewed and analyzed in the Hydraulic and Hydrology study to ensure there is no
adverse affects of flooding to any propertics. In addition, any basin proposed
within the floodway shall be supported with a NoRise certificate/evaluation to
ensure capacity and velocities within the floodway are not adversely affected. It
is recommended that the Applicant shall file the appropriate documentation with
FEMA removing the building from the floodplain. At a minimum, applicant shall
file appropriate Elevation Certificates and record Owner’s Notice Document for
Development within a Floodplain. Design shall be subject to flood proofing
requirements.

Stormwater. Development shall be undertaken in accordance with conditions and
requirements of the State of California Regional Water Quality Control Board.
Project Grading and Storm Drain Improvement Plans shall identify and
incorporate Best Management Practices (BMPs) appropriate to the uses conducted
on-sitc and during construction to effectively mitigate storm water pollution
during construction as well as post-construction.

Stormwater management shall be incorporated in the improvement plans (low
impact development). This project is subject to Post Construction Requirements
as outlined in the City’s Stormwater Technical Guide for a Tier 4 project. A
Stormwater Control Plan that analyzes the potential flows, run-off and drainage
management area’s and proposed lid improvements to address run-off and water
quality, including a maintenance/water quality control plan, shall be submitted.
This document shall include an owner’s statement that maintenance of facilities
will occur regularly (at least twice annually) and will be ongoing. The plan shall
include an annual maintenance report which must be signed/certified by the
QSD/QSP, property owner and contractor and submitted to the Public Works
Department.

Fire Department Review. Applicant shall submit improvement plans for
concurrent review with the Santa Barbara County Fire Department and shall
provide documentation of submittal along with grading and utility improvement
plans to the City Engineer. A copy of the Fire Department approval shall be
submitted prior to issuance of grading permit.
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27.

28.

29.

30.

31.

32.

33.

Mylars. Upon approval of the final plans, Applicant shall furnish original
stamped mylars to the City Engineer for signature and reproduction for permitting
purposes. A final Engineer’s estimate shall be prepared (updated from the
original submittal and shall utilize prevailing wage rates) and permit/inspection
fees paid.

Sureties. A faithful performance and labor/material bond for the grading and
utilities (each to be equal to 100% of the final City Engineer’s estimate of costs,
which shall include a 20% contingency), or equivalent form of guarantee, shall be
posted by the applicant. The bonds shall remain in effect until the completion of
the project and a certificate of occupancy has been issued, at which time, 10% of
the bond shall be retained for a warranty period of | year after the City has
approved a Notice of Completion and after receipt/approval of the As-built
Record Drawings.

Public Water Line Easement. Public Water line and easement will need to be
relocated to the satisfaction of the public works director. Public line shall
complete loop. Service lines shall be private.

Private Sewer Lift Station. Applicant shall provide engineering plans and
calculations for the private sewer lift station. This facility serves multiple
properties in the area, a maintenance agreement, service agreement and
maintenance/operations/emergency contact plan shall be approved by the City
Engineer. Any improvements to the lift station required to bring capacity and
redundancy issues to code and the facility in full working order shall be provided
by Applicant prior to release of occupancy. An annual maintenance and
operations audit shall be provided to the city by the property owner as long as the
facility is needed to convey flows to the public system. Audit shall provide
maintenance and repair log and supporting records. Owner is responsible for any
violations resulting from lack of maintenance and repair to the system which
causes a violation of Regional Water Quality Board regulations.

Industrial Discharge Permit/FOG Permit. Any tenant activities that involves,
manufacturing, processing or food service shall comply with City’s Industrial
Discharge and FOG Programs and shall identify grease interceptors in grading
improvement plans.

Off-site Retention Basin. Project components include an off-site retention basin.
Applicant is required to secure an easement agreement and access/maintenance
agreement for such basin prior to issuance of grading permits.

Access Fasements Required. Traffic study was predicated on utilizing 3 access
points to the west of the project to ensure site circulation. This includes an
emergency access point at the southern end of the project site. Easements for all
three points shall be provided prior to issuance of grading permit.
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34.

35.

Final Lot Line Adjustment. Applicant shall submit all necessary documents,
sketches, and fees for finalizing the lot line adjustment. These may include but are
not limited to a preliminary title report less than 60 days old, legal descriptions of
the parcels following the adjustment, modified deeds of trust and/or partial
reconveyances as required, grant deed or deeds with accompanying legal
descriptions and sketches, a sketch showing the existing and adjusted lines, a
certificate of conformity for City Surveyor’s signature and for County Clerk of
the Board’s signature for tax clearance, Owner’s Certificates and Certificates of
Record Title Interest. These documents will be prepared by a Land Surveyor,
Licensed in the State of California or by a Civil Engineer Registered in the State
of California and authorized to practice land surveying. Applicant or applicant’s
agent shall coordinate with the City Surveyor to assure that all required
documents are prepared and submitted.

Completion. The lot line adjustment must be completed (i.e., grant deeds
recorded and lot lines adjusted) prior to building occupancy.

PRIOR TO BUILDING PERMIT ISSUANCE:

36.

37.

38.

39.

40.

Grading Permit. Applicant shall obtain a grading permit from the City Engineer
prior to obtaining a building permit.

Rough Grading. Rough grading certification by the geotechnical engineer shall
be approved by the City Engineer prior to obtaining a building permit.

Industrial Waste Discharge Permit. Applicant shall obtain an industrial waste
discharge permit, as applicable, from the City Public Works Department prior to
obtaining a building permit.

Payment of Water/Sewer Fees. Applicant shall pay water and sewer utilities fees
from the Public Works Department prior to occupancy. In addition, all
pretreatment and FOG compliance requirements must be in place prior to
payment of water/sewer fees and occupancy.

Traffic Mitigation Fee. Applicant shall pay all Traffic Mitigation Fees prior to
obtaining a building permit.

PRIOR TO OCCUPANCY CLEARANCE:

41.

42.

Completion of Improvements. Applicant shall complete all required
improvements to the satisfaction of the City Engineer. Applicant shall furnish
mylar or a reproducible copy of the improvement plans to the City Engineer,
modified to reflect field changes made during construction and stamped “As-Built
Record Drawings”.

Dedication of Public Easements. Any public easements requiring dedication
shall be approved and accepted by the City prior to occupancy.
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43,

Payment of Fees, All fees and any unpaid balances from plan check or inspection
and permits, shall be paid in full.

GENERAL CONDITIONS:

44,

45.

46.

47.

48.

49,

Public ITmprovement Standards. Unless superseded by Caltrans all public
improvements shall be designed and constructed in conformance with The City of
Buellton Standards, and when applicable, the Santa Barbara County Standards.

Utility Easements. Existing and proposed easements for all utilities shall be
located and described on the engineering plans.

Utility Locations. All utilities shall be shown on the plans. Proposed water and
sewer lines shall be highlighted. Lines on-site shall be maintained as private.
Should any utilities be determined to be public, appropriate casements shall be
granted to the City.

Parking Lot Maintenance. Permeable parking lot areas shall be maintained on a
regular basis. Proper maintenance shall include, but not be limited to, grading,
leveling, removal of oils or other potential water quality contaminants that may be
deposited through normal use/wear, restriping and sweeping. A maintenance
management plan shall be provided and approved by the City Engineer with an
annual self-audit provided to the City. Self-Audit shall provide maintenance and
repair log and supporting records.

River Trail. Pursuant to the City’s Bicycle and Pedestrian Master Plan, a multi-
use trail shall be incorporated on-site for a “creekside trail”. An easement for
public trails already exists. Property owner shall support the River Trail
development process and be an active advocating partner. Once developed, the
developed trail system shall be maintained by the property owner as part of the
regular site maintenance requirements. Property owner shall support the River
Trail development process and be an active advocating partner.

As-Built Record Drawings. Prior to the release of any bonds, Applicant shall
furnish the mylar or a reproducible copy of the improvement plans to the City
Engineer, modified to reflect field changes made during construction and stamped
“As-Built Record Drawings”. A PDF of the final As-Built Record Drawings shall
be submitted to the City.

D. PLANNING CONDITIONS

50.

Zoning Clearance. As a condition precedent to obtaining building permits, and
prior to improving any portion of the Property or commencing any work
pertaining to the Project approved herein, Applicant shall obtain Zoning
Clearance from the Planning Director. Zoning Clearance shall only be granted
upon satisfying all conditions precedent to construction as stated in these
conditions of approval.
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51.  Performance Standards. The design, operation, and use of the Project and
Property shall comply with all outdoor storage, trash collection design,
performance standards, landscaping requirements, and lighting provisions of the
Buellton Municipal Code. All exterior lighting shall be located and designed so as
to avoid creating substantial off-site glare, light spillover onto adjacent properties,
or upward illumination into the sky. In addition, the Property shall be maintained
in strict compliance with the following additional standards:

a. Use Limitations. No building or other improvement upon the Property
shall be constructed, maintained, or used for any purpose other than that
which is allowed by the Buellton Municipal Code or otherwise stipulated
in the conditions of approval herein. Furthermore, the Property shall be
maintained in strict compliance with the following additional standards:

(1)  Unobstructed Access. All driveways and areas designated for off-
street parking shall remain accessible at all times. Except as
allowed by revocable license approved by the City, parking shall
not be allowed on driveways at anytime.

(2)  Vehicle Repair. No disassembly, repair or any other work shall be
performed on any vehicle, machine, motor, appliance or other
similar device shall be allowed on any portion of the Property
except or unless such work and device is wholly removed from
public view.

(3) Exterior Storage. No storage ol any goods, materials or equipment
shall be permitted on the Property except within the confines of
fully enclosed buildings.

b. Prohibited Activities. No person owning, leasing, occupying or having
charge or possession of the Property, or any portion thereof, shall maintain
or use the premises in such a manner that any of the following conditions
are found to exist:

(1) Fire and Explosion Hazards. Storage and transportation of
flammable or explosive materials, as defined by the County of
Santa Barbara Fire Department, which are provided without
adequate safety devices against the hazard of fire and explosion
and adequate firefighting and fire-suppression equipment and
devices, standard in the industry.

(2)  Fissionable, Radioactivity or Electrical Disturbance. Storage or
use of fissionable or radioactive material, if their use or storage
results at any time in the release or emission of any fissionable or
radioactive material into the atmosphere, the ground, or sewage
systems, or any activities which emit electrical disturbances,
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affecting the operation at any point of any equipment other than
that of the creator of such disturbance.

Glare, Humidity, Heat and Cold. Direct or sky-reflected glare,
whether from floodlights or from high temperature processes, or
humidity, heat or cold that is produced and is perceptible without
instruments by the average person at the Property line.

Liquid and Sold Wastes. Discharge at any point into any public
sewer, private sewage disposal system, or stream, or into the
ground, of any material of such nature or temperature as can
contaminate any water supply, interfere with bacterial processes in
sewage treatment, or otherwise cause the emission of dangerous or
offensive elements, except in accordance with standards approved
by the California Department of Public Health or such other
governmental agency as shall have jurisdiction over such activities.

Odors. Emisstons of odorous gases or other odorous matter that is
produced in nuisance quantities at the Property line.

Particulate Matter and Air Contaminants. Emissions, including but
not limited to, fly ash, dust, fumes, vapors, gases, and other forms
of air contaminants which are produced from any facility or
activity which are readily detectable without instrument by the
average person at the Property line which can cause any damage to
health, animals, vegetation or other forms of property, or which
can cause excessive soiling at any point.

Vibration. Ground vibration that is produced and is discernible
without instruments to the average person at the Property line.
Ground vibration caused by motor vehicles, trains, aircraft, and
temporary construction or demolition work is exempted from this
standard.

Prohibition of Dangerous Elements. Land or buildings which are
used or occupied in any manner so as to create any dangerous,
noxious, injurious or otherwise objectionable fire, explosive or
other hazard; noise or vibration; glare; liquid or solid refuse or
waste; or other dangerous or objectionable substance, condition, or
element in such a manner or such an amount as to adversely affect
other uses.

Noise. Unless otherwise conditionally allowed; no person shall
operate or cause to be operated any source of sound at or on the
Property, or allow the creation of any noise on the Property owned,
leased, occupied or otherwise controlled by such person which
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52.

53.

54.

55.

56.

57.

causes the noise level when measured on any receiving property to
exceed the noise level limits set forth by the Buellton Municipal
Code as adopted and amended.

Fire Department. The Project is located within the jurisdiction of the County
Fire Department and shall comply with all applicable standards of that agency.

Building Standards. All building construction shall be designed and performed
in accordance with the currently adopted California Building Code, and all other
appropriate sections of the Buellton Municipal Code, State of California energy
conservation standards and Title 24 handicap accessibility standards. All
necessary plans and documentation shall be submitted at time of plan check
including, but not limited to, complete architectural plans and appropriate
engineering calculations prepared by a California Licensed Architect or Engineer.

Grading and Drainage. All building construction, grading and drainage shall be
designed and performed in accordance with the currently adopted Excavation and
Grading Code and all other appropriate sections of the Buellton Municipal Code
and Santa Barbara Flood Control Design Standards dealing with grading, drainage
and public improvements. Prior to construction, necessary plans and
documentation shall be submitted for review and approval by the City Engineer
including, but not limited to, complete civil engineering drawings, public
improvement plans, utility specifications and appropriate engineering calculations
prepared by a California Registered Civil Engineer.

Construction Hours. Construction shall be limited to the hours of 7:00 a.m. to
5:00 p.m., Monday through Friday. Equipment maintenance and servicing shall
be confined to the same hours. Weekend construction and other exceptions shall
require special approval from the Planning Director, in consultation with the City
Engineer, and be limited to the hours of 9:00 a.m. to 4:00 p.m. Prior to issuance
of building permit, the Developer shall provide proof that all construction
equipment utilizing internal combustion engines have mufflers that are in good
condition.

APCD Permits. Prior to occupancy, APCD permits must be obtained for all
equipment that requires an APCD permit. APCD Authority to Construct permits
are required for diesel engines rated at 50 bhp and greater (e.g., firewater pumps
and emergency standby generators) and boiler/large water heaters whose
combined input rating exceeds 2.0 million BTUs per hour.

Rule 360 Emissions Compliance. Small boilers and water heating units (rated
between 75,000 and 2.0 million BTU/hr) must comply with the emission limits
and certification requirements of APCD Rule 360. Please see
www.sbaped.org/eng/boiler/rule360/rule _360.htm for more information and a st
of certified boilers (note: any units fired on fuels other than natural gas must be
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certified by the SBAPCD on a case-by-case basis, even if the unit is certified
when fired on natural gas).

58. Rule 303 Compliance. The Project shall comply with Rule 303, as described
below, which would reduce odor impacts to off-site residences.

a. A person shall not discharge from any source whatsoever such quantities
of air contaminants or other material in violation of Section 41700 of the
Health and Safety Code which cause injury, detriment, nuisance or
annoyance to any considerable number of persons or to the public or
which endanger the comfort, repose, health or safety or any such persons
or the public or which cause or have a natural tendency to cause injury or
damage (o business or property.

59. Compliance with Air Quality Regulations. The Project shall comply with
APCD Rule 345 and related air quality requirements, as described below, which
would ensure that construction emissions would remain less than significant.

a. No person shall engage in any construction or demolition activity or earth
moving activities subject to this rule in a manner that causes discharge into
the atmosphere beyond the property line visible dust emissions of 20%
opacity or greater for a period or periods aggregating more than 3 minutes
in any 60 minute period.

b. No person, including facility or site owner or operator of source, shall load
or allow the loading of bulk materials or soil onto outbound trucks unless
at least one of the following dust prevention techniques is utilized:

1. Use properly secured tarps or cargo covering that covers the entire
surface area of the load or use a container-type enclosure.

2. Maintain a minimum of 6 inches of freeboard below the rim of the
truck bed where the load touches the sides of the cargo area and
ensure that the park of the load does not extend above any part of
the upper edge of the cargo area.

3. Water or otherwise treat the bulk material to minimize loss of
material to wind or spillage.

4. Other effective dust prevention control measures approved in
writing by the Control Officer.

c. Visible roadway dust as a result of active operations, spillage from
transport trucks, erosion, or track-out/carry-out shall be controlled as
outlined below:

1. Visible roadway dust shall be minimized by the use of any of the
following track-out/carry-out and erosion control measures that
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60.

61.

62.

63.

64.

apply to the project or operations: trac-out grates of gravel beds at
each egress point, wheel-washing at each egress point during
muddy conditions, soil binders, chemical soil stabilizers,
geotextiles, mulching, or seeding; and

2. Visible roadway dust shall be removed at the conclusion of each
work day when bulk material removal ceases, or every 24 hours for
continuous operations. If a street sweeper is used to remove any
track-out/carry-out, only a PM ¢-Efficient Street Sweeper shall be
used. The use of blowers for removal of track-out/carry-out is
prohibited.

Final Occupancy Clearance. No Final Building Inspection Clearance or release
of occupancy will be granted for any building on the Property until all
construction is completed and all improvements and landscaping associated with
the Project are installed in accordance with the plans approved and the conditions
specified herein. Exceptions to this requirement may be granted subject to: (i)
approval of the City Engineer and Planning Director; (i) assurance that
unfinished items will be completed within a reasonable period of time (including,
but not limited to, the posting of appropriate performance security to assure such
completion); (iii) essential infrastructure necessary to serve the entire Project is
fully installed; and (iv) public safety and convenience is appropriately protected.

Property Maintenance. The Project and Property, including the landscaping,
shall be maintained in a continuous state of good condition and repair, in full
compliance with all approved plans, specifications and conditions of approval.
Corrective improvements shall be undertaken as necessary to continuously
conform with and implement conditions of Project approval including, as
applicable, repair, repainting and/or replacement of Project components as
needed. Where a Project is found to be non-compliant, the Applicant shall adhere
to City recommendations to bring the Project into compliance.

Community Design Guidelines. The Project shall be in conformance with the
Community Design Guidelines.

Landscape and Irrigation Plans. The final landscape and irrigation plans shall
include a signed statement by a licensed landscape architect stating that the plans
comply the City’s Water Efficient Landscaping Ordinance and utilize species
from the City’s Approved Tree Planting List or to the satisfaction of the City
Planning Director.

Project Inspections. Upon completion of construction and prior to occupancy or
use, the Planning Director shall conduct a Project Inspection prior to and as a
condition precedent to obtaining Final Building Inspection Clearance.
Compliance with all conditions of approval is a pre-requisite to obtaining the
Final Building Inspection Clearance.
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65.

606.

67.

68.

69.

70.

Landscape Surety. Prior to issuance of a building permit, a surety for
installation of the landscaping and irrigation, and for maintenance for one year,
shall be posted in a form acceptable to the City. The surety estimate shall be
submitted as part of the building permit submittal.

Landscape Installation. Prior to obtaining Final Building Inspection Clearance,
all landscaping and irrigation shall be completed and fully installied in accordance
with the approved landscape plan. A letter from the landscape architect shall be
submitted verifying compliance with the plans. The landscape and irrigation
surety, less the one year maintenance portion, can be released at this time.

Landscape Maintenance. Following installation, all landscaping shall be
continuously maintained thereafter for a period of not less than one year or until
such time that all plant material has been completely established. The Planning
Director shall inspect or cause to be inspected all landscaped areas after the one
year maintenance period. If the landscaping is healthy and established, the one
year maintenance portion of the surety may be released.

Landscape Maintenance Agreement. The Applicant shall acknowledge and
sign the City's Landscape and Maintenance Agreement prior to issuance of the
building permit. The Applicant, and all successors or assignees, are responsible
for complying with all conditions of the Agreement. Any violations of the
Landscape and Maintenance Agreement may result in Code Enforcement action.

Approval. Approval of 16-FDP-07 and 17-LI1LA-03 (the “Permit™) is granted to
the Applicant for the Property as identified in the Project Description. Except or
unless indicated otherwise herein, all buildings, driveways, parking areas, and
other facilities or features shall be located and maintained substantially as shown
on the exhibits accompanying the application for the Project.

Development Time Frame. The Final Development Plan shall expire after five
years unless substantial physical construction has been completed or the
Applicant has applied to the Planning Commission for an extension. Any request
for an extension shall be processed under the procedures set forth in the
Municipal Code. Substantial physical construction is defined as:

a. All zoning and related approvals are effective; and
b. All required building and grading permits have been issued; and
C. The “foundation inspection” and “concrete slab or under floor inspection”

as defined in the California Building Code or its successor have been
made and received approval from the Building Department, i.e., all
trenches must be excavated, forms erected, and all materials for the
foundation delivered on the job and all in-slab or under floor building
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71.

72.

73.

74.

75.

76.

71.

78.

79.

service equipment, conduit, piping accessories and other ancillary
equipment items must be in place. Nothing in this definition shall be
construed to alter the applicable legal standards for determining when
vested property rights have arisen.

Parking. A total of 180 parking spaces, including 6 accessible spaces, and 1
loading space are indicated on the Final Development Plan, and must be provided
for the Project as shown on the Plan. Two loading docks with space for four large
trucks are provided on the plans. All parking spaces shall be striped in accordance
with City of Buellton standards prior to issuance of the occupancy permit.

Signage. Signage must be in substantial conformance with what is indicated in
the Master Sign Plan submitted as a component of the project plans dated June 13,
2017. Any deviation from this program will require a separate Zoning Clearance
from the Buellton Planning Department.

Master Sign Plans Corrections. Corrections shall be made to the Master Sign
Plans for consistency and clarification prior to Zoning Clearance issuance. These
include clarifying the number and locations of address ID signs. This also
includes accurately listing the type and number of signs in the sign plan to match
the diagram shown, and verifying that the business directory signs are no taller
than 6 feet in height.

Architectural Design. The architectural design of the buildings shall conform to
that shown on the architectural elevations for the project plans submitted on June
13, 2017. The project is designed as Contemporary Ranch.

Masonry Block. All masonry walls shall be split face block.
Bike Racks. Bike racks shall be provided as shown on the Project plans.

Lighting. All new exterior lighting fixtures shall comply with the design
requirements of the Community Design Guidelines and shall protect dark skies.
All lighting shall be LED or Inductive technology or other energy efficient type of
lighting, consistent with what is indicated in the lighting specifications included
with the project plan.

Green Building Standards. Green building features above the mandatory green
building code requirements of the County of Santa Barbara shall be incorporated
into the Project where feasible.

Perimeter Fencing. Chain link fencing may be acceptable in some areas around
the perimeter of the property. However, the final fence material for the perimeter
shall be agreed upon between the applicant and Planning Department prior to
issuance of Zoning Clearance. The fence material shall be clearly shown on the
project plans and shall be in compliance with the community design guidelines.
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80.

81.

82.

83.

84.

85.

36.

Access Easement. In order to maneuver large trucks in and out of the loading
area on the east side of the building, an access easement is required and shall be
obtained for the access point located between Terravant and Ascendant Spirits
prior to issuance of Grading Permit. Documentation showing that the easement is
in place is required.

Emergency Access Easement. An emergency access easement shall be obtained
for the emergency access location located at the south eastern corner of the
project site prior to issuance of Grading Permit. Documentation showing that the
easement is in place is required.

Trash Enclosure Location(s). The final location of the trash enclosure(s) shall be
approved by the Planning Department and shall be shown on the plans prior to
issuance of Zoning Clearance. The design of the trash enclosures shall meet the
minimum required standards of MarBorg. Additionally, at least 50% of the area of
the trash enclosure shall be for recycling. A letter from MarBorg approving the
final location(s) is required prior fo issuance of Zoning Clearance.

Architectural Details. Prior to issuance of Zoning Clearance, details of how the
design is carried out shall be shown on the plans. Typical details include roof
caves, gutters and downspouts, window ftrims, awnings, and any other
character/project specific details.

Parking Lot Lighting. Parking lot lighting can be provided via light on to of
poles. The lights do not need to be strung across. Lighting must be dark-sky
friendly and LED or equivalent.

Stormwater Retention Basin. The final location of the off-site stormwater
retention basin shall be shown on the project plans prior to issuance of zoning
clearance and/or grading/building permits. The retention basin shall be located
completely outside of the area of the willow thickets and shall be in compliance
with all stormwater requirements.

Stop Sign Installation. Stop signs shall be installed at the north east comer of the
project site per the Traffic and Circulation Study conducted for the Project dated
July 18, 2017.

E. FIRE DEPARTMENT CONDITIONS - The following conditions are in reference to a
letter dated July 7, 2017 from Santa Barbara County Fire Department.

No Conditions for the Final Development Plan

The Fire Prevention Division must be notified of any changes to the Project
proposal. A change in the Project description may cause additional conditions to
be imposed.
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The Following Conditions are for Future Development and Are Advisory

87.

88.

89.

90.

o1.

92.

93.

94,

95.

96.

This proposed structure shall be required to comply with California Fire Code
Appendix D-105 for aerial apparatus.

This proposed Project shall comply with California Fire Code Appendix C for fire

hydrant spacing.

e Onsite fire hydrants and mains shall be provided as required by fire
department.

All standard fire department conditions, current codes and fees shall apply at time
of development.

As always, if you have any questions or require further information, please call
Glenn Fidler at 805-681-5528 or 805-681-5523.

COUNTY OF SANTA BARBARA BUILDING DIVISION CONDITIONS

Geology Report. A Geology report prepared and signed by a California licensed
geologist will be required.

Soils Report. A soils report to include an assessment and conclusion of the
potential for liquefaction will be required. At a minimum, one boring to a depth
of 50” will be required.

Site Accessibility Plan. Provide a separate “Site Accessibility Plan”, showing
accessible routes of travel between buildings, accessible site facilities and to the
public way and/or street serving the site. The accessible route of travel shall be
the most practical direct route between accessible building entrances, accessible
exits, accessible site facilities, and the accessible entrance to the site.

Conditions on Plans. Incorporate all discretionary conditions of approval and
department condition letters into the plans.

Green Code Compliance. Incorporate compliance with the applicable CA Green
Code in the plans to include commissioning.

Fire Protection Plan. Provide a complete, independent plan which graphically
delinecates all fire areas, fire walls, fire barriers, horizontal fire-resistive
assemblies, and/or fire partitions on the plans. Label all fire-resistive corridors,
shafts, incidental use areas, etc. Cite code sections indicating reasons assemblies
are rated.

Building Egress. Clearly show egress requirements for the building. Show
occupant load, number of exits required, and number of exits provided at each
space. Provide a calculation for required exit width. A separate, detailed egress
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97.

98.

99.

100.

plan will be required for clarity of plan review and field inspection. Label all
components of the exit access, exit, and exit discharge, and show compliance with
applicable provisions addressing those components. Specify and detail an
accessible path of travel to and from all entrances and exits to the public right of
way.

Plumbing Fixture Analysis. Provide a plumbing fixture analysis and access to
plumbing fixtures from all parts of the building within the maximum travel
distances per the CPC.

Flood Plain Conditions on Plans. Incorporate the conditions of approval by the
Flood Plain Administrator into the plans.

Water Efficiency Plans. Landscape plans which detail compliance with the
current MWELO or City requirements (whichever are most stringent) will be
required.

California Codes. Applications submitted after January 1, 2017 will be subject to
the 2016 California Codes.

Building Department Conditions for Lot Line Adjustment (17-LLA-03)

101.

Identification of Current and Proposed Property Lines on Plans. Plans
submitied for imitial plan check review must identify the location of current
property lines and proposed property lines. Prior to final plan check approval and
issuance of permits, the lot line adjustment must be recorded and new property
line locations reflected in the final plans.

G. FINANCE DPEPARTMENT CONDITIONS

102.

103.

Outstanding Fees. Applicant shall pay all fees including, but not limited to,
outstanding balances for processing by the City Engineer, Planning Department,
Building Department, traffic mitigation fees, water connection fees, sewer fees,
school fees, Fire Department mitigation fees and any additional processing
deposits as required prior to zoning clearance.

Impact Fees. Applicant shall pay the water, sewer, and traffic impact fees in
accordance with City requirements.
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Project Applicant/Property Owner Acknowledgement of Required Conditions of Approval

Property Owner Signature Date

Project Applicant/Agent/Representative Signature Date
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Appendix C
Notice of Completion & Environmental Document Transmittal
Mail 1o: State Clearinghouse, P.O, Box 3044, Sacramento, CA 95812-3044 (910) 445-0613
For Hand Delivery/Street Address: 1400 Tenth Street, Sacramento, CA 95814 SCH #
Project Title: The Network (BUE 5)
Lead Agency: City of Buellton Contact Person: Andrea Keefer
Mailing Address: P.O. Box 1819 Phane: (805) 688-7474
City: Buellton Zip: 93427 County: Santa Barbara
Project Location: County:Santa Barbara City/Nearest Community: Bueliton
Cross Streots: Indusirial Way Zip Code: 93427
LongitudefLatitude {dogrees, minates and seconds): 34 36 364 *N7 120 °12 123 W Total Acres: 5.08
Assessor's Parcel No.: 099-690-045 and (89-690-046 Section: Twp.: Range: Base:
Withi 2 Miles:  State Hwy #: 246, 101 Waterways: Santa Ynez River, Zaca Creek
Airports: N/A Railways: N/A Schools: Oak Valley and Jonata

Document Type:
CEQA: [] NoOP C] Drafi EIR NEPA:  [] NOX Other: [ Joint Document

[} Bacly Cons [] Supplement/Subsequent ETR [1Ea [] Final Document

[1 Neg Dec (Prior SCH No.) 1 Draft FIS 1 Other:

Mit Neg Dec Other: ] FONST
Local Action Type:
[ General Plan Update ] Specific Plan [1 Rezone [ Annexation
] General Plan Amendment [] Master Plan [ Prezone [ Redevelopment
] General Plan Flement [] Planned Unit Development  [] ©ze Permit '} Coastal Permit
1 Community Plan [ site Plan 1 Land Division (Subdivision, etc.) Other:Dev't Plan
Development Type:
] Residential: Units Acres
[ Office: Sq.ft. Acres Employess, ["] Fransportation: Type
[ Commercial:Sq.ft. Acres Employees |7 Mining; Mineral
Yodustrial:  Sq.fe. 66,822 Acres Employees /Y | ] Power: Type MW
[ Educational: [ ] Waste Treatment: Type MGD
[ ] Recreational: [] Hazardous Waste: Type
[7] Water Facilities:Type MGD [] Other:
Project Issues Discussed In Document: '
Acsthetic/Visual [] Fiscal Recreation/Parks ' [] Vegetation
Agricultural Land Flood Plain/Flooding ] SchoolsfUniversities Water Quality
Alr Quality [_] Forest Land/Fire Hazard ~ [] Septic Systems Water Supply/Groundwater
Archeological/Historical Geologic/Seismic [1 Sewer Capacity [] Wetland/Riparian
Biological Resources Minerals Soil Erosion/Compaction/Grading [ ] Growth Inducement
] Coastal Zoue Noise [] Solid Waste Land Use
[ Drainage/Absorption Population/Housing Balance [X] Toxic/Hazerdous ] Cumulative Effects
] Beonomic/Iobs Public Services/Facilities TrafficfCirculation Other-Greenhouse Gas

N o mm mn pm o RD W o Tm e BU Pw PR PW Mm mn TR Em TEm mn mm mr mn Mm Gm S mm mm Sml S e Em mmm Gam MM GO e Aes e e el Bt bl e el et

Present Land UsefZoning/General Plan Designation:

Industrial (M}

I;rofeéi‘ D"'és'é'ri;tign:— (ﬁezse use & separate page—?f Heges?aﬁr)

See attached sheet for project description.,

Note: The State Clearinghouse will assign identification numbers for afl new prajects. If a SCH mumber already exisis for a projeci {e.g. Notice of Preparation or

previous draft document) please fill in.
Revised 2010
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Reviewing Agencies Checklist

Lead Agencies may recomumend State Clearinghouse distribution by marking apgencies below with and "X".
If you have already sent your document to the agency please denote that with an "S".

Adr Resources Board Office of Historic Preservation
Office of Public School Construction
Parks & Recreation, Department of

Boating & Waterways, Department of
California Emergency Management Agency

KRR

California Highway Patrol Pesticide Regulation, Department of
Calirans District #2 Public Utilities Commission
Caltrans Division of Aeronautics S Regional WQCB # 3

Caltrans Planning Resources Agency

Central Valley Plood Protection Board
Coachella Valley Mins, Conservancy
Coastal Commission

Resources Recycling and Recovery, Department of
S.F. Bay Conservation & Development Comun.
San Gabriel & Lower L.A. Rivers & Mins. Conservancy

AN

Colorado River Board San Joaguin River Conservancy
Conservation, Department of _____ Santa Monica Mtns. Conservancy
Corrections, Department of __ State Lands Commission

Delta Protection Commission ___ SWRCHE: Clean Water Grants
Education, Department of ____ SWRCB: Water Quality

Energy Conunission SWRLB: Water Rights

Fish & Game Region#_ 5

Food & Agriculture, Department of
Forestry and Fire Protection, Department of
(eneral Services, Department of

Health Services, Department of Other:

Tahoe Regional Planning Agency
Toxic Substances Conirol, Department of
Water Resources, Departinent of

giR

THousing & Community Development Other:

S Mative American Heritage Commission
D OE A U DN WD WD UM SN BN BT U Gr mw wmn ——-—————-————1————_————_..._......-.a—_——

Local Public Review Period (to be filled in by lead agency)

Starting Date November 271, 2017 Ending Date December 21, 2017

T T i S S T T W8S T e I T ST | e i e o e ke

tead Agency (Complete if applicable):

Consulting Firm: Applicant: Gavin Moores, Mojo Development V, LLC
Address: Address: 10 East Yanonali Street, Suite 25
City/State/Zip. City/State/Zip: Santa Barbara, CA 93101
Contact: Phione: (805) 682-4701
Phone:
= a - 'f"‘,- ’( / = ’ = 3 -4
Signature of Lead Agency Representative: ¥ Y Date: f i S 7

Autharity cited: Section 21083, Public Resources Code. Reference: Section 21161, Public Resources Code.

Revised 2010
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The Network Project Description {BUE 5)

The proposed project consists of a Final Development Plan (16-FDP-07) and Lot Line Adjustment (17-
LLA-03) for a 65,306 square foot industrial building with 13 divided spaces ranging in size from 19,253
square feet to 1,947 square feet, and parking and landscaping in support of those facilities. It is expected
that 3-4 employees will be required for the smaller suites and 10-12 employees for the larger suites.
There will also be outdoor plaza and patio space on the south side of the building facing the parking lot,
and a small plaza on the north west side of the building. There will be two loading dock areas; one on
the east side of the building and the other on the south west corner of the building. The 5.08-acre
property is located on an interior lot off of Industrial Way and includes two parcels (Assessor's Parcel
Numbers 099-690-045 and 099-690-046). The property is currently vacant. An offsite retention basin for
stormwater collection will be used via an easement agreement with the adjacent parcel to the west of
the project site (APN 099-690-001).

The proposed structure will be located completely outside of the floodway boundary, with the exception
of the southern parking lot, a portion of the loading area and patio. However, the structure is proposed
to be located within the 100 year flood boundary, and is required to be built two feet above base flood
elevation.
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PUBLIC NOTICE OF AVAILABILITY OF ENVIRONMENTAL DOCUMENT
DRAFT MITIGATED NEGATIVE DECLARATION
CITY OF BUELLTON

Notice is hereby given that a draft Mitigated Negative Declaration has been prepared for the below described
project in accordance with the provisions of the California Environmental Quality Act of 1970, as set forth in
the Public Resources Code, Sections 21000 et. seq., as amended. As a result of the project, no significant
environmental impacts have been identified.

1. Environmental Document No: 17-MND-01
2. Applicant: Mojo Development V, LLC (property owner) Gavin Moores (agent)
3. Project Description:

A. Project Title: The Network (BUE 5) (16-FDP-07 and 17-LLA-03)

B. Assessor’s Parcel Number: 099-690-045, 099-690-046 and 099-690-001

C. Location: south west terminus of Industrial Way

D. Project Description:
The proposed project consists of a Final Development Plan {16-FDP-07) and Lot Line Adjustment (17-LLA-
03) for a 66,822 square foot industrial building with 13 divided spaces ranging in size from 19,253 square
feet to 1,947 square feet, and parking and landscaping in support of those facilities. It is expected that 3-4
employees will be required for the smaller suites and 10-12 employees for the larger suites. There will also
be outdoor plaza and patio space on the south side of the building facing the parking lot, and a small plaza on
the north west side of the building. There will be two loading dock areas; one on the east side of the building
and the other on the south west corner of the building. The 5.08-acre property is located on an interior lot off
of Industrial Way and includes two parcels (Assessor’s Parcel Numbers 099-690-045 and 099-690-046). The
property is currently vacant. A proposed offsite retention basin for stormwater collection will be used via an
easement agreement with the property owner of the adjacent parcel to the west of the project site (APN 099-
690-001). The proposed structure will be located completely outside of the floodway boundary, with the
exception of the southern parking lot, a portion of the loading area and patio. However, the structure is
proposed to be located within the 100 year flood boundary, and is required to be built two feet above base
flood elevation.

The draft Mitigated Negative Declaration and all referenced documents may be reviewed beginning on
November 21, 2017 at the City of Buellton Planning Department, 107 W. Highway 246, Buellton, CA
93427, Phone No. (805) 688-7474, FAX No. (805) 686-1729; at the Buelltoa Public Library, 140 West
Highway 246, Buellton, CA 93427; and on the City’s website, www.cityofbuellton.com . Written comments
on the draft Mitigated Negative Declaration will be accepted during the period from Nevember 21, 2017
through December 21, 2017. Please submit comments on or before 5:00 p.m. on December 21, 2017, the
close of the written public comment period. The project is scheduled for a Planning Commission publie
hearing on December 7, 2017.

Marc P. Bierdzinski, Planning Director
Newspaper Publish Date: November 16, 2017
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Draft
Initial Study/Mitigated Negative Declaration
for the
The Network Project (BUE 5)
17-MND-01

Prepared for:
City of Buellton
107 West Highway 246
Buellton, California 93427

Prepared by:
City of Buellton
107 West Highway 246
Buellton, California 93427

November 17, 2017
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INTRODUCTION

LEGAL AUTHORITY

This Initial Study/Mitigated Negative Declaration (IS/MND) has been prepared in accordance
with the CEQA Guidelines and relevant provisions of the California Environmental Quality Act
(CEQA) of 1970, as amended.

Initial Study. Section 15063(¢) of the CEQA Guidelines defines an Initial Study as the proper
preliminary method of analyzing the potential environmental consequences of a project. The
purposes of an Initial Study are:

(1) To provide the Lead Agency with the necessary information to decide whether to
prepare an Environmental Impact Report (EIR) or a Mitigated Negative
Declaration;

(2) To enable the Lead Agency to modify a project, mitigating adverse impacts, thus
avoiding the need to prepare an EIR; and

(3) To provide sufficient technical analysis of the environmental effects of a project
to permit a judgment based on the record as a whole, that the environmental
effects of a project have been adequately mitigated.

IMPACT ANALYSIS AND SIGNIFICANCE CLASSIFICATION

The following sections of this IS/MND provide discussions of the possible environmental effects
of the proposed project for specific issue areas that have been identified in the CEQA Initial
Study Checklist. For each issue area, potential effects are isolated.

A “significant effect” is defined by Section 15382 of the CEQA Guidelines as “a substantial, or
potentially substantial, adverse change in any of the physical conditions within the area affected
by a project, including land, air, water, minerals, flora, fauna, ambient noise, and objects of
historic or aesthetic significance.” According to the CEQA Guidelines, “an economic or social
change by itself shall not be considered a significant effect on the environment, but may be
considered in determining whether the physical change is significant.”
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INITIAL STUDY
PROJECT TITLE

The Network (BUE 5) —APNs 099-690-045 and 099-690-046 and 099-690-001
Final Development Plan (16-FDP-07), Lot Line Adjustment (17-L1.A-03) and Mitigated
Negative Declaration (17-MND-01)

LEAD AGENCY and CONTACT PERSON

City of Buellton Planning Department

P.O. Box 1819

Buellton, CA 93427

Contact: Andrea Keefer, Assistant Planner
(805) 688-7474

PROJECT APPLICANT AND OWNER

Applicant/Agent:

Gavin Moores

10 E Yanonali St. Suite 2B
Santa Barbara, CA 93101

Owner:

Mojo Development V, LLC
10 E. Yancnali St. Suvite 2B
Santa Barbara, CA 93101

PROJECT SITE CHARACTERISTICS

Location and Surrounding Land Uses: The 5.08-acre property is located on an interior lot at
the southern end of Industrial Way. The property consists of two parcels (Assessor’s Parcel
Number 099-690-045 and 099-690-046). The property is currently vacant. Existing industrial
and commercial uses in the M zone are located to the north and east of the site. The Santa Ynez
River is located to the south and a vacant parcel is located to the west of the project site. The
river flows generally from east to west, south of project site. A proposed offsite retention basin
for stormwater collection will be used via an easement agreement with the adjacent parcel to the
west of the project site (APN 099-690-001). Sce Appendix A for a map showing the project
location. :

Existing General Plan Designation (Land Use Category) and Zoning: The northern two-
thirds of the site has a General Plan designation of Industrial, with a zoning designation of
Industrial and Manufacturing (M). The southern third of the site has a General Plan designation
of Open Space, Parks and Recreation, with a zoning designation of Open Space (OS).
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PROJECT DESCRIPTION

The proposed project consists of a Final Development Plan (16-FDP-07) and Lot Line
Adjustment (17-LI.A-03) for a 66,822 square foot industrial building with 13 divided spaces
ranging in size from 19,253 square feet to 1,947 square feet, and parking and landscaping in
support of those facilities. It is expected that 3-4 employees will be required for the smaller
suites and 10-12 employees for the larger suites, resulting in approximately 76 employees
overall. The proposed uses will be related to wine, beer and spirits distribution, and other light
industrial and commercial uses allowed in the Industrial (M) zone. There will also be outdoor
plaza and patio space on the south side of the building facing the parking lot, and a small plaza
on the north west side of the building. There will be two loading dock areas; one on the east side
of the building and the other on the south west corner of the building. The 5.08-acre property is
located on an interior lot off of Industrial Way and includes two parcels (Assessor’s Parcel
Numbers 099-690-045 and 099-690-046). The property is currently vacant. A proposed offsite
retention basin for stormwater collection will be used via an easement agreement with the
adjacent parcel to the west of the project site (APN 099-690-001).

The project would require the following entitlements from the City:

e Final Development Plan (16-FDP-07)
¢ Lot Line Adjustment (17-LLA-03)

Reduced copies of the project plans are attached as Appendix B.

PUBLIC AGENCIES WHOSE APPROVAL MAY BE REQUIRED FOR SUBSEQUENT
ACTIONS (e.g. permits, financing approval, or participation agreement):

None.

REFERENCES
This Initial Study was prepared using the following information sources:

Application Materials;

Field Reconnaissance;

Buellton General Plan;

Buellton Municipal Code;

Buellton Zoning Ordinance;

General Plan FIR;

May 2017 Air Quality and Greenhouse Gas Analyses from Rincon Consultants;
December 23, 2016 Soils Report. Geosolutions, Inc.

Departmental and Public Agency Consultations
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e July 18, 2017 Traffic Impact Study. Associated Transportation Engineers. The full
report can be found at https://www.cityofbuellton.com/departments/planning. php

under the “environmental documents” link.

April 28, 2017 Biological Resources Memo from Dudek.

May 30, 2017 Biological Peer Review from Rincon Consultants.

October 30, 2017 Dudek Response to Rincon Consultants Biological Peer Review.
November 6, 2017 Rincon Follow-Up Peer Review.

November 13, 2017 Dudek Response to Follow-Up Peer Review

The Air Quality and Greenhouse Gas analyses (May 8, 2017} in the Initial Study were prepared
by Rincon Consultants, and were based on the following reference materials:

Associated Transportation Engineers. The Network Traffic and Circulation Study. April 2017.

California Air Resources Board. 2005. Air Quality and Land Use Handbook: A Community
Health Perspective. Accessed on April 11, 2017.
https://www.arb.ca.gov/ch/handbook.pdf

County of Santa Barbara Planning and Development. Environmental Thresholds and Guidelines
Manual. Revised July 2015.
http://www.sbeountyplanning.org/permitting/ldpp/auth reg/documents/Environmental%2
0Thresholds%200ctober%202008%20(Amended%20July%202015).pdf

Santa Barbara County Air Pollution Control District (SBCAPCD). Clean Air Plan. March 2015.
https://www.ourair.org/wp-content/uploads/Final2013CleanAirPlan.pdf

SBCAPCD. Environmental Review Guidelines. April 201 5a. https://www.ourair.org/wp-

content/uploads/APCDCEQAGuidelinesApr2015.pdf

SBCAPCD. Scope and Content of Air Quality Sections in Environmental Documents. April

2015b. https://www.ourair.org/wp-content/uploads/ScopeContentApril2015.pdf

SBCAPCD. Meeting Air Quality Standards. Accessed April 11, 2017.
https://www.ourair.org/air-quality-standards/

U.S. Climate Data. 2016. Climate Santa Ynez — California. Accessed April 11, 2017,
http://www.usclimatedata.com/climate/santa-ynez/california/united-states/uscal 526

Association of Environmental Professionals. Beyond 2020: The Challenges of Greenhouse Gas
Reduction Planning by Local Governments in California. 2015, Available at:
https://www.califaep.org/images/climate-change/AEP_White Paper Beyond 2020.pdf

Associated Transportation Engineers. The Network Traffic and Circulation Study. April 2017.
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California Air Pollution Control Officers Association (CAPCOA). Quantifying Greenhouse Gas
Mitigation Measures. August 2010.

California Air Resources Board. Frequently Asked Questions About Executive Order B-30-15.
2015. Available at:
http:/fwww.arb.ca.gov/newsrel/2030_carbon_target adaptation_faq.pdf

CAPCOA. CEQA & Climate Change. January 2008.
CAPCOA. CalEEMod User’s Guide. September 2016.

California Air Resources Board. October 2011. Greenhouse Gas Inventory Data - 2000 to 2009.
Available: http://www.arb.ca.gov/cc/inventory/data/data.htm

California Climate Action Registry General Reporting Protocol, Reporting Entity-Wide
Greenhouse Gas Emissions, Version 3.1, January 2009.

California Environmental Protection Agency (CalEPA). Climate Action Team Biennial Report.
Final Report. April 2010.

California Environmental Protection Agency (CalEPA), March 2006. Climate Action Team
Report to Governor Schwarzenegger and the Legislature.
http://’www.climatechange.ca.gov/climate_action team/reports/2006-04-

03 _FINAL CAT REPORT EXECSUMMARY.PDF

County of Santa Barbara Planning and Development. Environmental Thresholds and Guidelines
Manual. July 2015. http://www.sbcaped.org/cap/2013cap20130611.pdf

Intergovernmental Panel on Climate Change [IPCC]. Revised 2006 IPCC Guidelines for
National Greenhouse Gas Inventories. Revised sections as of 2015, [Penman,J.;
Gytarsky, M.; Hiraishi, T.; Irving, W.; Krug, T.]. Paris: OECD, 2006.

Intergovernmental Panel on Climate Change [IPCC], 2007: Summary for Policymakers. In:
Climate Change 2007: The Physical Science Basis. Contribution of Working Group I to
the Fourth Assessment Report of the Intergovernmental Panel on Climate Change
[Selomon, S., D. Qin, M. Manning, Z. Chen, M. Marquis, K.B. Averyt, M.Tignor and
H.L. Miller (eds.)]. Cambridge University Press, Cambridge, United Kingdom and New
York, NY, USA.

Intergovernmental Panel on Climate Change [[PCC], 2013: Summary for Policymakers. In:
Climate Change 2013: The Physical Science Basis. Contribution of Working Group I to
the Fifth Assessment Report of the Intergovernmental Panel on Climate Change [Stocker,
T.F., D. Qin, G.-K. Plattner, M. Tignor, S. K. Allen, J. Boschung, A. Nauels, Y. Xia, V.
Bex and P.M. Midgley (eds.)]. Cambridge University Press, Cambridge, United Kingdom
and New York, NY, USA.
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San Luis Obispo Air Pollution Control District. Greenhouse Gas Thresholds and Supporting
Evidence. March 28, 2012. http://www slocleanair.org/images/cms/upload/files/
Greenhouse%20Gas%20Thresholds%20and%20Supporting%20Evidence%:204-2-
2012.pdf

Santa Barbara County Air Pollution Control District. Environmental Review Guidelines. Revised
April 30, 2015. https://www.ourair.org/wp-
content/uploads/ APCDCEQAGuidelinesApr2015.pdf

Santa Barbara, County of. County of Santa Barbara Energy and Climate Action Plan. May 2015.
http://longrange.sbeountyplanning.org/programs/climateactionstrategy/docs/BOS051915/
Attachment%20B_ECAP.pdf

The Biological Resources analysis in the Tnitial Study was prepared by Dudek (April 2017), with
a peer review provided by Rincon Consultants (May 30, 2017}, and was based on the following
reference materials:

¢ Baldwin, B.G., D.H. Goldman, D.J. Keil, R. Paiterson, T.J. Rosaiti, and D.H. Wilken,
editors. 2012. The Jepson Manual: Vascular Plants of California, second edition.
University of California Press, Berkeley, CA.

e (California Department of Fish and Wildlife. 2016a. California Natural Diversity
Database (CNDDB), Rarefind 5 {online). Commercial Version.

e California Department of Fish and Wildlife. 2016b. Biogeographic Information and
Observation System (BIOS). Available at: http://bios.dfg.ca.gov

e (California Native Plant Society. 2016. Inventory of Rare and Endangered Plants.
Online Edition, v8-02. Available at www.rareplants.cnps.org,

e Google Earth. 2016. Available at: http://earth.google.com/

e Holland, Robert F. 1986. Preliminary Descriptions of the Terrestrial Natural
Communities of California. California Department of Fish and Wildlife, Nongame
Heritage Program. 156 pgs.

e Sawyer, J. 0., T. Keeler-Wolf, and J.M. Evens. 2009. A Manual of California
Vegetation, Second Edition. California Native Plant Society, Sacramento,
California.
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United States Department of Agricultural, Natural Resources Conservation Service.
2016. Web Soil Survey. Soil Data version 8. Accessed November 8, 2016. Available at:
http://websoilsurvey.nres.nsda.gov/app/.

United States Fish and Wildlife Service. 1973. The Endangered Species Act of
1973, as amended (16 U.S.C 1531 et seq.).

United States Fish and Wildlife Service. 2002. Recovery plan for the California red-
legged frog (Rana aurora draytonii). US Fish and Wildlife Service, Portland, OR.

United States Fish and Wildlife Service. 2005. Revised Guidance on Site Assessments
and Field Surveys for the California Red-legged Frog.

United States Fish and Wildlife Service. 2010. California Tiger Salamander Habitat
Map.

United States Fish and Wildlife Service. 2015a. Critical Habitat Portal. Available at:
http://criticalhabitat.fws.gov

United States Fish and Wildlife Service. 2015b. Information, Planning, and
Conservation System. Available at: http://ecos.fws.gov/ipac/
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ENVIRONMENTAL DETERMINATION

The environmental factors checked below would be potentially affected by this project,
mmvolving at least onc impact that is a "Potentially Significant Impact” as indicated by the
checklist on the following pages.

Assthetics [ Agriculture Resources [ 1 Air Quality
B4 Biological Resources D4 Cultural Resources [ 1 Geology / Soils
Hazards & Hazardous Waterials [ | Hydrology / Water Quality | [ ] Land Use / Planning
[ | Mineral Resources [ 1 Noise [_] Population / Tlousing
[_] Public Services [ ] Recreation [ | Transportation/Traffic
Utilities / Service Systems || Tribal Cultaral Resources Greenhouse Gas Emiss.
Mandatory Findings of Significance

On the basis of this initial evaluation:

] 1 find that the proposed project COULD NOT have a significant effect on the
environment, and a NEGATIVE DECLARATION will be prepared.

X I find' that 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 applicantt A MITIGATED NEGATIVE
DECLARATION will be prepared.

[ ] I find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

[ ] T find that 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.

[] I find that although the praposed project could have a significant effect on the
environment, because all potentially significant effects (a) have been analyzed adequately in an
earlier EIR pursuant to applicable standards, and (b) have been avoided or mitigated pursuant to
that earlier EIR, including revisions or mitigation measutes that are imposed upon the proposed
project, nothing further is regnired. o4

A7 % . 9311

2 ?:,-q"- 7 4 e 2 | -

“Marc P. Bierdzinski
Environmental Officer
City of Buellton
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EVALUATION OF ENVIRONMENTAL IMPACTS

1)

2

3)

4)

3)

6)

7)

8)

A brief explanation is required for all answers except "No Impact” answers that are adequately
supported by the information sources a Lead Agency cites in the parentheses following each
question. A "No Impact” answer is adequately supported if the referenced information sources show
that the impact simply does not apply to projects like the one involved (e.g., the project falls outside
a fault rupture zone). A "No Impact" answer should be explained where it is based on project-
specific factors as well as general standards (e.g., the project will not expose sensitive receptors to
pollutants, based on a project-specific screening analysis).

All answers must fake account of the whole action involved, including off-site as well as on-site,
cumulative as well as project-level, indirect as well as direct, and construction as well as operational
impacts.

"Potentially Significant Impact" is appropriate if there is substantial evidence that an effect may be
significant. If there are one or more "Potentially Significant Impact" entries when the determination
is made, an EIR is required.

"Less Than Significant With Mitigation Incorporated” applies where the incorporation of mitigation
measures has reduced an effect from "Potentially Significant Impact" to a "Less Than Significant
Impact." The lead agency must describe the mitigation measures, and briefly explain how they
reduce the effect to a less than significant level.

Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process,
an effect has been adequately analyzed in an earlier EIR or negative declaration. Section
15063(c)3)(D). Earlier analyses and references are discussed at the end of the checklist.

Lead agencies are encouraged to incorporate into the checklist references to information sources for
potential impacts (e.g., general plans, zoning ordinances). Reference to a previously prepared or
outside document should, where appropriate, include a reference to the page or pages where the
statement is substantiated.

Supporting Information Sources: A source list should be attached, and other sources used or
individuals contacted should be cited in the discussion.

The analysis of each issue should identify:
a) the significance criteria or threshold used to evaluate each question; and
b) the mitigation measure identified, if any, to reduce the impact to less than significance
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Less Than
ISSUES: Potentially Significant With Less Than
Significant Mitigation Significant
Impact Incorporated Impact Impact

1. AESTHETICS - Would the project:

a) Have a substantial adverse cffect on a scenic vista?

b) Damage scenic resources, including, but not limited to, trees,
rock outcroppings, and historic buildings within a state scenic
highway?

¢) Substantially degrade the existing visual character or quality of

R . . X
the site and its surroundings?

d) Create a new source of substantial light or glare which would X
adversely affect day or nighttime views in the area?

a., b. Scenic Vistas/Resources: No roadways in the project area are designated as state or local
scenic highways. No scenic aspects are associated with the property and development of the project
would not block any scenic vistas from other properties since it is an infill project located adjacent
to existing commercial/industrial development. No impacts would result.

¢. Visual Quality: Development of the project site would result in a new building, parking areas,
and landscaping that would replace a vacant parcel bounded on the north and east by existing
commercial/industrial uses. The architecture of the proposed project is considered Contemporary
Ranch as defined in the City’s Community Design Guidelines.

The impact is considered less than significant for the following reasons: 1) the project conforms to
the design requirements of the Community Design Guidelines; and 2) this is an infill project within
an arca designated for industrial uses under the existing General Plan.

d. Light and Glare: The project site currently has no street lighting or nighttime activity that is
lighted. Current lighting sources surrounding the project site include sporadic lighting from adjacent
industrial uses. As part of the proposed project, outdoor lighting is proposed in the parking lot at the
southern portion of the property. The project includes a photometric lighting plan, which shows
onsite fixtures and the intensity of lighting at the site boundaries. Implementation of the proposed
project would result in additional lighting that could be visible from the nearby
industrial/commercial uses, Highway 101 and other local roadways. Lighting may also be visible
from the riverbed, however, the project would be required to adhere to Zoning Ordinance
requirements for Dark Sky Compliant lighting. The project would include downward directed, wali-
mounted light fixtures on building faces, and downward facing string lights that are hung from poles
in the parking lot area to the south. All specified lighting is indicated to be energy efficient.
Lighting intensity at all property lines would not exceed 0.2 foot-candles, which is within City
requirements, and would not adversely affect the existing adjacent industrial/commercial buildings.
Impacts would be less than significant.

Findings and Mitigation: Impacts would be less than significant, so no mitigation is required.
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Farmiand, to non-agricultural use or conversion of forest
land to non-forest use?

Less Than

ISSUES: Potentially Significant With Less Than

Significant Mitigation Significant No

Impact Incorporated Impact Impaet

. AGRICULTURE RESOURCES - Would the project;
a) Convert Prime Farmland, Unique Farmland, or Farmland X
of Statewide Importance (Farmland) to nonagricuitural use?
b} Conflict with existing zoning for agricultural use, or a %
Williamson Act contract?
¢) Conflict with existing zoning for, or cause rezoning of,
forest land (per Public Resources Code § 12220(g), X
timberland (Public Resources Code § 4526, or timberland
zoned Timberland Production (per Govt Code §51104(g))?
d) Result in the loss of forest land or conversion of forest %
land to non-forest use?
¢} Involve other changes in the existing environment which,
due to their location or nature, could result in conversion of ¥

a. through e. Farmland, Forest Land, Timberland: The site is an urban infill site and is not

designated as farmland in the City’s General Plan, or Zoning Ordinance. The City is not
near any designated forest lands. The property is not subject to a Williamson Act

contract.

Findings and Mitigation: No impacts would occur, therefore, no mitigation is required.

ISSUES:

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less than
Significant No
Impact

Impact

1. AIR QUALITY - Would the project:

a) Conflict with or obstruct implementation of
the applicable air quality plan?

b} Violate any air quality standard or contribute
substantially to an existing or projected air
quality violation?

¢) Result in a cumulatively considerable net
increase of any criteria pollutant for which the
project region is non-attainment under an
applicable federal or state ambient air quality
standard {including releasing emissions which
exceed quantitative thresholds for ozone
precursors)?

d) Expose sensitive receptors to substantial
pollutant concentrations?
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Potentially
Significant
Potentially Unless Less than
Significant Mitigation Significant No
ISSUES: TImpact Incerporated Impact Impact
I AIR QUALITY - Would the project:
€) Create objectionable odors affecting a
substantial number of people? X

The air quality section has been prepared by Rincon Consultants on contract to the City of
Buellton. All data used in the creation of this section is on file at the Buellton Planning
Department and is hereby incorporated by reference into this Initial Study. Table numbers, figure
numbers and appendix numbers shown in this section are in correspondence to the original Air
Quality Report prepared by Rincon Consultants.

Setting

The federal and state Clean Air Acts (42 United States Code §7401 ef seq. and the California
Health and Safety Code §40910, et seq.) empower federal and state governments to regulate
emissions of airborne pollutants and have established ambient air quality standards for the
protection of public health. The U.S. Environmental Protection Agency (EPA) is the federal
agency designated to administer federal air quality regulation, while the California Air Resources
Board (ARB) is the state equivalent and operates under the auspices of the California
Environmental Protection Agency (CalEPA). Local control in air quality management is
provided by the ARB through county-level or regional {multi-county) air pollution control
districts. The ARB establishes statewide air quality standards and is responsible for enforcing
standards and regulating stationary sources. The ARB has established 15 air basins statewide.

The City of Buellton is located within the South Central Coast Air Basin (SCCAB), which
includes all of San Luis Obispo, Santa Barbara, and Ventura counties and is within the
jurisdiction of the Santa Barbara County Air Pollution Control District (SBCAPCD). The climate
of SCAAB is strongly influenced by its proximity to the Pacific Ocean and the location of the
semi-permanent high-pressure cell in the northeastern Pacific. With a Mediterrancan-type
climate, the area is characterized by warm, dry summers and cool winters with occasional rainy
periods. Annual precipitation averaged 22 inches per year between 1981 and 2010, with most
rainfall between November and March. Average monthly temperatures range from a high of 92
degrees Fahrenheit (°F) in August to a low of 38°F in December (U.S. Climate Data, 2016).

Federal and state standards have been established for seven criteria pollutants, including ozone
{O3), carbon monoxide (CO), nitrogen dioxide (NO,), sulfur dioxide (SO;), particulate matter
less than 10 and 2.5 microns in diameter (PM;o and PM> 5), and lead (Pb). California air quality
standards are identical to or stricter than federal standards for all criteria pollutants.
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The SBCAPCD monitors air pollutant levels and develops strategies to ensure that air quality
standards are met. Depending on whether or not the standards are met or exceeded, Santa
Barbara County is classified as being in “attainment” or as “non-attainment.” Santa Barbara
County is in non-attainment for the state eight-hour and one-hour ozone standards and the state
standard for PM;q (SBCAPCD, 2015). The County is unclassified (meaning there is insufficient
data to designate the area or designations have yet to be made) for the state PM, 5 standard. The
County is in attainment for all other standards.

Appendix G of the CEQA Guidelines indicates that where available, the significance criteria
established by the applicable air quality management district or APCD may be relied upon to
determine whether the project would have a significant impact on air quality. As described in the
SBCAPCD Scope and Content of Air Quality Sections in Environmental Documents (April
2015b), a project will not have a significant air quality effect on the environment if operation of
the project will:

e Emit (from all project sources, both stationary and mobile) less than the daily trigger for
offsets or Air Quality Impact Analysis set in the APCD New Source Review Rule’, for any
pollutant (i.e., 240 pounds/day for ROC or NOy; and 80 lbs/day for PM;y. There is no
daily operational threshold for CO; it is an attainment pollutant’); and

o  Emit less than 25 Ibs/day of NOy or ROC from motor vehicle trips only; and

e Nof cause or contribute to a violation of any California or National Ambient Air Quality
Standard (except ozone), and

e Not exceed the APCD health risk public notification thresholds adopted by the APCD
Board (10 excess cancer cases in a million for cancer risk and a Hazard Index of more
than one (1.0) for non-cancer risk; and

e Be consistent with the latest adopted federal and state air quality plans for Santa
Barbara County.

The SBCAPCD has not adopted quantitative thresholds of significance for construction
emissions since such emissions are temporary. However, according to the SBCAPCD’s Scope
and Content of Air Quality Sections in Environmental Documents (April 2015b), construction-
related NOx, reactive organic compounds (ROC), PMy, and PM; 5 emissions from diesel and
gasoline powered equipment, paving, and other activities, should be quantified. SBCAPCD uses
25 tons per year for all pollutants except CO as a guideline for determining the significance of
construction impacts. In addition, standard dust control measures must be implemented for any
discretionary project involving earth-moving activities, regardless of size or duration. According
to the SBCAPCD, proper implementation of these required measures reduces fugitive dust
emissions to a level that is less than significant (SBCAPCD, April 2015b). Therefore, all
construction activity would be required to incorporate the SBCAPCD requirements pertaining to
minimizing construction-related emissions.

! The APCD New Source Review Rule as it existed at the time the APCD Environmental Review Guidelines were
adopted (in October, 1995).

% Due to the relatively low background ambient CO levels in Santa Barbara County, localized CQ impacts associated
with congested intersections are not expected to exceed the CO health-related air quality standards. Therefore, CO
“Hotspot” analyses are not required.
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Impact Analysis

a) The California Clean Air Act requires that air districts create a Clean Air Plan (CAP) that
describes how the jurisdiction will meet air quality standards. These plans must be updated every
three years. The most recent SBCAPCD CAP, the 2013 CAP, was adopted in 2015.

In order to be consistent with the CAP, all projects involving earthmoving activities must
implement SBCAPCD’s standard dust control measures (SBCAPCD, April 2015b). By
definition, consistency with the CAP means that direct and indirect emissions associated with the
project are accounted for in the CAP’s emissions growth assumptions and the project is
consistent with policies adopted in the CAP (SBCAPCD, April 2015a). The CAP relies primarily
on the land use and population projections provided by the Santa Barbara County Association of
Governments (SBCAG) and the ARB on-road emissions forecast as a basis for vehicle emission
forecasting. The 2013 CAP utilized SBCAG’s Regional Growth Forecast 2010-2040, adopted
December 2012, to project population growth and associated air pollutant emissions for all of the
Santa Barbara County incorporated and unincorporated areas.

According to SBCAPCD’s Scope and Content of Air Quality Sections in Environmental
Documents (April 2015b), commercial and industrial project would be consistent with the CAP if
they are consistent with APCD rules and regulations. The project site is zoned industrial and
open space. The project would include 13 commercial and industrial tenants related to wine,
beer, and spirits distribution. The project would not involve any land zoning changes or
development in Buellton that would result in a significant increase to population. The project
would be consistent with the growth forecasts contained in the 2013 Clean Air Plan.
Furthermore, the proposed facility would be used for alcohol distribution. Alcohol production,
including fermentation or distillation, is not currently proposed by the project, nor is the use of
stationary equipment. If individual tenants proposed the alcohol production or the use of
stationary equipment, impacts would be reviewed as part of the Tenant Improvements
application and the tenant would be required to obtain an Authority to Construct Permit and a
Permit to Operate per SBCAPCD Rule 809, or an exemption (Exemption Request Form APCD
38B, 38D, or 50). Therefore, the project would be consistent with APCD rules and regulations
and impacts would be Jess than significant.

b, ¢) Air pollutant emissions associated with the project were estimated using the California
Emissions Estimator Model (CalEEMod) version 2016.3.1. To provide a conservative
calculation of air pollutant emissions, modeling takes into account compliance with SBCAPCD
Rule 329 (Cutback and Emulsified Asphalt Paving Materials), which restricts the percent by
volume of ROCs in asphalt material, Rule 323.1 (Architectural Coatings), which restricts percent
by volume of ROCs in architectural coatings, or Rule 345, which regulates fugitive dust for any
activity associated with construction.

Construction Emissions. Construction of the project would generate temporary air
pollutant emissions associated with fugitive dust (PM;g and PM; 5), exhaust emissions from
heavy construction vehicles, and ROC that would be released during the drying phase after
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application of architectural coatings. These emissions would be reduced through implementation
of the required SBCAPCD dust and emissions control measures.

Construction would generally consist of site preparation, construction of the building, grading, as
well as paving and architectural coating. Architectural coatings were assumed to be applied to
the interiors and exteriors of all proposed buildings, as well as the parking lot. The project would
also provide improvements to the retention basin west of the project site by adding vegetative
bio-swales within the project site.

Project construction was assumed to begin in January 2018 and to conclude at the end of
December 2018, based on an applicant-provided construction schedule of 12 months.. Based on
grading plans, the project would disturb 5.08 acres and require a net import of 9,900 cubic yards
(cy). The CalEEMod results are available in Appendix A. Table AQ-1 summarizes the estimated
maximum daily construction emissions of ROC, NOy, CO, PM;y and PM; 5. Table AQ-2
summarizes these emissions relative to the SBCAPCD recommended significance thresholds in
tons per year.

Table AQ-1
Estimated Construction Maximum Daily Air Pollutant Emissions (Ibs/day)
Year ROC NOx coO PM1o PM..s
2018 . 113.9 48.3 23 10.8 89

Notes: All calculations were made using CalEEMod. See Appendix A for calcufations. Site Preparation, Grading, Paving, Building
Construction and Architectural Coating totals include worker trips, construction vehicle emissions and fugitive dust.

Table AQ-2
Estimated Construction Maximum Daily Air Pollutant Emissions (tons/year)
Year ROC NOx co PMyo PM_5
2018 1.5 3.9 2.7 0.4 0.3
Threshold 25 25 Mone 25 25
Threshold Exceeded? No No nfa No No

Nofes: See Appendix A for calculations. Site Preparation, Grading, Paving, Building Construction and Archifectural Coating totals
include worlker trips, construction vehicle emissions and fugitive dust.

As shown in Table AQ-2, construction emissions would not exceed the recommended thresholds
for any criteria pollutant. Nonetheless, the SBCAPCD requires implementation of dust control
measures for all projects involving earthmoving activities. With implementation of standard dust
conirol measures, temporary construction emissions would be further reduced. SBCAPCD Rule
345 regulates fugitive dust for any activity associated with construction or demolition of
structures. The proposed project would be required to comply with Rule 345, as described below,
which would ensure that construction emissions would be less than significant.
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e No person shall engage in any construction or demolition activity or earth moving activities
subject to this rule in a manner that causes discharge into the atmosphere beyond the property
line visible dust emissions of 20% opacity or greater for a period or periods aggregating more
than 3 minutes in any 60 minute period.

o No person, including facility or site owner or operator of source, shall load or allow the loading of
bulk materials or soil onto outbound tricks unless at least one of the following dust prevention
techniques 1s utilized:

o Use properly secured tarps or cargo covering that covers the entire surface area of the
load or use a container-typel enclosure.

o Maintain a minimum of 6 inches of freeboard below the rim of the truck bed where the
load touches the sides of the cargo area and ensure that the peak of the load does not
extend above any part of the upper edge of the cargo area.

o Wiater or otherwise treat the bulk material to minimize loss of material to wind or
spillage.

o Other effective dust prevention control measures approved in writing by the Control
Officer.

e Visible roadway dust as a result of active operations, spillage from transport trucks, erosion, or
track-out/carry-out shall be controlled as outlined below:

o Visible roadway dust shall be minimized by the use of any of the following track-
out/carry-out and erosion control measures that apply to the project or operations: trac-
out grates of gravel beds at each egress point, wheel-washing at each egress point during
muddy conditions, soil binders, chemical soil stabilizers, geotextiles, mulching, or
seeding; and

o Visible roadway dust shall be removed at the conclustion of each work day when bulk
material removal ceases, or every 24 hours for continuous operations. If a street sweeper
is used to remove any track-out/carry-out, only a PMy-Efficient Street Sweeper shall be
used. The use of blowers for remouval of track-out/carry-out is prohibifed.

On-Site Operational Emissions. The majority of project-related operational emissions
would be due to vehicle trips to and from the site. Potential operational emissions were estimated
using CalEEMod and are based on trip generation rates from the Traffic and Circulation Study
prepared for the project by Associated Transportation Engineers (April 2017). Table AQ-3
summarizes the projected emissions associated with operation of the proposed project. This
_includes emissions generated by vehicles traveling to and from the site, as well as emissions due
to energy use (electricity), and long-term, low-level architectural coating emissions as the
proposed structures are repainted over the life of the project (area sources). The project would
increase job density on the project site, reducing vehicle trips and vehicle miles traveled (VMT)
from local residents leaving the city to access employment elsewhere; this reduction in VMT as a
result of land use density was taken into account in the emission modeling for the project. As shown
in Table AQ-3, operational emissions from the project would be below applicable SBCAPCD
thresholds for ROC, NOx, and PM . The project’s long-term regional air quality impacts would
be less than significant.
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Table AQ-3
Project Operational Emissions (lbs/day)
Emission Source ROC NOx GO PM1o PM:s
Mobile 1.0 3.0 8.8 1.2 0.4

Energy {(Natural Gas and
electricity) <01 0.2 0.2 <0.1 <0.1

Area (Gonsumer Products and 27 <01
Architectural Coafing} : : <0.1 <0.1 <0.1

Total Mobile + Area Emissions 3.7 3.2 9.0 1.2 0.4

Threshold: Total Emissions

(Maobile and Area Sources) 240 240 None 80 None
Thresheld Exceeded? No No nia No nia
Threshold: Total Emissions

(Mobile Sources Only) 25 25 None None None
Threshold Exceeded? No No nla No nia

Source: See Appendix A for CalEEMod output.

d) Certain population groups are considered more sensitive to air pollution than others. Sensitive
population groups include children, the elderly, the acutely ill, and the chronically ill, especially
those with cardio-respiratory discases. Residential uses are also considered sensitive to air
pollution because residents (including children and the elderly) tend to be at home for extended
periods of time, resulting in sustained exposure to any pollutants present. Sensitive receptors
near the project site include Rancho Club Estates, a mobile home community approximately 810
feet north of the project and Rancho de Maria, a residential community approximately 1,250 feet
cast of the project. Project construction and operation would not expose sensitive receptors to
substantial pollutant emissions, since the project’s construction and operational emissions are
below recommended thresholds. The project would include wine, beer, and spirits distribution. In
Air Quality and Land Use Handbook: A Community Health Perspective, ARB recommends
against siting distribution centers that accommodate more than 100 trucks per day within 1,000
feet of sensitive receptors due to the health risk effects of diesel exhaust emissions, a toxic air
contaminant (2005). The ITE Trip Generation Handbook provides truck trip generation
information for Industrial Park land-uses, and estimates that an average 13 percent of weekday
traffic volumes to industrial uses would be truck trips. Therefore, 13 percent, or on average 67 of
the project’s 518 daily trips would be truck trips. Because the project would not accommodate
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more than 100 trucks per day within 1,000 feet of sensitive receptors, it would not expose
sensitive receptors to substantial pollutant concentrations. Furthermore, due to the relatively low
background ambient CO levels in Santa Barbara County, localized CO emissions associated with
congested intersections would not exceed the CO health-related air quality standards.

While potential users of the industrial space may require stationary equipment, no stationary
source equipment is proposed at this time. If individual tenants proposed the use of stationary
sources, associated emissions would be reviewed as part of the Tenant Improvements application
and equipment would be required to obtain an Authority to Construct Permit and a Permit to
Operate per SBCAPCD Rule 809 As part of the application process the tenant would need to
submit an Air Quality Impact Analysis (AQIA) report that demonstrates to the satisfaction of the
SBCAPCD that stationary source emissions would not exceed SBCAPCD’s Rule 202.D.16
offset thresholds, or cause a violation of or interfere with the attainment of any national or state
ambient air quality standard, which are designed to be protective of public health. Furthermore,
the associated health risks of any proposed stationary equipment would be evaluated by
SBCAPCD pursuant to the Air Toxics “Hot Spots” Information and Assessment Act of 1987
(Assembly Bill 2588). If emissions result in health risk exceedances for workers, or on-site and
off-site residences, mitigation to reduce health risks to below APCD thresholds would be
required prior to permit issuance. Therefore, impacts to sensitive receptors would be less than
significant.

¢) The uses proposed for the project would not result in substantial objectionable odors. The
proposed light industrial and distribution uses may generate odors depending on future tenants,
these uses would be approximately over 800 feet from the nearest sensitive receptor (residences
to the north). Facility maintenance (e.g. regulary scheduled waste pickup) would address and
reduce potential odors generated by the tenants. In addition, SBCAPCD Rule 303 regulates
nuisance, including odors. The proposed project would be required to comply with Rule 303, as
described below, which would reduce odor impacts to off-site residences. In addition,
SBCAPCD Rule 303 regulates nuisance, including odors. The proposed project would be
required to comply with Rule 303, as described below, which would reduce odor impacts to off-
site residences.

e A person shall not discharge from any source whatsoever such quantities of air
contaminants or other material in violation of Section 41700 of the Health and Safety
Code which cause injury, detriment, nuisance or annoyance to any considerable number
of persons or to the public or which endanger the comfort, repose, health or safety or any
such persons or the public or which cause or have a natural tendency lo cause injury or
damage fo business or property.

Due to the distance between proposed light industrial builings and off-site residents, the facility
providing maintenance and upkeep, and compliance with SBCAPCD Rule 303, the project
would not expose sensitive receptors to objectionable odors. Impacts would be less than
significant.
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Findings and Mitigation: All impacts, with the inclusion of the conditions of approval related
to fugitive dust, would be less than significant without mitigation.

Potentially
Significant
Potentially Unless Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

V. BIOQLOGICAL RESOURCES — Would
the project result in;

a) Have a substantial adverse effect on any
species identified as a candidate, sensitive, or
special status species in local or regional
plans, policies, or regulations, or by the
California Department of Fish and Game or
U.S. Fish and Wildlife Service? X

b) Have a substantial adverse effect on any
riparian habitat or other sensitive natural
community identified in local or regional
plans, policies, regulations, or by the
California Department of Fish and Game or
U1.S. Fish and Wildlife Service? X

¢) Have a subsfantial effect on federally
protected wetlands as defined by Section 404
of the Clean Water Act (including, but not
limited to, marsh, vernal pool, coastal, etc.)
through direct removal, filling, hydrological
interruption, or other means? X

d) Interfere substantially with the movement of
any native resident or migratory fish or
wildlife species or with established native
resident or migratory wildlife corridors, or
impede the use of native wildlife nursery
sites? X

e) Conflict with any local policies or ordinances
protecting biological resources, such as a tree
preservation policy or ordinance? X

f) Conflict with the provisions of an adopted
Habitat Conservation Plan, Natural
Community Conservation Plan, or other
approved local, regional, or state habitat
conservation plan? X

A Biological Resources Memo (Memo) (Dudek 2017a), 2017 Southwestern Willow Flycaicher
and Least Bell’s Vireo Survey Results for The Network Project, City of Buellton, Santa Barbara
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County, California (Dudek 2017b) and Response to the Biological Resources Peer Review and
IS-MND Biological Resources Section for the Network Project (Dudek 2017¢) was prepared by
Dudek on behalf of the applicant. The Memo was reviewed by Rincon Consultants, Inc. on
contract to the City of Bueliton and a subsequent response was provided by Dudek (November
13, 2017). This biclogical resources section references information contained in the biological
reports, and peer review documents and responses. All data used in the creation of this section is
on file at the Buellton Planning Department and is hereby incorporated into this Initial Study.

Setting

The project site is located in southern Santa Barbara County, where the climate is moderate and
typifies a Mediterranean coastal climate throughout the year. The majority of rainfall occurs
during the winter months and the summers are cool with frequent coastal fog and onshore
breezes. On average, temperatures typically range from 45 to 77 degrees Fahrenheit. The Project
is located in western Santa Ynez Valley in the City of Buellton within northern Santa Barbara
County with Margerum Wine Company and Highway 246 to the north, Terravant Winery
Restaurant, Industrial Way, and Highway 101 to the east, a retention basin and the Santa Ynez
River to the south, and open space to the west. The Project site is identified as APNs 099-690-
045, 099-690-046, and 99-690-001 and is approximately 5.08 acres. Topography is generally
level sloping slightly from north, approximately 325 feet above means sea level, down towards
the south, approximately 315 feet above mean sea level.

The analysis of biological resources within the 5.08-acre project site is based on a search of
available biological databases, review of aerial photographs and topographic maps, review of
multiple literature resources. In addition, a reconnaissance-level biological survey of the project
site was conducted by a Dudek biologist on February 1, 2017 to assess the existing biological
conditions, conduct vegetation mapping, conduct a tree assessment, and perform a habitat
assessment for special-status plant and special-status wildlife species with potential to occur, and
identify locations with potential jurisdictional features.

Impact Analysis

Direct impacts are impacts that result from direct ground-disturbing activities. For this project,
direct impacts could occur within the project footprint. These impacts can be either permanent or
temporary. Direct permanent impacts refer to the complete loss of a biological resource. Direct
permanent impacts could result from the construction of the project including the industrial
building and footprint, retention basin, or access easement to the retention basin. Direct
temporary impacts are impacts that result from ground-disturbing activities associated with
construction activities that would not result in a permanent structure and that would be restored
to substantially similar conditions after construction is complete. Direct temporary impacts may
result from equipment staging, equipment turnaround areas, and construction access.
Additionally, direct temporary impacts can occur from removal or trampling of vegetation
outside designated work zones in the absence of avoidance and minimization measures. Indirect
impacts are reasonably foreseeable effects to biological resources that could be caused by the
Project on adjacent or remaining biological resources. Indirect impacts may be temporary (short-
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term construction-related) impacts, such as those due to noise and dust, or permanent (long-term)
impacts, such as degradation of habitat.

The following analysis identifies project-related direct and indirect impacts to biological
resources and specifies appropriate avoidance and mitigation measures to reduce potential
impacts to less than significant levels.

a.

Impact BIO-1 (Special-Status Plant Species): Based on Dudek’s habitat suitability analysis, of
the 46 special-status plant species that have been documented within the nine quadrangles
associated with the proposed Project site five (5) have potential to occur based habitat, soils,
topography, and previous documented occurrences of the species. Dudek completed a focused
rare plant survey on April 6, 2017, and did not observe and rare or sensitive plant species. The
site has been altered (anthropogenic) for decades including tilling in 2001 as depicted on Google
Earth Pro historical photograph 2002 and subsequent construction uses. Additionally, the vast
majority of plant species observed in spring are invasive non-native plant species typical of
disturbed and manipulated sites. Based on existing site conditions and the spring survey in 2017,
Dudek concludes that the site has low potential for special-status plant species to occur, and,
therefore, does not recommend any further surveys. Impacts are considered less than significant.

Impact BIO-2 (Special-Status Wildlife Species): Impacts to special-status wildlife species,
their young, and/or nests may result from construction of the proposed project. Direct permanent
impacts may include wildlife mortality or injury during construction activities. Indirect
temporary impacts to special-status wildlife species may include generation of fugitive dust and
noise. Dust can impact vegetation surrounding the project site, resulting in changes to the
community structure and function. These changes could result in impacts to special-status
wildlife species foraging, denning, roosting, or nesting in adjacent areas. The indirect impacts of
fugitive dust could result in reduced productivity of suitable habitat for these species. Project-
related noise could occur from equipment used during construction activities. Noise impacts can
have a variety of indirect impacts on wildlife species within the area, including increased stress,
weakened immune systems, altered foraging behavior, displacement due to startle, damaged
hearing from extremely loud noises, and increased vulnerability to predators. The use of
mechanized hand tools could cause temporary disruption of behaviors for the period the tool is in
use, including causing wildlife to temporarily vacate the area and suppress important activities,
such as foraging and nesting.

No direct temporary (e.g., temporary clearing of wildlife habituated) or permanent indirect
impacts (e.g., degradation of wildlife habitat) are expected to occur from the project. Absent
mitigation, the direct permanent and indirect temporary impacts to special-status wildlife species
are considered potentially significant under CEQA. However, with the implementation of MM
BIO-2a (American badgers), MM BIO-2b (bat species), MM BIO-2¢ (nesting birds), MM BIO-
2d (blainsville’s horned lizard and California legless lizard), MM BIO-2e (avoidance plan) as
described below, impacts are considered less than significant.
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Based on Dudek’s habitat suitability analysis, of the 19 special-status wildlife species that have
been documented within the nine quadrangles associated with the proposed Project site 13 have
potential to occur based habitat and previous documented occurrences of the species. Special-
status wildlife species with potential to occur on the proposed Project site includes the following:

American Badger

The American badger is found throughout California in a variety of habitats, especially
grasslands, savannas, montane meadows, sparse scrublands, and deserts. Usually, this species
prefers friable soils for burrowing and relatively open, uncultivated ground, and may occur on
site.

Mitigation Measure BIO-2a (Pre-Construction Survey — American Badger): Pre-
construction surveys for American badger shall be conducted 30 days prior to the
initiation of Project activities. If evidence of this species is observed (old or new dens
sites), potential dens should be monitored with tracking material and or wildlife
movement cameras. If a den is deemed inactive for three consecutive days, a qualified
biologist would excavate the den by hand with a shovel to prevent American badgers
from reusing the den during construction.

o If active natal dens are observed during the pupping season (February 15 to July
1), a 200-foot buffer shall be flagged or fenced to avoid inadvertent impacts to the
den. Construction in this buffer zone would be postponed or halted until the
project biologist determines that the young are no longer dependent on the natal
den.

o If winter dens are found, a 50-foot buffer shall be flagged or fenced to avoid
inadvertent impacts to the den. If avoidance of the den is not possible during the
non-pupping season, an attempt shall be made by a qualified project biologist to
trap or flush the individual and relocate it to suitable open space habitat. Badgers
can also be relocated by slowly excavating the burrow, removing no more than 4
inches at a time.

Bat Species

A variety of bat species, such as the pallid bat and Townsend’s big-eared bat, are known to use
the foliage in riparian vegetation for roosting or utilize bridges and other manmade structures for
day and night roosts. Cavities and crevices within bridges can provide shelter from the elements
and the appropriate microclimate required for roosting. Bats may have the potential to roost
within the trees on the proposed Project site.

Mitigation Measure BIO-2b (Pre-Construction Survey — Bat Species): Surveys should
be performed to confirm whether or not potential roosting vegetation exists in the
proposed Project site vicinity. Surveys shall consist of two daytime visits to inspect
suitable vegetation for roosting bats and two dusk exiting surveys to detect bats leaving
their roosts. Suitable vegetation should be inspected on foot using a handheld spotlight
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during daylight hours to examine all suitable vegetation for bat sign (e.g., guano, urine
staing) and roosts. Surveys shall be conducted thoroughly and quickly to minimize
disturbance to bats. For the dusk exiting surveys, one biologist should be positioned in an
optimal location(s) to observe and count bats exiting suitable vegetation.

o If potential roosts are determined to be present then the roosts must be analyzed
further to determine if the species is present and if maternity roosts are present. If
maternity roosts of any bat species are present, the CDEFW shall be notified and no
work shall oceur within 100 feet of the roost location of any bat species until the
end of the pupping.

o For protection of young (e.g., unable to fly) and hibernating adults, all project-
related activities shall be avoided where roosts are present during the winter and
spring. No restrictions apply to project vehicle traffic or to construction activity
that occurs outside of the pupping season.

Least Bell’s Vireo and Southwestern Willow Flycatcher

The least Bell’s vireo’s distribution is limited to isolated locations of extensive riparian habitat in
the southern California coastal slope. It nests in dense riparian woodland, mostly in warmer
climates of southern California, where it is present from late March through August. Dudek
completed protocol surveys for the least Bell’s vireo in 2017 (Dudek 2017b). No least Bell’s
vireo was observed within the 500-foot survey area that included the site and the Santa Ynez
River riparian habitat; therefore, the vireo is considered absent from the site. Since willow
habitat is not located on site, no further protocol surveys are required for the least Bell’s vireo,
however, nesting birds surveys will be required for the project and the surveyor shall be qualified
to survey for the vireo (see B10-2¢) .

The southwestern willow flycatcher nests in southern California as far north as the southern
Sierra Nevada and west to northern Santa Barbara County. The species nests in relatively
extensive mature riparian woodland with a multi-storied canopy and dense ground cover, usually
near still or slow-flowing water. Furthermore, the project will not result in any impacts to critical
habitat of the southwestern willow flycatcher or habitat occupied by the southwestern willow
flycatcher or least Bell’s virco; therefore, no mitigation measures are required.

Other special-status bird species with potential to occur within the Project site, including
tricolored blackbirds, yellow warbler, and yellow-breasted chat, do not have protocol level or
species specific survey guidelines. However, if these special-status bird species are observed
during site surveys they will be documented and mitigation measures to avoid impacts will be
developed. Surveys for tricolored blackbirds, yellow warbler, and yellow-breasted chat can be
performed during pre-construction nesting bird surveys, which are further described below.
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Nesting birds may be present on site typically during the months of February through August in
this project’s specific region.

Mitigation Measure BIO-2¢ (Pre-Construction Survey — Nesting Birds}): In compliance
with the Migratory Bird Treaty Act and the California Fish and Game Code, a pre-
construction survey for nesting birds is recommended within 30 days of ground
disturbance activities associated with construction or grading that would occur during the
nesting/breeding season of native bird species potentially nesting on the site (typically
February through August in the project region).

o If active nests are found, clearing and construction within 300 feet of the nest
(500 feet for raptors), or at a distance deemed sufficient by the qualified biologist
or a buffer as authorized through the context of the Biological Opinion and 2081b
Incidental Take Permit (delinated with stakes or fencing), will be postponed or
halted until the nest is vacated and juveniles have fledged and there is no evidence
of a second attempt at nesting.

o No construction or project activities are permitted within this buffer until the nest
is vacated, juveniles have fledged and there is no evidence of a second nesting
attempt.

o The nest shall be monitored every other week by a qualified biologist until
fledglings become independent of the nest.

o Additionally, in the event that least bell’s vireos or southwestern flycatchers are
observed during the surveys, consultation with the USFWS (and possibly the
State) would be required to ensure avoidance of this species.

o The montoring biologist shall halt construction activities if he or she determines
that the construction activitics are disturbing the nesting activities. The monitor
shall make practicable recommendations to reduce the noise or disturbance near
the nest. This may include 1) turning off vehicle engines and other equipment
whenever possible to reduce noise, 2) working in other areas until the young have
fledged, or 3) placing noise barriers to maintain the noise at the nest to 60 dBA
Leq. Hourly or less or to the preconstruction ambient noise level if that exceeds
60 DBA Leq. Hourly.

o 1If the noise meets or exceeds the 60 dBA Leq threshold, or if the biologist
determines that the construction activities are disturbing nesting activities, the
biologist shall have the authority to halt the construction and shall devise methods
to reduce the noise and/or disturbance in the vicinity. This may include methods
such as, but not limited to, turning off vehicle engines and other equipment
whenever possible to reduce noise, installing a protective noise barrier between
the nest site and the construction activities, and working in other areas until the
young have fledged. If noise levels still exceed 60 dBA Leq. Hourly at the edge of
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the nesting territories and/or a no-construction buffer cannot be maintained,
construction shall be deferred in that area until the nestling have fledged.

o All active nests shall be monitored on a weekly basis until the nestlings fledge.
The qualified biologist shall be responsible for documenting the results of the
surveys and the ongoing monitoring and for reporting these results to CDFW and
USFWS. The monitoring biologist will review and verify compliance with thes
nesting boundaries and will verify that the nesting efforts have finished.
Unrestricted construction activities can resume when no other active nests are
found.

Blainsville’s Horned Lizard and California Legless Lizard

California legless lizards are fossorial animals found primarily in areas with sandy or loose soils,
where they typically are found beneath leaf litter. They may be found in sparsely vegetated areas
in a variety of habitats, including beach dunes; chaparral; California sagebrush scrub; oak
woodlands; pine forests; pine—oak woodland; sandy washes; and stream terraces with sycamores,
cottonwoods, or oaks. Blainville's Horned Lizards can be found frequently near ant hills in open
areas of sandy soil and low vegetation in valleys, foothills and semiarid mountains.

Mitigation Measure BIO-2d (Pre-Construction Survey — Blainsville’s horned lizard
and California legless lizard): Pre-construction surveys for Blainville’s horned lizard
and California legless lizard shall be conducted 30 days prior to the initiation of Project
activities. Subject species of surveys may vary depending on timing and species’ activity
patterns. At any time of year when Project activities are initiated, pre-construction
surveys shall be conducted for Blainvilie’s horned lizards in open friable soils and
California legless lizards in riparian habitats and areas with loose sand. If these species
are observed in the construction zone, all work shall be halted and the City and CDFW
shall be contacted within 24 hours of the observation.

o A salvage and relocation plan shall be implemented to allow a qualified biologist
to capture and relocate the species away from ground disturbance and into
protected open space. The relocation plan will consist of a plan which allows a
qualified project biologist to approach and capture individuals observed within the
construction zone. Individuals will then be transported and relocated into open
space, which may include suitable habitats for this species along or within the
Santa Ynez River, as appropriate. Within 24 hours of relocation, a brief report
documenting details of the observation and relocation will be provided to the
CDFW and City. The report will include details on date/time when species was
first observed, re-locating biologist, and coordinates for where the species was
first observed and relocated. Descriptions of the habitat and suitability of where
the species was relocated will also be provided in the report.

California Red-legged Frog and Western Spadefoot
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The current proposed Project is setback approximately 330 feet from the Santa Ynez River
(where California red-legged frog breeding ponds are known to be located) and avoids direct
impacts to the riparian habitat associated with the Santa Ynez River. The Project site does not
support habitat for western spadefoot.

Mitigation Measure BIO-2e (Avoidance Plan): Although California red-legged frog and
western spadefoot are not likely to occur; a California red-legged frog and western
spadefoot avoidance plan should be prepared and include specified work conditions (i.e.,
rain), construction equipment work areas, and measures to keep the species from entering
the site, which may include monitoring and silt fence placement.

o In addition to preparing an avoidance plan; if any California red-legged frogs or
western spadefoots are observed within the construction zones, the applicant must
stop work and contact the USFWS and CDFW and shall implement appropriate
avoidance measures, as determined by the qualified biologist and approved by the
USFWS and CDFW to ensure protection of these species. Work shall not resume
until the applicant receives written (email) notice from the USFWS and CDFW.

b.

Impact BIO-3- (Vegetation Communities): Rincon concurs with the classifications and
descriptions of the vegetation communities in the Memo as they are shown on the biological
constraints figure (Attachment A, Figure 4, Dudek 2017a). Development of the project will
impact approximately 4.58 acres of upland mustard, coyote brush, and California annual
grassland vegetation communities and an area of previous development. No direct or indirect
impacts to a sensitive vegetation community or protected trees will occur from development of
the project. However, direct permanent impacts may occur to Fremont cottonwood trees if the
trees need to be trimmed (and maintained) for public safety adjacent to the existing pedestrian
trail or if the cottonwoods or other protected trees are required to be removed during
construction. In the event that the project applicant removes any branches or trees, direct
permanent or temporary impacts to sensitive vegetation communities or protected trees are
considered potentially significant under CEQA, absent mitigation. However, with
implementation of MM BIO-3a (mature non-native and native tree removal and replacement),
MM BIO-3b (Native Tree Protection) and the use of temporary construction fencing along the
boundary between the sandbar willow and stormwater basin (MM BIO- 3c) these potential
impacts would be less than significant.

Dudek identifies the Fremont cottonwood forest and sandbar willow thicket as sensitive ($3) per
CDFW natural communities list (see Table 2 in the memo and vegetation community
descriptions). The categorization of nomenclature is appropriate based on the dominant plant
species, the Fremont cottonwood and sandbar willow, respectively, and A Manual of California
Vegetation, Second Edition (MCV2) membership rules. Fremont cottonwood forest alliance is
considered sensitive as a riparian vegetation community, and is considered a riparian habitat per
the City General Plan (City of Buellton 2015). However, the Fremont cottonwoods on the project
site are not directly associated with the Santa Ynez River riparian habitat thus not a City
sensitive vegetation community. The arrangement of cottonwoods to the east of the project site
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could also have been titled “windbreak,” as this is thought to have been their anthropogenic
designated function for the previous sand mining and construction uses on the site and adjacent
property as viewed on available aerials over the last two decades. The sandbar willows to the
west of the project site are above and surround a slightly depressed area that probably captured
runoff from past agriculture fields and now developments to the north, if water actually reached
or still reaches this low arca (soils are extremely sandy; most water infiltrates the ground quickly
without ponding). Both sensitive communities are primarily located off-site. However, the
willow thicket community is located in the same proposed location of the off-site retention basin
as shown on the project plans in Appendix B. However, as shown in Figure 1 below, the
project’s stormwater basin has been re-designed to avoid impacts to the sandbar willow thickets.
In order to ensure there are no impacts to the willow thickets, the relocation of the basin will be a
condition of approval for the project. With the incorporation of the above described mitigation
measures and conditions of approval, no direct or indirect impacts to the sandbar willow or
sensitive vegetation communities will occur from development of the project.

Figure 1. Alternative stormwater basin showing avoidance of sandbar willow thickets {SWT) (green

line), west of the project site. SWT were delineated by Dudek and projected onto project plans
(Ashley & Vance Engineering, Inc. 4/19/2017). Stormwater basin location is approximate
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Other than the proposed retention basin, the closest project component to these resources is the
existing pedestrian trail and easement, which extends southwest of the project site and west of
the Fremont cottonwoods. The cottonwoods trunks are located east of the site with the canopy
partially overhanging the existing trail. No impact is expected to occur to the trunks of the
neighboring Fremont cottonwoods; however, in the case a tree is impacted, the following
measure shall apply. Additionally, compliance with the City’s standards for native tree removal
and replacement as written in the Buellton Municipal Code is required. An additional Mitigation
measure (BIO-3¢) is included to ensure that the willow thickets are avoided during construction.

Mitigation Measure BIO-3a (Tree Removal and Replacement): When mature non-
native trees (i.e., trees with a trunk diameter at breast height of 8 inches or more) are
removed to accommodate new development, they shall be replaced at a ratio of at least
two trees for every one tree removed, or such additional number and size of trees as
considered appropriate by the reviewing body at the time of approval of such
development. Mature native trees with a trunk diameter at breast height of 8 inches or
more, including oaks, shall be replaced at a ratio of at least three new trees for every one
tree removed. Replacement trees for removed native or non-native trees should be native,
from locally-sources stock, using species indicated on the City’s approved tree planting
list.

Mitigation Measure BIO-3b (Native Tree Profection): Existing protected trees on and
adjacent to the project site shall be avoided through setbacks and installation of protective
fencing to the extent feasible during demolition and construction. All fencing must be
installed prior to the beginning of construction activities.

Mitigation Measure Bio-3c¢ (Temporary Construction Fencing): Temporary
construction fencing shall be installed in the area between the sandbar willow thickets
and the new retention basin.

C.

Impact BIO-4 (Jurisdictional Waters): The Fremont cottonwoods are located around an area
actively and historically used for construction and possibly agricultural purposes. A review of
Google Earth Pro® historical imagery for the years available back to 1994 show no change in
their location or the extent of riparian vegetation in the area associated with the Santa Ynez
River. In over 20 years, the subject cottonwoods remain at least 180 feet from the bank of the
Santa Ynez River and 80 feet from the nearest riparian vegetation. Cottonwood trees are used
throughout the region and the west as a windbreak. Regardless, in their existing condition,
required under CEQA guidelines, these trees are not currently riparian in nature, nor have been
in the last 20 years plus (i.e., they are not part of a contiguous riparian habitat).

Furthermore, Dudek conducted an on-site field meeting with Sarah Rains followed by an in-
office meeting with Crystal Huerta, U.S. Army Corps of Engineers (USACE), on June 21, 2017.
As indicated in the email chain between Ms. Huerta and Mr. Davis IV (Appendix C), the
USACE concurs that no jurisdiction occurs on-site. Acting as CDFW representative for the
Streambed Alteration Agreement Program, Ms. Rains did not claim jurisdiction in the field, nor
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requested a permit for project activities for the Network project. Therefore, no project impacts
would occur to the Santa Ynez River, riparian zone, or other nearby jurisdictional features;
therefore, no mitigation is necessary.

d

The Network development (i.e., structures, adjacent parking, and associated lighting) is located
nearly 500 feet from the Santa Ynez River and 360 feet from the riparian habitat. Non-riparian
Fremont cottonwoods forming a windbreak are located on an adjacent property near the
southwest part of the project site along an existing pedestrian trail. This area is south of the
development and approximately 180 feet from the banks of the Santa Ynez Rive and 80 feet
from the nearest riparian habitat. A road and grassland habitat separates the two. Project
components already include downward lighting, compatible landscaping, and a sufficient
wildlife buffer between the primary development and the habitats of the Santa Ynez River,
which provide open space for the movement of riverine, semi-aqutic, and terrestrial wildlife
species. Additionally, existing industrial developments occur to the east and north of the 4.58
acre project site already restricting movement of dispersing wildlife onto the site. Only the most
urbanized wildlife, such as raccoons, striped skunks, and opossums are currently expected to
move from the river corridor onto the site. Development of the Network would have a less than
significant impact to the wildlife movement of the Santa Ynez River and the surrounding area.

e. and f.

The preject would not conflict with any provisions of the General Plan, an adopted Habitat
Conservation Plan, Natural Community Conservation Plan, or other approved local, regional, or
state habitat conservation plan. Therefore, no mitigation measure is required.

Plan Requirements and Timing. The applicant shall provide pre-construction survey results in
measures BIO-2a, BIO-2b, BIO-2¢ and Bio 2d a minimum of 30 days prior to construction. The
avoidance plan for the California Red-Legged Frog and Western Spadefoot shall be submitted to
the City prior to construction.

Monitoring. City staff will review any pre-construction survey report, and will perform on-site
inspections as necessary during construction.

Effectiveness of Mitigation Measures. Potentially significant impacts to special status plants,
CRLF, nesting birds, protected trees, and other sensitive species would be feasibily mitigated to
a less than significant level with implementation of the above listed mitigated measures.
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Less Than
ISSUES: Potentially Significant With Less Than
Significant Mitigation Significant No
Impact Incorporated Impact Impact
V. CULTURAL RESOURCES - Would the project:
a) Cause a substantial adverse change in the significance ofa X
historical resource as defined in § 15064.57
b) Cause a substantial adverse change in the significance of an X
archacological resource pursuant to § 15064.57
¢} Directly or indirectly destroy a unique paleontological resource x
or site or unique geologic feature?
d) Disturb any human remains, including those interred outside of
formal cemeteries? X

a. There are no existing structures on the site, so no impacts to historic resources would occur.

b., c. The project site is undeveloped and vacant, both through historic flooding events and more
recent activity. A large portion of the project site is located within the 100-year flood boundary
of the Santa Ynez River. No known artifacts have been found on this site. Any artifacts located
on this property would have been removed or destroyed through past flood events. Therefore the
potential for future discoveries is extremely unlikely. In the unlikely event that previously
unidentified cultural resources are encountered during site grading activities, state laws related to
the protection of cultural resources would apply.

d. Since no known cemetery uses or pre-historic burial sites are located on or adjacent to the
site, the proposed project would result in no impacts to human remains. If human remains are
discovered, CEQA guidelines 15064.5 (e), Health and Safety Code sections 7050.5 and 5097.98
contain protocols that must be followed.

Findings and Mitigation: Potential impacts are considered less than significant with the
incorporation of the following mitigation measure:

CR-1: Halt Work Order for Archaeological Resources. If unanticipated cultural resources are
- exposed during construction of a Project, all earth disturbing work within the vicinity of the find
must be temporarily suspended until an archaeologist has evaluated the nature and significance
of the find. After the find has been appropriately mitigated, work in the area may resume. A
representative should monitor any mitigation excavation associated with the Native American
materials.

Monitoring. Upon notification by project developer of discovery of a potential find, Planning
Department will verify that archaeologists and native American representatives have been
contacted to evaluate the materials found and, if necessary to monitor any consequent mitigation
activities.
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Less Than
ISSUES: Potentially Significant With Less Than
Significant Mitigation Significant
Impact Incorporated Impact Impact

VI. GEOQLOGY AND SOILS - Would the project:

a) Expose people or structures to potential substantial adverse
effects, including the risk of loss, injury, or death involving:
i} Rupfture of a known earthquake fault, as delineated on the
most recent Alquist-Priolo Earthquake Fault Zoning Map
issued by the State Geologist for the area or based on other
substantial evidence of a known fault?

ii) Strong seismic ground shaking? X

iif) Inundation by seiche, tsunami, or mudflow?

iv) Landslides?

b

b) Result in substantial soil erosion or the loss of topsoil? X

c) Be located on a geologic unit or soil that is unstable, or that
would become unstable as a result of the project, and potentially

result in on- ot off-site landslide, lateral spreading, subsidence, X
liquefaction or collapse?
d) Be located on expansive soil creating substantial visks to life or %

property?

€) Have soils incapable of adequately supporting the use of septic
tanks or alternative wastewater disposal systems where sewers are
not available for the disposal of wastewater?

The following analysis of geological resources is based on the City’s Safety Element of the
General Plan and the referenced Geotechnical analysis for the project (GeoSolutions, December
2016}, which is on file at the Buellton Planning Department.

a. Geologic Hazards:

Fault Rupture: There are no known active fault lines within the City. No impacts would occur.

Groundshaking: The San Andreas Fault, located approximately 74 kilometers east of Buellton,
dominates both the geologic structure and seismicity of the project area. However, faults closer
to the project site also have the potential to generate earthquakes and strong groundshaking at the
site. These include: (1) the offshore group, including the Hosgri and Santa Lucia (Purisima and
Lompoc) faults; and (2) the Santa Ynez Fault. In addition, the Los Alamos-Baseline-Lions and
Casmalia-Orcutt-Little Pine faults may be active and pose potential to generate groundshaking at
the project site.

The largest upper level earthquake (ULE) in Buellton would be an approximate 7.8 moment
magnitude earthquake on the San Andreas Fault. Such an event could produce peak horizontal
ground acceleration on the order of 0.16g”. Due to the relative location of the Los Alamos-
Baseline (approximately 8 kilometers south), Santa Ynez (approximately 10 kilometers
northeast), and North Channel Slope (approximately 25 kilometers east) faults to Buellton,

* The force on a building during an earthquake is proportional to ground acceleration. Such forces are prescribed by the UBC. During an
earthquake the ground acceleration varies with time. “g” is a common value of acceleration equal to 9.8 nvsec/sec (the acceleration due to
gravity at the surface of the earth). 30% of g is the acceleration one would experience in a car thai takes 9 seconds to brake from 60 miles per
hour to a complete stop.
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higher ULE accelerations may be expected from these faults. Although higher accelerations may
be experienced in Buellton from these faults, compared to events on the San Andreas Fault, the
recurrence interval for such events is much longer than for an event on the active San Andreas
Fault Zone. Seismic safety issues would be addressed through the California Building Code and
implementation of the recommendations on foundation and structural design contained in the
geotechnical investigation. Less than significant impacts would result.

Seismic Ground Failure: Liquefaction is the phenomenon in which soil temporarily loses
strength due to a buildup of excess pore-water pressure caused by seismic shaking. The primary
factors influencing liquefaction potential include depth of groundwater, soil type, relative density
of sandy soils, overburden pressure, fines content and the intensity and duration of ground
shaking. Liquefaction potential is greatest in saturated, loose, poorly graded fine sands with grain
size (D50) in the range of 0.1 to 0.5 millimeters. Per the geotechnical study, the potential for
liquefaction is low (GeoSolutions, Inc., 2016).

General Plan Safety Element Policy S-1 requires that new development (habitable structures
including commercial and industrial buildings) be set back at least 200 feet from the bank of the
Santa Ynez River. The nearest inhabited structure would be setback more than 200 feet from the
river. The project would be consistent with this policy in this respect, which will minimize
liquefaction hazards.

Policy S-7 requires that all new development shall satisfy the requirements of the California
Building Code regarding seismic safety. Conformance with this policy would ensure that
potential impacts related to liquefaction would be reduced to a less than significant level.

Seiche, Tsunami, Mudflow: The site is not located in the vicinity of any body of water that could
result in a seiche or tsunami, and the project site is relatively flat and is not located adjacent to
any substantial slopes. No impacts would occur.

Landsliding: Slopes in the City are geologically stable and are not subject to major landslides.
The project site is on a generally level property. As such, landsliding impacts would not occur.

b. Erosion: The project proposes grading to create a level building pad, above the 100-year
floodplain limits, for the proposed structure and related improvements. Cutting and filling may
result in increased erosion. The City’s adopted Grading Ordinance, requirements of the Regional
Water Quality Control Board, and The City’s Standard Conditions of Approval require erosion
and sediment control plans for all projects. Based on the required implementation of these
requirements, the impact to erosion is considered less than significant.

¢., d. Unstable/Expansive Soils: While the site is suitable from a geotechnical engineering
standpoint, for the construction of the proposed project, the Seils Investigation (GeoSolutions,
December 23, 2016) provided specific recommendations for project design and construction.
These project design recommendations related to grading, building foundation, driveway and
parking area construction, etc. will be included as conditions of approval for the project to ensure
that the impacts are less than significant.
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e. Suitability for Septic Systems: All project wastewater would be discharged to the City sewer
system. No septic systems have been proposed. No impacts would result.

Findings and Mitigation: All development of the site must follow standard California Building
Code requirements. Compliance with these regulations and requirements and the
recommendations contained in the Soils Investigation would result in less than significant
geology related impacts. The Public Works Department/City Engineer will verify that the final
project design incorporates any design recommendations from an approved project-specific
geologic study prior to issuing grading permits.

LY

Potentially
Significant
Potentially Unless Less than
Significant Mitigation Significant No
ISSUES: Impact Incorporated Impact Impact
Vil. GREENHOUSE GAS EMISSIONS -
Would the project:
a) Generate greenhouse gas emissions, either
directly or indirectly, that may have a
significant impact on the environment? X
b) Conflict with any applicable plan, policy, or
regulation adopted for the purpose of reducing
the emissions of greenhouse gases? X

Setting

Project implementation would generate greenhouse gas (GHG) emissions through the burning of
fossil fuels or other emissions, thus potentially contributing to cumulative impacts related to
global climate change. The following summarizes the regulatory framework related to climate
change.

In response to an increase in man-made GHG concentrations over the past 150 years, California
has implemented AB 32, the “California Global Warming Solutions Act of 2006.” AB 32
codifies the Statewide goal of reducing emissions to 1990 levels by 2020 (essentially a 15%
reduction below 2005 emission levels) and the adoption of regulations to require reporting and
verification of statewide GHG emissions. Furthermore, on September 8, 2016, the governor
signed Senate Bill 32 (SB 32) into law, which requires the State to further reduce GHGs to 40
percent below 1990 levels by 2030. SB 32 extends AB 32, directing the California Air Resources
Board (ARB) to ensure that GHGs are reduced to 40 percent below the 1990 level by 2030.

While the Sfate has adopted the AB 32 Scoping Plan and multiple regulations to achicve the AB
32 year 2020 target, there is no currently adopted State plan to meet post-2020 GHG reduction
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goals. ARB is currently working to update the Scoping Plan to provide a framework for
achieving the 2030 target set forth by SB 32 (ARB 2015). Achieving these long-term GHG
reduction policies will require State and federal plans and policies for achieving post-2020
reduction goals.

Pursuant to the requirements of SB 97, the Resources Agency adopted amendments to the State
CEQA Guidelines for the feasible mitigation of GHG emissions or the effects of GHG emissions
in March 2010. These guidelines are used in evaluating the camulative significance of GHG
emissions from the proposed project. According to the adopted CEQA Guidelines, impacts related
to GHG emissions from the proposed project would be significant if the project would:

o Generate greenthouse gas emissions, either directly or indirectly, that may have a significant
impact on the environment; and/or

o Conflict with an applicable plan, policy or regqulation adopted for the purpose of reducing the
emissions of greenhouse gases.

The vast majority of individual projects do not generate sufficient GHG emissions to create a
project-specific impact through a direct influence to climate change; therefore, the issue of
climate change typically involves an analysis of whether a project’s contribution towards an
impact is cumulatively considerable. “Cumulatively considerable” means that the incremental
effects of an individual project are significant when viewed in connection with the effects of past
projects, other current projects, and probable future projects (CEQA Guidelines, Section 15355).

The significance of GHG emissions may be evaluated based on locally adopted quantitative
thresholds, or consistency with a regional GHG reduction plan (such as a Climate Action Plan).
The SBCAPCD has developed GHG thresholds for stationary projects, which include equipment,
processes, and operations that require an APCD permit to operate. Neither the City of Buellton
nor the SBCAPCD has developed or adopted GHG significance thresholds for residential and
commercial projects; however, Santa Barbara County recommends the use of San Luis Obispo
Air Pollution Control District (SLOAPCD) Greenhouse Gas Thresholds, as adopted in April
2012. SLOAPCD GHG thresholds are summarized in Table GG-1.

Table GG-1
SLOAPCD GHG Significance Determination Criteria

GHG Emission
Source Category

Operational Emissions

Compliance with Qualified GHG Reduction Strategy
. . . OR

Residential and Commercial Bright-Line Threshald of 1,150 MT of COzefyr
Projects OR

Efficiency Threshold of 4.9 MT CO2e/SP*yr
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*SP = Service Popudation (residents + employees)

For projects other than stationary sources, compliance with either a Qualified Greenhouse Gas Reduction
Strategy, or with the Bright-Line {1,150 CO2e/ yr.) or Efficiency Threshold (4.9 MT CO2e/SF/yr.) would result in
an insignificant determination, and in compliance with the goals of AB 32. The construction emissions of
projects will be amortized over the life of a project and added fo the operafional emissions. Emissions from
construction-only projects (e.g. roadways, pipelines, efc.) will be amortized over the life of the project and
compared to an adopted GHG Reduction Strategy or the Bright-Line Threshold only.

The SLOAPCD “bright-line threshold” was developed to help reach the AB 32 emission
reduction targets by attributing an appropriate share of the GHG reductions needed from new
land use development projects subject to CEQA. Land use sector projects that comply with this
thresholds would not be “cumulatively considerable” because they would be helping to solve the
cumulative problem as a part of the AB 32 process. Such small sources would not significantly
add to global climate change and would not hinder the state’s ability to reach the AB 32 goal,
even when considered cumulatively. The threshold is intended to assess small and average sized
projects, whereas the per-service population guideline is intended to avoid penalizing larger
projects that incorporate GHG-reduction measures such that they may have high total annual
GHG emissions, but would be relatively efficient, as compared to projects of similar scale.
Therefore, the bright-line threshold is the most appropriate threshold for the proposed project,
and the proposed project would have a potentially significant contribution to GHG emissions if it
would result in emissions in excess of 1,150 metric tons of CO2E per year.

Given the recent legislative attention and judicial action regarding post-2020 goals and the
scientific evidence that additional GHG reductions are needed through the year 2050, the
Association of Environmental Professionals’ (AEP) Climate Change Committee published a
white paper in 2015 recommending that CEQA analyses for most land use development projects
may continue to rely on current adopted thresholds for the immediate future (AEP 2015). As
such, for project GHG impacts, this analysis evaluates future conditions based on consistency
with the SLOAPCD bright-line threshold.

Calculations of CO,, CH4, and N»O emissions are provided to identify the magnitude of potential
project effects. The analysis focuses on CO,, CHy, and NzO because these comprise 98.9% of all
GHG emissions by volume (IPCC, 2007} and are the GHG emissions that the project would emit
in the largest quantities. Fluorinated gases, such as HFCs, PFCs, and SF¢, were also considered for
the analysis. Emissions of all GHGs are converted into their equivalent weight in CO; (CO.e).
Minimal amounts of other main GHGs (such as chlorofluorocarbons [CFCs]) would be emitted,
but these other GHG emissions would not substantially add to the calculated COze amounts.
Calculations are based on the methodologies discussed in the California Air Pollution Control
Officers Association (CAPCOA) CEQA and Climate Change white paper (January 2008) and
include the use of the California Climate Action Registry (CCAR) General Reporting Protocol
(January 2009).

Impact Analysis

a) GHG emissions associated with project construction and operations are discussed below.
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Construction Emissions. Although construction activity is addressed in this analysis,
CAPCOA does not discuss whether any of the suggested threshold approaches adequately address
impacts from temporary construction activity. As stated in the CEQA and Climate Change white
paper, “more study is needed to make this assessment or to develop separate thresholds for
construction activity” (CAPCOA, 2008). Nevertheless, air pollution control districts such as the
SLOAPCD have recommended amortizing construction-related emissions over a 50-year period in
conjunction with the proposed project’s operational emissions.

Construction of the proposed project would generate temporary GHG emissions primarily due to
the operation of construction equipment and truck trips. Site preparation and grading typically
generate the greatest amount of emissions due to the use of grading equipment and soil hauling.
Emissions associated with construction were estimated using the California Emissions Estimator
Model (CalEEMod) Version 2016.3.1, based on an estimated construction schedule of 12 months
and the CalEEMod default projects for the equipment used during construction. For the proposed
project, site grading would involve cut and fill, with a net import of 9,900 cubic yards (cy).
Default CalEEMod haul trip lengths were assumed for export. Complete results from CalEEMod
and assumptions can be viewed in Appendix A of the Air Quality Analysis.

As shown in Table GG-2, construction activity associated with the project would generate an
estimated 516.9 metric tons of COxe units. Amortized over a 50-year period (the assumed life of
the project), construction of the proposed project would generate an estimated 10.3 metric tons of
COse per year.

Table GG-2
Estimated Construction Emissions of Greenhouse Gases

Annuzal Emissions
(Carbon Dioxide Equivalent (CO;E)

Total Estimated Construction Emissions 516.9 metric tons

Amortized over 50 years 10.3 metric tons per year

See Appendix A for CalEEMod Resulls.

On-Site Operational Emissions. Operational emissions from use of the proposed project
were also estimated using CalEEMod (see Appendix A for calculations). Operational impacts
include emissions from energy and natural gas; area sources including consumer products landscape
maintenance, and architectural coatings; waste generations; water and wastewater usage; and mobile
combustion. Mitigated emissions from CalEEMod results are reported herein.

Direct Emissions from Mobile Combustion. Emissions from vehicles driving to and from
the site were based on the Traffic and Circulation Study conducted by the Associated
Transportation Engineers (2017), using the standard Institute of Transportation Engineers (ITE)
vehicle trip rates. Emissions of CO; and CHy from transportation sources were quantified using
CalEEMod. The project would increase density in the vicinity of the project site by introducing
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commercial and industrial uses, and a reduction in VMT through land use density of increased
employment of approximately 130 employees within 13 commercial and industrial tenant spaces
was taken into account in the CalEEMod results reported herein. Because CalEEMod does not
calculate N,O emissions from mobile sources, N,O emissions were quantified using the California
Climate Action Registry General Reporting Protocol (January 2009) direct emissions factors for
mobile combustion (refer to Appendix A for calculations}. Emission rates for N>O emissions were
based on the vehicle mix output generated by CalEEMod and the emission factors found in the
California Climate Action Registry General Reporting Protocol.

Combined Annual Construction, Operational, and Mobile GHG Emissions. Table GG-3
combines the construction and operational GHG emissions associated with development for the
proposed project. As described above, emissions associated with construction activity
{approximately 516.9 metric tons CO,e) are amortized over 50 years (the anticipated lifetime of
the project).

Table GG-3
Combined Annual Emissions of Greenhouse Gases
Emission Source Annual Emissions
Construction 10.3 metric tons CO2e
Operational
Area <0.1 metric tons COze
Energy 438.6 metric tons COze
Solid Waste 43.1 metric tons COze
Water 38.5 metric tons COqe
Mobile
From CO; and CH,4 226.7 metric tons COe
From N»O 11.74 metric tons COwe
Total 768.9 metric tons COze
Threshold 1,150 metric fons COze
Threshold Exceeded? No

Sources: See Appendix A for calculations and for GHG emission factor assumptions.

As shown in Table GG-3, the combined annual emissions would total approximately 768.9
metric tons per year of COze. These emissions do not exceed the applicable threshold of 1,150
metric tons per year. Therefore, impacts resulting from GHG emissions would be less than
significant.

b} The City of Buellton has not adopted a Climate Action Plan. The County of Santa Barbara
Planning Commission adopted the Energy and Climate Action Plan (ECAP) for the County of
Santa Barbara in May 2015 {(County of Santa Barbara 2015). However, this plan applies to
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unincorporated areas of Santa Barbara County and not incorporated cities such as Buellton.
SBCAG has incorporated sustainable community strategy into its Regional Transportation Plan /
Sustainable Communities Strategy (RTP/SCS) plan, which is designed to help the region achieve
its SB 375 GHG emissions reduction target. The SBCAG 2040 RTP/SCS demonstrates that the
SBCAG region would achieve its regional emissions reduction targets for the 2020 and 2035
target years. The RTP/SCS sets forth goals and objectives related to mixed-use development and
the jobs-housing imbalance. The RTP/SCS includes an objective to “encourage affordable and
workforce housing and mixed-use development within urban boundaries.” In addition, the
RTP/SCS looks to increase jobs within the City of Buellton, in order to bring the jobs-housing
ratio in Buellton up from 1.08 to closer to the ideal ratio of 1.5. The project is consistent with the
mixed-use objective through the creation of commercial, industrial and warehouse space, and
would create job opportunitics within Buellton to improve the jobs-housing balance. In addition,
the project would be required to comply with existing State regulations, which include increased
energy conservation measures and other actions adopted to achieve the overall GHG emissions
reduction goals identified in AB 32 and SB 32.

Because there is no locally adopted GHG Reduction Plan to reduce emissions from new
development, the project would be consistent with the applicable land use and zoning
designations, and the project would not conflict with any State regulations intended to reduce
GHG emissions statewide, the project would be consistent with applicable plans and programs
designed to reduce GHG emissions. The project would not conflict with any plan, policy, or
legislation related to GHG emissions. Therefore, impacts would be less than significant.

Findings and Mitigation: Impacts would be less than significant, so no mitigation is required.

Less Than
ISSUES: Potentially Significant With Less Than
Significant Mitigation Significant
Impact Incorporated Impact Impact
VIIT. HAZARDS AND HAZARDOUS MATERIALS
- Would the project.
a) Create a significant hazard to the public or the environment
through the routine transport, use, or disposal of hazardous
materials?
b) Create a significant hazard to the public or the environment
through reasonably foreseeable upset and accident conditions X

involving the release of hazardous materials into the environment?

¢) Emit hazardous emissions or handle hazardous: or acutely
hazardous materials, substances, or waste within one-quarter mile
of an existing or proposed school?

d) Be located on a site which is included on a list of hazardous
materials sites compiled pursuant to Government Code Section
65962.5 and, as a result, would it create a significant hazard to the
public or the environment?

¢) For a project located within an airport land use plan or, where
such a plan has not been adopted, within two miles of a public
airport or public use airport, would the project result in a safety
hazard for people residing or working in the project arca?
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Less Than
ISSUES: Potentially Significant With Less Than
Significant Mitigation Significant
Impact Incorporated Impact Impact

VIII. HAZARDS AND HAZARDOUS MATERIALS
- Would the project:

f) For a project within the vicinity of a private airstrip, would the
project resuit in a safety hazard for people residing or working in
the project area?

g) Impair implementation of or physically interfere with an
adopted emergency response plan or emergency evacuation plan?

h) Expose people or structures to a significant risk of loss, injury
or death involving wildland fires, including where wildlands are
adjacent to urbanized areas -or where residences are intermixed
with wildlands?

a. Hazardous Substances: The project would not create reasonably foreseeable upset and
accident conditions involving the release of hazardous materials into the environment, as the
project would not involve the storage or transport of substantial quantities of such materials. No
impacts would occur.

b. Hazardous Materials Releases: Refer to the discussion in Section a. above. However, the
potential for soil contamination from past uses in this largely industrial area cannot be
discounted. Therefore, the potential for contaminated soil on the project site exists and is
considered a potentially significant impact unless mitigation is incorporated.

c¢. Hazardous Materials Near Schools: The project site is not located within one-quarter mile of
an existing or proposed school. The nearest school is Zaca Pre-School and After School, which
is about 0.9 miles west of the site. No impacts are anticipated.

d. Hazardous Materials Sites: The project site is not on a list of hazardous materials sites
compiled pursuant to Government Code Section 65962.5. No impacts would occur,

¢., I. Public and Private Airstrip Safety Hazards: No public or private airports are in the vicinity
of the project site. No impacts would occur.

g. Emergency Response/Evacuation: The project site is not subject to an emergency response or
evacuation plan. No impacts would occur.

h. Wildland Fire Hazards: The site is not in a wildland fire hazard area as identified in the
Safety Element of the Buellton General Plan. No impacts would occur.

Findings and Mitigation: The following mitigation measure is required to reduce project
impacts related to hazardous materials to a less than significant level:

HAZ-1 Phase 1 Environmental Site Assessment. Prior to issuance of building
permits, a Phase I Environmental Site Assessment prepared in accordance
with the standards for such assessments promulgated by the EPA shall be
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conducted by a qualified professional to determine the potential for onsite
soil contamination, and the recommendations of that report (if any) shall

be followed.

Monitoring:

The Planning Department will verify that the Phase T ESA has been completed, and that its

recommendations are followed prior to issuance of building permits.

Less Than

ISSULS: Potentiafly Significant With Less Than

Significant Mitigation Significant
Impact Incorporated Impact

Impact

IX. HYDROLOGY AND WATER QUALITY - Would
the project:

a} Violate Regional Water Quality Control Board water quality
standards or waste discharge requirements?

b) Substantially deplete groundwater supplies or interfeve
substantially with groundwater recharge such that there would be a
net defieit in aquifer volume or a lowering of the local
groundwater table level (ie., the production rate of pre-existing X
nearby wells would drop to a level which would not support
existing land uses or planned uses for which permits have been
granted)?

¢) Substantially alter the existing drainage pattern of the site or
area, including through the alteration of the course of a stream or
river, in 2 manner which would result in substantial erosion or
stltation on- or off-site?

d) Substantially alter the existing drainage pattern of the site or
area, including through the alteration of the course of & stream or
river, or substantially increase the rate or amount of surface runoff
in a manner that would result in flooding on- or off-site?

¢} Create or contribute runoft water which would exceed the
capacity of existing or planned stormwater drainage systems or X
provide substantial additional sources of polluted runoff?

f) Otherwise substantially degrade water quality? X
y deg quality

g) Placc housing within a 100-year flood hazard area as mapped
on a federal Flood Hazard Boundary or Flood Insurance Rate Map
or other flood hazard delineation map?

h) Place within a 100-year flood hazard arca structures which
would impede or redirect flood flows?

i} Expose people or structures to a significant risk of loss, injury,
or death involving flooding, including flooding as a result of the X
failure of a levee or dam?

1) Inundation by seiche, tsunami, or mudtlow?

a. RWOCHB Standards: The proposed project would discharge wastewater into to the public
sewer system via a private on-site sewer lift station for ultimate treatment at the City’s
wastewater treatment plant. The Public Works Department will verify that all discharge
requirements established by the Regional Water Quality Control Board are satisfied. An
industrial discharge permit will be required for any processing or manufacturing uses that may
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occupy any of the space in the future. In addition, the project is required to, and does
incorporate stormwater controls which provides water quality treatment of generated site run-
off. Therefore, the impact is considered less than significant.

b. Groundwater Supply: Water is supplied to the City of Buellton from the Buellton Uplands
Groundwater Basin, the Santa Ynez River Riparian Basin, and State Water Project (SWP). Water
allocation from the SWP varies based on local demand and availability. Therefore, the City’s
SWP supplies may fluctuate based on the quantity of water the City needs to meet demand and
whether or not it is available from the State. Neither groundwater basin is in a state of overdraft,
as the natural recharge rates either exceed the capacity of the basin or exceed the rate of pumping
from the basin. Furthermore, previous studies indicate that the Buellton Uplands Groundwater
Basin has a net surplus of 800 AFY. The project would create an increased demand for water of
approximately 5.4 acre-feet per year, but the City has an adequate supply to accommodate the
proposed project, and development at this location is already anticipated under the General Plan.
Impacts would be less than significant.

¢. Runoff/Erosion and Siltation: The project proposes to collect runoff through the construction
of a storm drain system, and an on-site bio swale, as well as a proposed offsite retention basin
located to the west of the project site that will be utilized by the project site via a required
casement agreement. The facilities will treat storm water runoff, as well as collect stormwater
runoff from the project site. The Hydraulic Analysis in the Tier 4 Stormwater Control Plan
conducted by Ashley Vance Engineering, Inc. (June 7, 2017) has concluded that with the
inclusion of the proposed bio-retention facilities, there will be a reduction in the flow leaving the
project site in a 2 through 100-year storm event when compared to pre project conditions.
Therefore, less than a significant impact would result.

The project will also be required to comply with the City’s 2013 Stormwater Ordinance.

By law, all grading of the site must conform to the erosion control requirements of the National
Pollutant Discharge Elimination System (NPDES}) regulations. As such, erosion and siltation
during the construction period would be minimized and would result in less than significant
impacts.

d. Alter Drainage Pattern: The existing drainage pattern of the site flows south west as sheet flow to
the Santa Ynez River. The drainage pattern would not change as a result of this project, and in fact
may improve from an erosion perspective, since peak runoff rates are expected to be lower in a
post-project environment. Impacts are considered less than significant.

e. Runoft/Stormwater Drainage System Capacity: See items b. and d.

f. Substantially Degrade Water Quality: Increase in potential erosion and sedimentation to
drainages is expected with grading activitics, which could impact water quality. However,
compliance with the NPDES and Regional Water Quality Control Board Resolution R3-2013-
0032 (Adopted July 12, 2013, which addresses Post-Construction Stormwater Management
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Requirements for development projects, essentially updating previous SWPPP regulations)
would result in less than significant impacts. Also see items b. and d.

g. Housing within Floodplains: The entire project site is located within the 100-year flood area
as determined by the National Flood Insurance Rate Maps (FIRM) and General Plan Floodplain
map. However, no housing is proposed as part of the project. No impacts to housing would
occur.

h. Flood Hazards: Based on National Flood Insurance Rate Maps (FIRM) and General Plan
Floodplain maps, the entire project site is located within the 100-year flood zone. In order to
mitigate potential impacts to a less than significant level, the proposed structure will be required
to be built a minimum of 2 feet above base flood elevation. Additionally, as a condition of
approval, the Public Works Department is requiring a hydraulic and hydrologic study from the
applicant that must demonstrate there will be no adverse impact to upstream properties and no-
rise in the floodway. Once the recommendations of this study are implemented, the project is
not expected to significantly impact existing development along the river upstream.

i. Flooding and Dam Failure: The project site is located in a dam failure inundation hazard area
as identified in the City’s Safety Element of the General Plan. However, the number of persons
working or using the site is not significant and adequate warning would be given to evacuate the
site. The impacts are not considered significant.

j- Seiche, Tsunami, Volcano: The site is not located in the vicinity of any body of water that
could result in a seiche or tsunami, and no volcanic activity occurs in the region. No impacts
would result.

Findings and Mitigation: Since no significant impacts were identified, no mitigation is
required.

Less Than
ISSUES: Potentially Significant Less Than
Significant With Significant No Impact
Impact Mitigation Impact
Incorporated

X, LAND USE AND PLANNING - Would the project:

a) Physically divide an established community?

b} Conflict with any applicable land use plan, policy, or regulation
of an agency with jurisdiction over the project (including, but not
limited to the General Plan, specific plan, local coastal program, or
zoning ordinance) adopted for the purpose of avoiding or
mitigating an environmental effect?

¢) Conflict with any applicable habitat conservation plan or natural
communities conservation plan?

a. Physical Division of Fstablished Communities: The proposed project is an urban infill site, on
the edge of existing development in an industrial portion of the City. As such, it does not divide
an established community.
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b., c. Policy Consistency/Habitat Plan: The proposed project is consistent with the applicable
policies of the Buellton General Plan and meets the development standards of the Buellton
Municipal Code. No habitat or conservation plans exist within the City of Buellton. A policy
consistency analysis is provided below.

GENERAL PLAN POLICY CONSISTENCY

The consistency of the proposed project with the applicable General Plan policies is described in
the paragraphs below.

Land Use Element

Policy L-5: New development shall not be allowed unless adequate public services are available
to serve such new development.

Consistent: Adequate infrastructure exists in the area to serve the proposed project.

Policy L-11: New development shall incorporate a balanced circulation network that provides
safe, multi-route access for vehicles, bicycles and pedestrians to neighborhood centers,
greenbelts, other parts of the neighborhood and adjacent circulation routes.

Consistent: The project will include bike racks to encourage bicycle use, and will maintain
access to an existing easement along the Santa Ynez River, which is planned to accommodate a
future multi-purpose trail under the City’s 2012 Bicycle and Pedestrian Master Plan,

Policy L-12: All exterior lighting in new development shall be located and designed so as to
avoid creating substantial off-site glare, light spillover onto adjacent properties, or upward into
the sky. The style, location, and height of the lighting fixtures shall be submitted with building
plans and shall be subject to approval by the City prior to issuance of building or grading
permits, as appropriale. '

Consistent: Lighting fixtures consistent with this policy and the Community Design Guidelines
are shown on the project plans. A photometric lighting plan was included with the project plans
and the lumens are within the standards required by the Buellton Municipal Code.

Policy 1-34: Industrial Development shall be encouraged in the area east of McMurray Road on
Easy Street and Commerce Drive, and on Industrial Way. '

Consistent: The project will add industrial development along Industrial Way.

Circulation Element

Policy C-2: Facilities that promote the use of alternate modes of transportation, including
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bicycle lanes and connections, pedestrian and hiking trails, park-and-ride lots and facilities for
public transit shall be incorporated where feasible into new development, and shall be
encouraged in existing development.

Consistent: The project will include bike racks to encourage bicycle use, and will maintain
access to an existing easement along the Santa Ynez River, which is planned to accommodate a
future multi-purpose trail under the City’s 2012 Bicycle and Pedestrian Master Plan.

Policy C-3: Level of Service “C'” or better traffic conditions shall be generally maintained on all
streets and intersections, lower levels of service may be accepted during peak times or as a
temporary condition, if improvements to address the problem are programmed to be developed.

Consistent: Based on the traffic study prepared for the project, all roads and intersections would
operate at LOS “C” or better.

Policy C-7: The City should discourage new commercial or industrial development that allows
customers, employees, or deliveries to use residential streets. The circulation system should be
designed so that non-residential traffic (especially truck traffic) is confined to non-residential
areas.

Consistent: No residential streets are needed to access the property.

Policy C-16: The City shall require the provision of adequate off-street parking in conjunction
with all new development. Parking shall be located convenient to new development and shall be
easily accessible from the street.

Consistent: The on-site parking meets Municipal Code requirements.

Policy C-20: In the process of considering development proposals the City shall use the full
amount of discretion authorized in the municipal code and CEQA for setting conditions of
approval to require new development to provide bicycle storage and parking facilities on-site as
well as reserve an offer of dedication of right-of-way necessary for bikeway improvements.

Consistent: The project will include bike racks to encourage bicycle use, and will maintain
access to an existing easement along the Santa Ynez River, which is planned to accommodate a

future multi-purpose trail under the City’s 2012 Bicycle and Pedestrian Master Plan.

Conservation and Open Space Element

Policy C/OS-2: Encourage implementation of Best Management Practices to eliminate/minimize
the impacts of urban runoff and improve water quality.

Consistent: Development must follow all applicable regulations set forth by the Regional Water
Quality Control Board and City of Buellton standards.
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Noise Element

Policy N-4: New commercial and industrial development should incorporate design elements to
minimize the noise impact on surrounding residential neighborhoods.

Consistent: The project is in an industrial-zoned area, surrounded by mostly existing industrial
and commercial uses. The majority of the activities associated with the project will occur inside
an enclosed building. The project also includes an outdoor patio/plaza area and two loading areas
for large trucks.

Policy N-7: Noise generated by construction activities should be limited to daytime hours to
reduce nuisances al nearby noise receptors in accordance with the hours and days set in the

adopted Standard Conditions of Approval.

Consistent: The project is subject to the construction restrictions outlined in the Standard
Conditions of Approval.

Public Facilities and Services Element

Policy PF-3: New development shall pay its fair share to provide additional facilities and
services needed to serve such development.

Consistent: The project is required to pay all development impact fees.
Policy PF-6: All new development shall connect to City water and sewer systems.
Consistent: The project proposes to connect to the City’s water and sewer systems.

Policy PF-9: Engineered drainage plans may be required for development projects which: (a)
involve greater than one acre, (b) incorporate construction or industrial activities or have paved
surfaces which may affect the quality of stormwater runoff, (c) affect the existing drainage
pattern, and/or (d) has an existing drainage problem which requires correction. Engineered
drainage plans shall incorporate a collection and treatment system for stormwater runoff
consistent with applicable federal and State laws.

Consistent: The entire project site is within the 100-year floodplain of the Santa Ynez River. The
proposed structure will be required to be built a minimum of 2 feet above the base flood
elevation. The project’s grading and drainage plan shows how runoff from the site will be
directed to the landscaped areas and an on-site bioswale vegetation area with storm drain inlets
located in these areas. The on-site storm drain will then direct the runoff to the off-site
stormwater retention basin. Improvements will be constructed under the direction of the Public
Works Department, and will be required to comply with all applicable regulations of the
Regional Water Quality Control Board.
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Safety Element

Policy §-1: New development (habitable structures including commercial and industrial
buildings) shall be set back at least 200 feet from the bank of the Santa Ynez River. A lesser
setback may be allowed if a hydro-geologic study by a qualified professional can certify that a
lesser setback will provide an adequate margin of safety from erosion and flooding due fo the
composition of the underlying geologic unit, to the satisfaction of the County Flood Conirol
District, and a lesser setback will not adversely impact sensitive riparian corridors or associated
plant and animal habitats, as determined by a qualified biologist, or planned trail corridors.
Puassive use trails may be allowed within setback areas.

Consistent: The proposed building within the project area is setback at least 200 feet from the
river bank. The off-site retention basin, a portion of the bioswale vegetation, and the proposed
trail connection are located within the 200-foot setback area. These types of amenitics are
permitted within the required 200-foot setback area from top of bank.

Policy 5-4: As a condition of approval, continue to require any new development to minimize
Mooding problems identified by the National Flood Insurance Rate Program.

Consistent: Onsite grading and fill will ensure that building will be located at least 2 feet above
the elevation of the 100-year flood zone. Additionally, post-project water surface elevations will
remain the same as pre-project water surface elevations (Ashley Vance Engineering, NFIP No
Rise Certification, May 2017).

Policy 8-7: All new development shall satisfy the requirements of the California Building Code
regarding seismic safety.

Policy S-9: Geologic studies shall be required as a condition of project approval for new
development on sites with slopes greater than 10%, and in areas mapped by the Natural
Resource Conservation Service (NRCS) as having moderate or high risk of liguefaction,
subsidence and/or expansive soils.

Policy 8-10: Require that adequate soils, geologic and structural evaluation reports be prepared
by registered soils engineers, engineering geologists, and/or structural engineers, as
appropriate, for all new development proposals for subdivisions or structures for human
occupancy.

Consistent: A soils investigation has been prepared for the project and the project is subject to
the California Building Code. A Final Soils Report will be required that incorporates the design
requirements and recommendations listed in the preliminary Soils Investigation conducted by
(FeoSolutions, Inc.

Policy S-12: New development should minimize erosion hazards by incorporating features into
site drainage plans that would reduce impermeable surface area, increase surface water
infiltration, and/or minimize surface water runoff during storm events. Such features may
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e Additional landscape areas,

e Parking lots with bio-infiltration systems,
e Permeable paving designs, and

o Storm water detention basins.

Consistent:

The project incorporates features called for in this policy, including an on-site

bioswale that will complement the proposed off-site retention basin to the west of the project site
that will be utilized to capture stormwater runoff. This will minimize erosion potential.

Project Consistency With M Zoning District Standards

See code section 19.02.210

Development Ordinance Requirement Proposed Project/Consistency
Standard
Land Use: Allowed Uses: Consistent; Proposed uses will

conform to allowed uses in the M
zone, per the Bueliton Municipal
Code.

Minimum Lot
Size

No minimum for new subdivisions or uses

nfa

East Property 10 ft. minimum for buildings (interior lots — Consistent ; 42 ft provided
Line 19,04.160)
West Property 10 ft. minimum (interior lots — 19.04.160) Consistent; 39.53 ft provided
Line
North Property | 10 fi. minimum (interior lots — 19.04.160) Consistent; 60 {t provided
Line
South Property | 10 ft. minimum (interior lots — 19.04.160) Consistent; 212 ft provided
Line
Interior Setback | None, unless required by the Uniform Building n/a

Code (UBC)
Site Coverage 50% maximum Consistent

Building Footprint: 66,822 st (30.2%)

Floor Area No maximum Consistent
Total floor area: 65,306 sf of leasable
space

Height Limit 45 ft, maximum Consistent:
45 ft tall from finish floor elevation.
Development Plan Modification
Required.

Landscaping

a. Overall Site a. 10% minimum of net lot area = 22,128 sf a. Consistent — 26,665 sf (12% of

Landscape proposed lot area) provided
b. Street b. Side and Rear property lines shall be landscaped | b. Interior lot — does not apply.
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foot wide planted arca

Frontage with minimum of 5-foot wide planter Landscaping provided around
perimeter of building and western,
Front property line minimum landscaping of a 10- | and southern edge of property.

Source: City of Buellton Municipal Code, Title 19, Zoning

plan or other land use plan?

L.ess Than

ISSUES: Potentially Significant With Less Than

Significant Mitigation Significant No

Impact Incorporated Tmpact Impact

XI. MINERAL RESOURCES - Would the project:
a) Result in the foss of availability of a known mineral resource X
that would be of value to the region and the residents of the state?
b) Result in the loss of availability of a locally-important mineral
resource recovery site delineated on a local general plan, specific X

a, b. Mineral Resources: The site does not support significant mineral resources, nor have any
been identified in local plans or resource inventories. The proposed project would not result in

impacts to mineral resources.

Findings and Mitigation: No impacts would oceur, thetrefore, no mitigation is required.

Less Than

ISSUES: Potentially Significant With Less Than

Significant Mitigation Significant
Impact Incorporation Tmpact

Impact

XII. NOISE - Would the project result in:

a} Exposure of persons to or generation of noise levels in excess of
standards established in the local general plan or noise ordinance, X
or applicable standards of other agencies?

b) Exposure of persons to or generation of excessive groundborne
vibration or groundborne noise levels?

¢) A substantial permanent increase in ambient noise levels in the
project vicimily above levels existing without the project?

d) A substantial temporary or periodic increase in ambient noise
levels in the project vicinity above levels existing without the X
project?

€) For a project located within an airport land use plan or, where
such a plan has not been adopted, within two miles of a public
airport or public use airport, would the project expose people
residing or working in the project area to cxcessive noise levels?

)} For a project within the vicinity of a private airstrip would the
project expose people residing or working in the projeet area to
excessive noise levels?
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a,b,c. The proposed project has industrial and commercial components with no outdoor work
areas proposed. No significant noise generating activities are proposed. All activities within the
City of Buellton shall conform to the noise standards in the Noise Element of the General Plan as
well as the noise regulations contained in the Municipal Code. Any violations would be
addressed through the City’s existing Code Compliance procedures. No significant impacts are
anticipated.

d. Construction noise is not expected to significantly impact noise sensitive receptors.
Assuming onsite construction equipment may temporarily generate noise levels up to 88 dBA at
50 feet from the equipment, and assuming that point source noise attenuates at a rate of 6dB per
doubling of distance, it is anticipated that the maximum noise levels experienced would be about
64 dB within 800 feet, and 58 dBA at 1,600 feet from the noise source. This does not account
any barrier attenuation from intervening structures. The nearest residential neighborhood is
roughly 800 feet away to the notth of the project site. Policy N-7 of the Noise element of the
General Plan requires that noise generated by construction activities should be limited to daytime
hours to reduce nuisances at nearby noise receptors in accordance with the hours and days set in
the adopted Standard Conditions of Approval. Impacts would therefore be less than significant.

e., f. The project is not located within an airport land use plan, within two miles of a public
airport or public use airport, or within the vicinity of a private airstrip. Neo impacts would occur.

Findings and Mitigation: Impacts would be less than significant, therefore no mitigation is
required.

Less Than
ISSUES: Potentially Significant With Less Than
Significant Mitigation Significant
Impact Incorporated Impact Impaect

XL POPULATION AND HOUSING -- Would the

project:

a) Induce substantial population growth in an area, either directly
(for example, by proposing new homes and businesses) or
indirectly {for example, through extension of roads or other
infrastructure)?

b) Displace substantial numbers of existing housing, necessitating
the construction of replacement housing elsewherg?

¢} Displace substantial numbers of people, necessitating the
construction of replacement housing elsewhere?

a. Population Growth: The site is planned for and zoned for industrial development. No impacts
would occur.

b, ¢. Displacement: The site is vacant and as such would not displace any residents. No impacts
would occur.

Findings and Mitigation: No impacts would occur, therefore, no mitigation is required.
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Less Than
ISSUES: Potentially Significant With Less Than
Significant Mitigation Significant No
Impact Incorporation Impact Tmpact

XIV. PUBLIC SERVICES - Would the project result in

substantial adverse physical impacts associated with the provision

of new or physically altered governmental facilities, need for new

or physically altered governmental facilities, the construction of

which could cause significant environmental impacts, in order to

maintain acceptable service ratios, response times or other

performance objectives for any of the public services:

a) Fire protection? X

b) Police protection? X

¢) Schools? X

d) Parks? X

¢) Other public facilities? X
a. Fire Services: The project arca is served by Station 31 of the Santa Barbara County Fire
Department located at 168 West Highway 246. The station is located within 0.5 miles of the
project site and is within the S-minute response time of the station. Fire protection impacts are
considered less than significant.
b. Police Services: The project area is served by the City of Buellton Police Department which is
contracted through the Santa Barbara County Sheriff’s Department. One patrol officer is on duty
at all times. No significant impacts have been identified with respect to Police services.
¢. School Services: The proposed project is commercial/industrial and would not generate
students and thereby impact school services. No impacts would occur,
d. Parks: The project is industrial/commercial and is not expected to impact parks or park
services. No impacts would occur.
e. Other Public Facilities: No other impacts to public services have been identified.
Findings and Mitigation: Impacts are considered less than significant, therefore, no mitigation
is required.

Less Than
ISSUES: Potentially Significant With Less Than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

XV. RECREATION -

a) Would the project increase the use of existing neighberhood and

regional parks or other recrcational facitities such that substantial X

physical deterioration of the facility would oceur or be

accelerated?

b) Does the project include recreational facilities or require the

construction or expansion of recreational facilities that might have X

an adverse physical effect on the environment?
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a. Demand for Parks and Recreation: The project is industrial/commercial and is not expected to
impact parks or park services. No impacts would occur.

b. Construction of Recreational Facilities: No recreational facilities are proposed as part of the
project. The project consists of an industrial warehouse complex. No adverse impacts would occur.

Findings and Mitigation: No impacts would occur, so no mitigation is required.

Less Than
ISSUES: Potentially Significant With Less Than
Significant Mitigation Significant
Impact Incorporated Impact Impact

XVI, TRANSPORTATION/TRAFFIC - Would the

project:

a) Cause an increase in traffic which is substantial in relation to the
existing traffic load and capacity of the street system (i.e., result in
a substantial increase in either the number of vehicle trips, the
volume to capacity ratio on roads, or congestion at intersections)?

b} Exceed, either individually or cumulatively, a level of service
standard established by the county congestion management agency X
for designated roads or highways?

¢) Result in a change in air traffic paticrns, inchiding either an
increase in traffic levels or a change in location that results in
substantial safety risks?

d) Substantially increase hazards to a design feature {e.g., sharp

curves or dangerous intersections) or incompatible uses (e.g., farm X
equipment)?
¢) Result in inadequate emergency access? X

f) Result in inadequate parking capacity?

g) Conflict with adopted policies supporting alternative
transportation {e.g., bus turnouts, bicycle racks)?

a, b. Traffic Congestion: A traffic study (July 18, 2017) has been prepared by Associated
Transportation Engineers {ATE) for the project. The traffic study is summarized below and is
hereby incorporated by reference into this initial study. The complete traffic study is available
for review at the Buellton Planning Department, 107 West Highway 246, Buellton and on the
City of Buellton website.

Regional access to the project site is provided by US 101 via the SR 246 interchange. Local
access is provided via Industrial Way. The Project will share access from Industrial Way with the
Terravant Wine building. There will be one additional access way via easement and an additional
emergency access.

Because traffic flow on urban arterials is most constrained at intersections, detailed flow analyses
focus on the operating conditions of critical intersections during peak travel periods. In rating
intersection operations, "Levels of Service" (LOS) A through F are used. LOS A and LOS B
represent primarily free-flow operations, LOS C represents stable conditions, LOS D nears unstable
operations with restrictions on maneuverability within traffic streams, LOS E represents unstable
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operations with maneuverability very limited, and LOS F represents breakdown or forced flow
conditions. The City of Buellton considers LOS C as the minimum standard for traffic operations
on City roadways and intersections. LOS D is considered acceptable as an interim condition
where programmatic implementation of transportation infrastructure improvements is planned to
take place over a period that would return the level of service to an acceptable level.

Existing Conditions

Existing Street Network

The circulation system is comprised of regional highways, arterials and collector streets, which are
illustrated on Figure 1 of the Transportation Analysis dated July 18, 2017. The following text
discusses the major roadways serving the site.

US Highway 101, located east of the Project, is a multi-lane highway serving the California coast
between Los Angeles and San Francisco. US Highway 101 is 4-lanes wide in the City of Buellton
and provides regional access to the Project.

SR 246, located north of the Project site, is an east-west state highway which extends from the
Pacific Ocean west of Lompoc through Buellton, Solvang and Santa Ynez, to SR 154 on the east.
SR 246 is a 4-lane arterial from the western Buellton city limit to Freear Drive near the Eastern city
limit.

Avenue of Flags is a north-south arterial roadway which parallels the west side of US Highway
101. Avenue of Flags serves the business area of Buellton between the US 101 SB off-ramp and the
Flying Flags RV Resort.

Industrial Way, located just east of the Project site is a north-south collector street which
terminates approximately Y4 mile south of SR 246. Access to the Project is proposed via 2
driveways on Industrial Way that will serve the Project and the Terravant Wine building.

Sycamore Drive, located west of the Project site, is a north-south collector street which terminates
approximately a quarter-mile north and south of SR 246.

Existing Intersection Operations

Existing lane geometries and traffic controls for the three study-area intersections are illustrated on
Figure 3 of the Transportation Analysis dated July 18, 2017. Existing peak hour volumes were
obtained for the study-area intersections from traffic count data collected by ATE in March of 2017.
Existing peak hour volumes are illustrated on Figure 4 of the Transportation analysis dated July 18,
2017. Existing levels of service were calculated for the study-area intersections using the Highway
Capacity Manual (HCM)" methodologies, as required by the City of Buellton. Traffic Table [

* Highway Capacity Manual, Transportation Research Board, 2010,
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presents the existing intersection levels of service (LOS calculations contained tin Technical
Appendix).

Traffic Table 1
Existing Levels of Service
Delay / LOS (a)
Intersection Control AM Peak PM Peak
#1 - SR 246/Sycamore Drive Unsignalized 11.0 Sec/LOS B 8.2 Sec/LOS A
#2 - SR 246/Industrial Way Signal 20.8 Sec/LOS C 17.4 Sec/LOS B
#3 ~ SR 246/Avenue of Flags Signal 274 8ec/LOSC 30.2 Sec/LOS C

{a) LOS based on average delay per vehicle in seconds pursuant to HCM procedures.
The data presented in Traffic Table 1 indicate that the study-area intersections currently operate at

LOS C or better during the A.M. and P.M. peak hour periods, which meets the City’s LOS C
operating standard.

Project Generated Traffic

Trip generation estimates were developed for the Project using rates presented in the Institute of
Transportation Engineers (ITE) Trip Generation manual for General Light Industrial (Land-Use
#110).” Traffic Table 2 presents trip generation estimates for the Project.

Traffic Table 2
Project Trip Generation

ADT AM Peak Hour PM Peak Hour

Land Use Size Rate Trips Rate Trips Rate Trips
Light Industrial 74,300 6.97 518 0.92 68 0.97 72

As shown in Traffic Table 2, the Project is forecast to generate 518 average daily trips, 68 AM peak
hour trips, and 72 PM peak hour trips.

Traffic Table 3 below shows the trip distribution pattern developed for the Project. The trip
distribution pattern was developed based on existing traffic flows and the surrounding land uses in
the area.

Trip Generation, Institute of Transportation Engineers, ol Edition, 2012.
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Traffic Table 3
Project Trip Distribution Percentages

Origin/Destination Direction Percentage

East 35%

SR 246 West 35%

North 20%

Avenue of the Flags South 10%

Total 100%

Project Traffic impacts

Intersection Impacts

Levels of service were calculated for the study-area intersections based on the Existing + Project
volumes. Traffic Table 4 lists the Existing + Project levels of service for the study-area
intersections.

Traffic Table 4
Existing + Project Levels of Service
Delay / LOS (a)
AM Peak Hour PM Peak Hour
Intersection Existing Existing+Project Existing Existing+Project

#1 « SR 246/Sycamore Drive 11.0 Sec/LOSB | 11.2 Sec/LOSB 8.2 Sec/LOS A 8.3 Sec/LOS A
#2 - SR 246/Industrial Way 20.8 Sec/LOS C | 24.8 Sec/LOSC 17.4 Sec/LOS B 17.5 8ec/LOS B
#3 - SR 246/Avenue of Flags 274 8ec/LOSC | 27.6 Sec/LOSC | 30.2 Sec/LOS C 30.8 Sec/LOSC

(a) LOS based on average delay per vehicle in seconds pursuant to HCM procedures.

The data presented in Traffic Table 4 indicate that the study-area intersections will continue to
operate at LOS C or better with Existing + Project traffic, which meets the City’s LOS C standards.
Based on the City’s impact threshold criteria, the Project would not generate significant impacts at
the study-area intersections.

Cumulative Traffic Impacts

Intersection Operations

Cumulative traffic volumes were forecast for the study-area intersections assuming development of
the approved and pending projects proposed within the City of Buellton (a copy of the March 2017
list summarizing the approved and pending projects is contained the Technical Appendix for
reference). Trip generation estimates were developed for the cumulative projects using the rates
presented in the I'TE Trip Generation Report. Cumulative traffic volumes are shown on Figure 7 and
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Cumulative + Project volumes are shown on Figure 8 of the Transportation analysis dated July 18,
2017. Traffic Table 5 compares the Cumulative and Cumulative + Project levels of service for the
study-area intersections.

Traffic Table 5
Cumulative + Project Levels of Service
Delay / LOS (a)
AM Peak Hour PM Peak Hour
Intersection Cumulative Cumulative+Project Cumulative Cumulative+Project

#1 - SR 246/Sycamore Drive | 11.4 Sec/LOS B 11.5 Sec/LOS B 8.3 Sec/LOS A 83 8ec/LOS A

#2 - SR 246/Industrial Way 30.6 Sec./LOS C 30.8 Sec/LOSC 18.0 Sec/LOSB 23.0 Sec/LOSC

#3 - SR 246/Avenue of Flags | 27.7 Sec/LOS C 27.9 8ec/LOSC 32.2 Sec./LOS C 33.3 Sec/LOSC

{a) LOS based on average delay per vehicle in sceonds pursuant to HCM procedures.

The data presented in Traffic Table 5 indicate that the study-area intersections are forecast to
opetate at LOS C or better with Cumulative and Cumulative + Project Traffic, which meets the
City’s LOS C standard. Based on the City’s impact threshold criteria, the Project would not
contribute to cumulative impacts at the study-area intersections.

Site Access and Circulation

Access is proposed via three driveways with two access easements as shown in Figure 9 of the
Transpoartation analysis dated July 18, 2017. The Project will share access with the Terravant Wine
building and the Ascendant Spirits building located just east of the Project site. Primary access to
the Project is proposed via a shared driveway on Industrial Way located on the north side of the
Ascendant Spirits building. This connection also provides access to the Figueroa Mountain Brewing
Company on the north side or the road. Secondary access is proposed via a second driveway located
between the Terravant Wine building and the Ascendant Spirits building. A third driveway located
south of the Terravant Wine building would be controlled by a fence and a gate and used for
emergency access only.

The Project is forecast to generate 518 average daily trips which would use the two shared access
connections. Given the low volume of traffic on the existing circulation system, the additional
traffic generated by the Project would be accommodated by the proposed access easements. It is
recommended that lane striping and a stop sign be installed at the primary access connection
adjacent to the Project’s driveway to better organize the intersection, as show on Figure 10 of the
Transportation analysis dated July 18, 2017. This will be included as a condition of approval for the
project.

Pedestrian and Bicycle Facilities

There are existing pedestrian sidewalks along both sides of Industrial Way from SR 246 and its
terminus. Pedestrian sidewalks are also provided on both sides of State Route 246 between
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Avenue of Flags and Sycamore Drive. The City of Buellton’s bicycle and pedestrian master plan
proposes Class 11 bicycle routes for State Route 246 and Class III bicycle routes for Industrial
Way. These facilities will be able to accommodate pedestrian and bicycle traffic generated by the
Project.

Congestion Management and Program Analysis

The Santa Barbara County Association of Governments (SBCAG) has developed a set of traffic
impact thresholds to assess the impacts of land use decisions made by local jurisdictions on regional
transportation facilities located within the Congestion Management Program (CMP) roadway
system. The following guidelines were developed by SBCAG to determine the significance of
project-generated traffic impacts on the regional CMP system.

1. For any roadway or intersection operating at "Level of Service" (LOS) A or B, a
decrease of two levels of service resulting from the addition of project-
generated traffic.

2. For any roadway or intersection operating at LOS C, project-added traffic that
results in LOS D or worse.

3. For intersections within the CMP system with existing congestion, the following
table defines significant impacts.

. Project-Added
Level of Service Peak Hour Trips
LOSD 20
LOSE 10
LOSF 10

For freeway or highway segments with existing congestion, the following table
defines significant impacts.

. Project-Added
Level of Service Peak Hour Trips
LOSD 100
LOSE 50
LOSF 50

Potential Intersection Impacts

The traffic analysis found that the intersections along SR 246 arc forecast to operate at LOS C or
better under Existing + Project and Cumulative + Project traffic conditions. These operations are
acceptable based on the CMP standards. Therefore, the Network Project would not impact the CMP
intersections in the study-area.
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Potential Freeway Impacts

The Network Project would add less than 100 peak hour trips to U.S. Highway 101 north and south
of SR 246. Based on CMP criteria, the project would not significantly impact the freeway segments

within the study-area.

c. Air Traffic: No airports are located in the vicinity of the project.

d. Traffic Hazards: Please see discussion in sections a. and b. above.

e. Emergency Access: The proposed project does not block any identified emergency access
routes, nor would it generate traffic that could impair such routes.

f. Parking: The project is providing the Municipal Code required parking. No impacts would

ocCur.

g. Alternative Transportation: The project design does not inhibit the use of bicycles, and in fact

provides bike racks and onsite walkways.

Findings and Mitigation: The proposed project would not create significant project or
cumulative related traffic impacts. However, the intersection configuration at the primary access
point at the north east corner of the project site could create traffic conflicts. The requirement for
striping and signage at this corner has been included as a condition of approval. The project is
also required to pay the City’s AB 1600 traffic mitigation fee. .

Monitoring:

Planning Department will verify installation of striping and signs prior to final occupancy.

ISSULES:

Potentially
Significant
Impact

Less Than
Significant
Wiih
Mitigation
Incorporated

Less Than
Significant
Tmpact

Tmpact

XVII. TRIBAL CULTURAL RESOURCES -
Would the project:

a) Would the project cause a substantial adverse
change in the significance of a tribal cultural resource,
defined in Public Resources Code section 21074 as
either a site, feature, place, cultural landscape that is
geographically defined in terms of the size and scope
of the landscape, sacred place, or object with cultural
value to a California Native American tribe, and that
is:

i) Listed or eligible for listing in the Califomia
Register of Historical Resources, or in a local
register of historical resources as defined in Public
Resources Code section 5020.1(k), or

39
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ii) A resource determined by the lead agency, in its
discretion and supported by substantial evidence,
to be significant putsuant to criteria set forth in
subdivision (c¢) of Public Resources Code Section
5024.1. In applying the criteria set forth in
subdivision (c) of Public Resource Code Section
5024.1, the lead agency shall consider the
significance of the resource to a California Native
American tribe.

a. Tribal Cultural Resources. The property is an urban infill site that is currently vacant. The site
is highly disturbed as a result of past flooding events. Therefore, if any tribal cultural resources
were present on the site in the past, it is highly unlikely that they would be present today.
Additionally, Mitigation Measure CR-1 in the Cultural Resources section includes a Halt Work
Order requirement in the unlikely event that any cultural resources are discovered. The
procedures laid out in this mitigation measure would be followed in the event any cultural
resources are discovered. The City has followed the required AB52 consultation prior to release
of this initial study. No impacts to tribal cultural resources have been identified.

Less Than
ISSUES: Potentially Significant With Less Than
Significant Mitigation Significant

Impact Incorporated Impact Impact

XVI, UTILITIES AND SERVICE SYSTEMS -
Would the project:

a) Exceed wastewater treatment requirements of the applicable
Regional Water Quality Control Board?

) Require or result in the construction of new water or wastewater
treatment facilities or expansion of existing facilities, the
construction of which could cause significant environmental
effects?

¢) Require or result in the construction of new storm water
drainage facilities or expansion of existing facilities, the
construction of which could cause significant environmental
effects?

d) Have sufficient water supplies available to serve the project
from existing entitlements and resources, or are new or expanded X
entitlements needed?

e) Result in a determination by the wastewater treatment provider
which serves or may serve the project that it has adequate capacity
to serve the project's projected demand in addition to the provider's
existing commilments?

) Be served by a landfill with sufficient permitted capacity to

accommodate the project's solid waste disposal needs? X

g) Comply with federal, state, and local statutes and regulations x
related to solid waste?

a. Wastewater Treatment Requirements: The anticipated use of the site is not anticipated to
generate waste of increased or concentrated strengths. All elements of the project will connect to
the public sewer system via a private sewer lift station located on the project site, for ultimate
treatment at the City’s wastewater treatment plant. An Industrial Discharge Permit will be
required for all future processing and manufacturing facilities that may occupy some of the units.
Impacts would be less than significant.

b., e. Water and Wastewater Facility Construction: The General Plan already accounts for
development of the intensity proposed as part of the project. Therefore, its water consumption
and wastewater generation characteristics are already accounted for in the General Plan and

City of Buellton
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associated Environmental Impact Report. There would be no residents at the site. Water use is
estimated at approximately 5.4 acre-feet per year. The City has adequate water supply with its
three sources of water. The City’s wastewater treatment plant has a total capacity of 650,000
gallons per day, and has a current average daily flow of approximately 450,000 gallons per day.
Utilizing the use factor of 90 percent of water used becoming wastewater, the project generation
will increase the current average daily flow by less than 1 percent (approx. 4,401 gallons per
day). The existing wastewater treatment plant and sewer mains have sufficient capacity to
accommodate the project’s flows. Impacts would be less than significant.

c. Storm Drain Construction: The project would convey drainage to proposed on-site storm
drain inlets through the project site and located in vegetated areas, including the vegetated swale.
The storm drain would direct the flow to a private off-site stormwater retention basin facility to
the west of the project site that will be constructed via easement agreement with the adjacent
property owner. No additional impacts are anticipated. The impacts would be less than
significant.

d. Water Supplies: This project would increase the demand for domestic water from the City’s
supplies; however, the City has adequate supply to service the project without obtaining new or
expanded water entitlements. The City has an estimated water supply capacity of 1,563 acre-feet
per year. The estimated water demand for the project is 5.4 acre-feet per year. Impacts would be less
than significant.

f., g. Solid Waste: No significant solid waste impacts have been identified with respect to the
proposed project.

Findings and Mitigation: No significant impacts would occur, so no mitigation is required.

City of Buellton
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Less Than

XIX. MANDATORY FINDINGS OF ootentially | ignificant With | S5 Than
ignificant Mitigation Significant Impact
SIGNIFICANCE Tmpact ttigatt Fmpact P
Incorporated

a} Does the 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 X
community, reduce the nuimber or restrict the range of a rare or
endangered plant or animal or eliminate important examples of the
major periods of California history or prehistory?

b) Does the project 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)?

¢} Does the project have environmental effects that will cause
substantial adverse effects on human beings, either directly or X
indirectly?

a. Impacts related to drainage and water quality were determined to be less than significant.
Compliance with stormwater and other water quality regulations ensures that the project’s
impacts are not cumulatively considerable. Potential impacts related to biological resources and
cultural resources were identified, however the appropriate mitigation measures have been
included to mitigate these impacts to a less than significant level and ensure that there are no
cumulatively considerable impacts. The project is also required to comply with federal, state and
local laws that address biological resources. Standard conditions of approval would also apply.
There are no important examples of major period of California history or prehistory that will be
impacted by this project.

b. No potential cumulative impacts were identified for the project.

¢. The incorporation of required mitigation measures and adherence to General Plan policies
would reduce all impacts that have the potential to affect human beings to a less than significant
level. Mitigation measures are required for the following issues: hazards and hazardous
materials.

City of Buellton
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Appendix A

Project Vicinity Map

City of Buellfon
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Vicinity Map
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Appendix B

Project Plans (attached as a separate file)

City of Buellfton
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Appendix C

Email From Crystal Huerta, Army Corps of Engineers, Dated July 5, 2017

City of Buellton
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Andrea Olson

From: Gavin Moores <gavinm@cpdginc.com>

Sent: Friday, July 7, 2017 12:13 PM

To: Andrea Olson

Ce: Marc Bierdzinski

Subject: FW: Buellton Project (The Network, Blue 5)_Corps File No. SPL-2017-00429-CLH)
Importance: High

Andrea just wanted to make sure you have this letter from the Army Corp.

GAVIN MQORES | CPDG Inc
C: 805.896-0474 | O: 805.692.4701| E-mail: gavinm@CPDGinc.com
Websites: www.cphhomes.com & : www.cpcustombuilders.com

——-0riginal Massage--—

From: Huerta, Crystal L CIV USARMY CESPL (US} [mailto:crystal huerta@usace. army.mil]

Sent; Wednesday, July 05, 2017 1.1:15 AM

To: lohn Davis <jdavis@dudek.com>

Cc: Gavin Moores <gavinm@cpdginc.com>; march@cityofbuellton.com; Rains, Sarah@Wwildlife
<Sarah.Rains@wildlife.ca.gov>

Subject: RE: Buellton Project {The Network, Blue 5}_Corps File No. SPL-2017-00429-CLH)
Importance: High

John: Thank you for your submittal and meeting with me in the office.

| have reviewed your submittals. The Corps’ evaluation process for determining if you need a permit is based on whether
or not the proposed project is located within or contains a water of the United States, and whether or not the propaosed
project includes an activity potentially regulated under Section 10 of the Rivers and Harbors Act or Section 404 of the
Clean Water Act. If both conditions are met, a permit would be required. | have determined the proposed project does
not reguire a permit under Section 404 of the Clean Water Act. As part of the evaluation process, pertaining to the first
test only, we have made the jurisdictional determination below.,

Based on available information, we have determined there are not waters of the LS. on the project site, in the [ocation
depicted in your email. Notwithstanding this determination, your proposed projeci may be regulated under other
Federal, State, and local laws.

If you need any additional information please let me know.
Thank you.

Crystal L.M. Huerta

Biologist, Senior Project Manager

North Coast Branch (CESPL-RGN)

Los Angeles District, U.S. Army Corps of Engineers Regulatory Division, Ventura Field Office
2151 Alessandro Drive, Suite 110

Ventura, CA 93001
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Tel: (805) 585-2143
Please consider the environment before printing this emaill

*Please note that Fridays are my AWS day off. Should you email me on Friday, I'll respond to your message as so0n as
possible the following Monday.

Assist us in better serving you! You are invited to complete our customer survey, located at the following link:
http://corpsmapu.usace.army.mil/fcm_apex/f?p=regulatory_survey

Loyalty * Duty * Respect * Selfless Service * Honor * Integrity * Persanal Courage

From: John Davis {mailto:jdavis@dudek.com]

Sent: Saturday, June 24, 2017 12:02 AM

To: Huerta, Crystal L CIV USARMY CESPL (US) <crystal.huerta@usace.army.mil>

Cc: 'Gavin Moores' <gavinm@cpdginc.com>; march@cityofbuellton.com; Rains, Sarah@Wildlife
<Sarah.Rains@wildlife.ca.gov>

Suhbject: [Non-DoD Source] RE: Buellton Project {The Network, Bue 5) - USACE Review
Importance: High

Crystal,

Thank you again for meeting with me late Wednesday moming (June 21) to discuss the non-jurisdictional hydrologic
features on the BUE 5 or The Hub project site in Buellion. As | indicated, the City and their peer reviewer, Rincon
Consultants, requested that we present these features to the U.5. Army Corps of Engineers pricr to the initiation of
CEQA to ensure impacts to any jurisdictional features were adequately analyzed in the IS-MND. We recently conducted a
site visit with Sarah Rains of the California Department of Fish and Wildlife (CDFW) on the Network (Bue 5) project site
as well as another site to the east, which borders Zaca Creek {The Hub, Bue 17). For clarity, I'm only requesting a review
of the Network (Bue 5) project site in this email. Ms. Rains was confident that the CDFW would not take jurisdiction over
these iwo swales on the Network site. Although the swales display evidence of an OHWM, they are absolutely not
hydrologically connected to a RPW or TNW {i.e., Santa Ynez Creek). They also do not contain a defined bed and bank or
riparian vegetation. The hydrologic features of interest are isolated swales caused by and drain storm water run-off from
the hardscape developments to the north and appear to be or have been maintained (tilling or furrows can be seen
crossing the swale perpendicular in photo 2712}. Upland mustard and non-native invasive grasses line the swale on the
northwest border of the site. No wetlands or wetland vegetation (dominance of FAC, FACW, or OBL) exist in the swale
ar other portions of the site. In coordination with the City of Buellton on recent developments to the north/north east
and adjacent to the project where the swales originate {i.e., Harry's Building), it appears that no permits were issued by
the U.S. Army Corps of Engineers for those developments.

| am requesting concurrence from the U.S. Army Corps of Engineers that the project site displayed in the attached (to
this email) exhibits and photographs and presented during our meeting does not contain jurisdictional feature per the
Clean Water Act Section 404 under the U.5. Army Corps of Engineers jurisdiction.

Per your request, | have included lat/long or UTMV of the site's location {(near middle of site].

Lat: 34.610036°
Long: -120.203504°
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Section: 10 S
Fasting: 756426.00 m E
Northing: 3833355.00m N

Thank you for your time and consideration on this request.
Sincerely,

John H. Davis IV, MS, CE
Senior Ecologist

-—-0Original Message--—---

From: Huerta, Crystal L CI\¥ USARMY CESPL (US) [mailto:crystal.huerta @usace.army. mil]
Sent: Wednesday, June 21, 2017 7:44 AM

To: lohn Davis

Subject: RE: Buelltan Project - USACE Review (Field or Office)

See you then. We do have visttor internet. 1 have to obtain that password from my management. | should have it for
you,

Crystal 1.M. Huerta

Biologist, Senior Project Manager

North Coast Branch {CESPL-RGN}

Los Angeles District, U.S. Army Corps of Engineers Regulatory Division, Ventura Field Office
2151 Alessandro Drive, Suite 110

Ventura, CA 33001

Tel: {805)585-2143
Please consider the environment before printing this emaill

*Please note that Fridays are my AWS day off. Should you email me on Friday, I'll respond to your message as soon as
possible the following Monday.

Assist us in better serving you!l You are invited to complete our customer survey, located at the following link:
Blockedhttp://corpsmapu.usace.army.mil/cm_apex/f?p=regulatory_survey

Loyalty * Duty * Respect * Selfless Service * Honor * Integrity ¥ Personal Courage

-——--0riginal Message-----

From: John Davis [maitto:jdavis@dudek.com)

Sent: Wednesday, June 21, 2017 6:34 AM

To: Huerta, Crystal L CIV USARMY CESPL. {US) <crystal.huerta @usace.army.mil>
Subject: [Non-DoD Source] RE: Buelfion Projeci - USACE Review {Field or Office)
Importance: High

Crystal,

Okay, !'ll stop by at 11am. Does that work far you?
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Also, do you have visitor internet? Do | need {o request in advance?
Thanks,

John H. Davis IV, MS, CE
Senior Ecologist

-—--0riginal Message——

From: Huerta, Crystal L CIV USARMY CESPL {US) [mailto:crystal.huerta@usace.army.mii]
Seni: Tuesday, June 20, 2017 2:23 PM

To: John Davis

Subject: RE: Buellton Project - USACE Review (Field or Office)

John: Good for tomorrow meeting. The call is in the afternoon.

Crystal L.M. Huerta

Biologist, Senior Project Manager

North Coast Branch (CESPL-RGN)

Los Angeles District, U.S. Army Corps of Engineers Regulatory Division, Ventura Field Office
2151 Alessandro Drive, Suife 110

Ventura, CA 93001

Tel: {805) 585-2143
Please consider the environment before printing this email!

*Please note that Fridays are my AWS day off. Should you email me on Friday, I'll respond to your message as soon as
possible the following Monday.

Assist us in better serving you! You are invited to complete our customer survey, located at the following link:
BlackedBlockedhttp://corpsmapu.usace.army.mil/cr_apex/f?p=regulatory_survey

Loyalty * Duty * Respect * Selfless Service * Honor * Integrity * Personal Courage

-—--Qriginal Message-—--

From: John Davis [mailto:jdavis@dudek.com)]

Sent: Tuesday, June 20, 2017 6:48 AM

To: Huerta, Crystal L CIV USARMY CESPL {US) <crystal. huerta@usace.army.mil>
Suhject: [Non-DoD Source] RE: Buellton Project - USACE Review (Field or Office)
Importance: High

Thanks Crystal,
I'il keep Wednesday late AM on open and available. I'm also available on Thursday and Friday, however, more
restrictive in time. 1'm also trying to get my revised report out this week, so Wednesday, the latest Thursday would be

ideal. I'm on vacaticn in Alaska next week.

To answer your question: No connectivity.
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Iohn H. Davis IV, MS, CE
Senior Ecologist

--—-—-Qriginal Message-—-—

Fram: Huerta, Crystal L CIV USARMY CESPL (US) [mailto:crystal.huerta@usace.army.mil]
Sent: Monday, June 19, 2017 5:04 PM

To: John Davis

Subject: RE: Buellton Project - USACE Review (Field or Office)

Afternoon lohn: | have a pending conference call with EPA and the Service so | cannot commit to Wednesday
unfortunately, Why don't we tentatively meet in the office here in Ventura. | can keep you posted on my pending
meeting.

Is there connectivity?

Crystal L.M. Huerta

Biologist, Senior Project Manager

North Coast Branch {CESPL-RGN)

Los Angeles District, U.5. Army Corps of Engineers Regulatory Division, Ventura Field Office
2151 Alessandro Drive, Suite 110

Ventura, CA 93001

Tel: (805) 585-2143
Please consider the environment before printing this email!

*Please note that Fridays are my AWS day off. Should you email me on Friday, I'll respond to your message as soon as
possible the following Manday.

Assist us in better serving you! You are invited to complete our customer survey, located at the following link:
BlockedBlockedBlockedhttp://corpsmapu.usace. army.mil/cm_apex/f?p=ragulatory_survey

Loyalty * Duty * Respect * Selfless Service * Honor * Integrity * Personal Courage

-—--Driginal Message---—

Fram: John Davis [maitto:jdavis@dudek.com]

Sent: Monday, lune 19, 2017 2:14 PM

To: Huerta, Crystal L CIV USARMY CESPL (US) <crystal.huerta@usace.army.mil>
Subject: [Non-DoD Source] Bueliton Project - USACE Review (Field or Office)
Importance: High

Crystal,

See attached figures for The Network site in Buellton. The hydrologic feature of question s the one along the west

project boundary. It was caused by the local development hardscaping and eventual storm water flow. The client plans
to contain it and delivery to an existing detention basin, which is always dry due 1o the sandy solls {i.e., high infiltration
rate). We haven't conducted a WD/JD yet since it was questionable to hegin with. Sarah Rains, CDFW, did not have any
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interest in permitting it under the Fish and Game Code (Streambed Alteration Agreement). We expect that it will be
covered under a municipal stormwater permit or similar for the project.

What time(s) can you meet on Wednesday? Field/Qffice? [ have an early morning meeting in Ventura and can make |ate
morning on.

John H. Davis IV, MS, CE
Senior Ecologist

DUDEK

621 Chapala Street
Santa Barbara, CA 93101
T: 805.308 . 8524
F:805.963. 2074

C: 805. 252 . 7996
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Exhibit A

The Network Project (BUE 5)
Mitigation Monitoring and Reporting Program

The Mitigation Measures set forth below are expressly derived from the environmental
analysis performed under the provisions of the California Environmental Quality Act of
1970, as amended (“CEQA™), in connection with the approved Project per Planning
Commission Resolution 17-15, dated December 7, 2017. In the event that the scope, nature,
extent, method, timing or location of construction changes from that set forth in the Project as
conditionally approved, such construction shall not proceed until or unless: (i) the change is
evaluated for environmental impacts; and (ii} appropriate measures are instituted to the
Project that mitigate the impacts (if any) to a level of insignificance. Such determinations
shall be made in the manner and subject to the limits prescribed in the Project Description.

The following describes the monitoring and timing requirements of the mitigation measures,
which are also incorporated in to the project as Conditions of Approval.

BIO-2a (Pre-Construction Survey — American Badger): Pre-construction surveys for
American badger shall be conducted 30 days prior to the initiation of Project activities. If
evidence of this species is observed (old or new dens sites), potential dens should be
monitored with tracking material and or wildlife movement cameras. If a den is deemed
inactive for three consecutive days, a qualified biologist would excavate the den by hand with
a shovel to prevent American badgers from reusing the den during construction.

o If active natal dens are observed during the pupping season (February 15 to
July 1), a 200-foot buffer shall be flagged or fenced to avoid inadvertent
impacts to the den. Construction in this buffer zone would be postponed or
halted until the project biologist determines that the young are no longer
dependent on the natal den.

o If winter dens are found, a 50-foot buffer shall be flagged or fenced to avoid
inadvertent impacts to the den. If avoidance of the den is not possible during
the non-pupping season, an attempt shall be made by a qualified project
biologist to trap or flush the individual and relocate it to suitable open space
habitat. Badgers can also be relocated by slowly excavating the burrow,
removing no more than 4 inches at a time.

Monitoring: The applicant shall provide results of the survey to the City of Buellton
Planning Department. The survey shall be conducted by a qualified biologist. The
Plamning Department will verify compliance prior to issuing grading and/or building
permits.

BIO-2b (Pre-Construction Survey — Bat Species): Surveys should be performed to confirm
whether or not potential roosting vegetation exists in the proposed Project site vicinity.
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Surveys shall consist of two daytime visits to inspect suitable vegetation for roosting bats and
two dusk exiting surveys to detect bats leaving their roosts. Suitable vegetation should be
inspected on foot using a handheld spotlight during daylight hours to examine all suitable
vegetation for bat sign (e.g., guano, urine stains) and roosts. Surveys shall be conducted
thoroughly and quickly to minimize disturbance to bats. For the dusk exiting surveys, one
biologist should be positioned in an optimal location(s) to observe and count bats exiting
suitable vegetation.

o If potential roosts are determined to be present then the roosts must be
analyzed further to determine if the species is present and if maternity roosts
are present. If maternity roosts of any bat species are present, the CDFW shall
be notified and no work shall occur within 100 feet of the roost location of
any bat species until the end of the pupping.

o  For protection of young (e.g., unable to fly) and hibernating adults, all
project-related activities shall be avoided where roosts are present during the
winter and spring. No restrictions apply to project vehicle traffic or to
construction activity that occurs outside of the pupping season.

Monitoring: The applicant shall provide results of the survey to the City of Buellton
Planning Department. The survey shall be conducted by a qualified biologist. The
Planning Department will verify compliance prior to issuing grading and/or building
permits. :

BI10O-2¢ (Pre-Construction Survey — Nesting Birds): In compliance with the Migratory Bird
Treaty Act and the California Fish and Game Code, a pre-construction survey for nesting
birds is recommended within 30 days of ground disturbance activities associated with
construction or grading that would occur during the nesting/breeding season of native bird
species potentially nesting on the site (iypically February through August in the project
region).

o If active nests are found, clearing and construction within 300 feet of the nest
(500 feet for raptors), or at a distance deemed sufficient by the qualified
biologist or a buffer as authorized through the context of the Biological
Opinion and 2081b Incidental Take Permit {delineated with stakes or
fencing), will be postponed or halted undil the nest is vacated and juveniles
have fledged and there is no evidence of a second attempt at nesting.

o  No construction or project activities are permitted within this buffer until the
nest 1s vacated, juveniles have fledged and there is no evidence of a second
nesting attempt.

o The nest shall be monitored every other week by a qualified biologist until
fledglings become independent of the nest.

o Additionally, in the event that least bell’s vireos or southwestern flycatchers
are observed during the surveys, consuitation with the USFWS (and possibly
the State} would be required to ensure avoidance of this species.
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o The montioring biologist shall halt construction activities if he or she
determines that the construction activities are disturbing the nesting activities.
The monitor shall make practicable recommendations to reduce the noise or
disturbance near the nest. This may include 1) turning off vehicle engines and
other equipment whenever possible to reduce noise, 2) working in other areas
until the young have fledged, or 3) placing noise barriers to maintain the
noise at the nest to 60 dBA Leg. Hourly or less or to the preconstruction
ambient noise level if that exceeds 60 DBA Leq. Hourly.

o If the noise meets or exceeds the 60 dBA Leq threshold, or if the biologist
determines that the construction activities are disturbing nesting activities, the
biologist shall have the authority to halt the construction and shall devise
methods to reduce the noise and/or disturbance in the vicinity. This may
include methods such as, but not limited to, turning off vehicle engines and
other equipment whenever possible to reduce noise, installing a protective
noise barrier between the nest site and the construction activities, and
working in other areas until the young have fledged. If noise levels still
exceed 60 dBA Leq. Hourly at the edge of the nesting territories and/or a no-
construction buffer cannot be maintained, construction shall be deferred in
that area until the nestling have fledged.

o All active nests shall be monitored on a weekly basis until the nestlings
fledge. The qualified biologist shall be responsible for documenting the
results of the surveys and the ongoing monitoring and for reporting these
results to CDFW and USFWS. The monitoring biologist will review and
verify compliance with thes nesting boundaries and will verify that the
nesting efforts have finished. Unrestricted construction activities can resume
when no other active nests are found.

Monitoring: The applicant shall provide results of the survey to the City of Buellton
Planning Department. The survey shall be conducted by a qualified biologist. The
Planning Department will verify compliance prior to issuing grading and/or building
permits.

BIO-2d (Pre-Construction Survey — Blainsville’s horned lizard and California legless
lizard): Pre-construction surveys for Blainville’s horned lizard and California legless lizard
shall be conducted 30 days prior to the initiation of Project activities. Subject species of
surveys may vary depending on timing and species’ activity patterns. At any time of vear
when Project activities are initiated, pre-construction surveys shall be conducted for
Blainville’s horned lizards in open friable soils and California legless lizards in riparian
habitats and areas with loose sand. If these species are observed in the construction zone, all
work shall be halted and the City and CDFW shall be contacted within 24 hours of the
observation.

o A salvage and relocation plan shall be implemented to allow a qualified
biologist to capture and relocate the species away from ground disturbance
and into protected open space. The relocation plan will consist of a plan
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which allows a qualified project biologist to approach and capture individuals
observed within the construction zone. Individuals will then be transported
and relocated into open space, which may include suitable habitats for this
species along or within the Santa Ynez River, as appropriate. Within 24 hours
of relocation, a brief report documenting details of the observation and
relocation will be provided to the CDFW and City. The report will include
details on date/time when species was first observed, re-locating biologist,
and coordinates for where the species was first observed and relocated.
Descriptions of the habitat and suitability of where the species was relocated
will also be provided in the report.

Monitoring: The applicant shall provide results of the survey to the City of Buellton
Planning Department. The survey shall be conducted by a qualified biologist. The
Planning Department will verify compliance prior to issuing grading and/or building
permits.

BIO-2e (Avoidance Plan): Although California red-legged frog and western spadefoot are
not likely to occur; a California red-legged frog and western spadefoot avoidance plan should
be prepared and include specified work conditions (i.e., rain), construction equipment work
areas, and measures to keep the species from entering the site, which may include monitoring
and silt fence placement.

o In addition to preparing an avoidance plan; if any California red-legged frogs
or western spadefoots are observed within the construction zones, the
applicant must stop work and contact the USFWS and CDFW and shall
implement appropriate avoidance measures, as determined by the qualified
biologist and approved by the USFWS and CDFW to ensure protection of
these species. Work shall not resume until the applicant receives written
{email) notice from the USFWS and CDFW.

Monitoring: The applicant shall provide the avoidance plan to the City of Buellton
Planning Department. The Avoidance Plan shall be prepared by a qualified biclogist.
The Planning Department will verify compliance prior to issuing grading and/or
building permits. [n the event that a California red-legged frog or western spadefoot
is observed within the construction zone, the applicant must also notify the City of
Buellton Planning Department and provide documentation from the USFWS and
CDFW prior to commencing construction.

BIO-3a (Tree Removal and Replacement): When mature non-native trees (i.e., trees with a
trunk diameter at breast height of 8 inches or more) are removed to accommodate new
development, they shall be replaced at a ratio of at least two trees for every one tree removed,
or such additional number and size of trees as considered appropriate by the reviewing body
at the time of approval of such development. Mature native trees with a trunk diameter at
breast height of 8 inches or more, including oaks, shall be replaced at a ratio of at least three
new trees for every one tree removed. Replacement trees for removed native or non-native
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trees should be native, from locally-sources stock, using species indicated on the City’s
approved tree planting list.

Monitoring: Prior to removal of any protected tree, the applicant shall obtain written
approval from the Planning Department.

B10-3b (Native Tree Protection): Existing protected trees on and adjacent to the project site
shall be avoided through setbacks and installation of protective fencing to the extent feasible
during demolition and construction. All fencing must be installed prior to the beginning of
construction activities.

Monitoring: The Planning and Public Works Departments will verify that the
protective fencing is installed prior to issuance of grading permits.

BIO-3c (Temporary Construction Fencing): Temporary construction fencing shall be
installed in the area between the sandbar willow thickets and the new retention basin.

Monitoring: The Planning and Public Works Departments will verify that temporary
construction fencing is installed prior to issuance of Grading Permits.

CR-1: Halt Work Order for Archaeological Resources. If unanticipated cultural resources
are exposed during construction of a Project, all earth disturbing work within the vicinity of
the find must be temporarily suspended until an archaeologist has evaluated the nature and
significance of the find. After the find has been appropriately mitigated, work in the area may
resume. A representative should monitor any mitigation excavation associated with the
Native American materials.

Monitoring: Upon notification by project developer of discovery of a potential find,
Planning Department will verify that archacologists and native American
representatives have been contacted to evaluate the materials found and, if necessary
to monitor any consequent mitigation activities.

HAZ-1: Phase I Environmental Site Assessment. Prior to issuance of building permits, a
Phase I Environmental Site Assessment prepared in accordance with the standards for such
assessments promulgated by the EPA shall be conducted by a qualified professional to
determine the potential for onsite soil contamination, and the recommendations of that report
(if any) shall be followed.

Monitoring:

The Planning Department will verify that the Phase 1 ESA has been completed, and
that its recommendations are followed prior to issuance of building and/or grading
permits.
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The Network Project (BUE 5)
Mitigation Monitoring and Reporting Verification Checklist
Mitigation Measure Responsibility Timing Verification

BIO-2 (A-E).
Special Status Plant Species Survey,
Avoidance, and Restoration Plan

Planning Department

Prior to issuance of
Grading and/or Building
Permits

BIO-3 (A). Planning Department Prior to removal (if
Native Tree Removal and Replacement applicable)

BIO-3 (B}). Planning/Public Works Prior to issuance of
Native Tree Protection Department Grading permit
BIO-3(C}. Planning/Public Works Prior to issuance of
Temporary Construction Fencing Department Grading Permit

CR-1
Halt Work Order for Archaeological
Resources

Planning Department

Immediately upon
discovery, if necessary

HAZ -1
Phase | Environmental Site Assessment

Planning Department

Prior to issuance of
Grading and/or Building
permits




CITY OF BUELLTON
Planning Commission Staff Report

Planning Director Review: _MPB

Agenda Item No.: 3
To: Planning Commission
From: Marc Bierdzinski, City Manager
Date: December 7, 2017
Subject: Discussion and Possible Uses for the City Owned Property at 480
Central Avenue
BACKGROUND

The City recently purchased the property located at 480 Central Avenue. The property is
zoned RM-16 (Multi-Family Residential — 16 Units per acre) and is 0.26 acres in size.
An aerial photo is included as Attachment 1 and the zoning map is included as
Attachment 2. Residential uses are located to the west, north, and south of the property.
To the east are a public alley and a commercially zoned lot.

The City Council has directed staff to research the planning aspects and economic
impacts of the following uses of the property:

Community garden

Mixed use of multi-family residential and office/retail
Multi-family residential (4 units maximum})
Civic/Community Center

Public parking lot

The City Council also wanted the input from the Planning Commission on the
appropriate land uses for the property. Kosmont Companies, the City’s economic
consultant, prepared a cost-benefit analysis of the above uses. It is included as
Attachment 3 and summarized below.

Kosmont evaluated fiscal revenue impacts for six (6} development scenarios for the
approximately 0.20 acres (11,300 square feet) of land at 480 Central Avenue in Buellton:

1. Multi-family residential

2. Mixed-use residential / office

3. Mixed-use residential / civic use (e.g. historical society)
4. Civic use (e.g. historical society)
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5. Community garden
6. Public parking

For each development scenario, on-site land uses (e.g. square footages, unil counts,
parking spaces) were determined in accordance with City zoning code. Kosmont
estimated potential assessed valuation, on-site residents and employment, and related
fiscal revenue generation for the City, including property taxes, sales tax, franchise fees,
service revemues, and potential ground lease / parking district revenues. Fach
development scenario offered its own set of potential community benefits, such as fiscal
revenue generation, parking, housing supply, jobs, support of civic uses, aesthetics,
community amenities, and polential incentives for developers via the Development
Opportunity Reserve / DOR.

When comparing the various development scenarios, the development of 480 Central
Avenue as off-site parking for commercial uses on the Avenue provides additional
parking capacity and enables the potential incentivization of development on the Avenue
via the Specific Plan DOR program and affords the highest level of potential revenue
generation (lease/parking revenue) for the City. This scenario also involves the lowest
level of initial capital expenditure for improvements with limited maintenance costs,
while reserving the ability to construct vertical building improvements in the future as
economic conditions may change. Analysis detail is attached for reference as Attachment
3

RECOMMENDATION

That the Planning Commission provide a recommendation to the City Council on the
most appropriate land use for the property.

ATTACHMENTS

Attachment 1 — Vicinity Map
Attachment 2 — Zoning Map
Attachment 3 — Economic Analysis
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Zoning Map
480 Central Avenue
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