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CI'TY OF BUIEILLTON

PLANNING COMMISSION AGENDA

Regular Meeting of January 18, 2018 — 6:00 p.m.
City Council Chambers
140 West Highway 246, Buellton, California

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

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

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

REORDERING OF AGENDA

PRESENTATIONS
None
APPROVAL OF MINUTES

1. Minutes of the regular Planning Commission meeting of December 21, 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

2. Resolution No. 18-01 — “ A Resolution of the Planning Commission of the City of Buellton,
California, Recommending City Council Approval of a Mitigated Negative Declaration (17-
MND-03) and Mitigation Monitoring and Reporting Program for The Hub Project Located
at the Southern Terminus of Industrial Way, Assessor’s Parcel Number (99-690-033, and
Making Findings in Support Thereof”’

and

Resolution No. 18-02 - “A Resolution of the Planning Commission of the City of Buellton,
California, Recommending City Council Approval of a Final Development Plan (16-FDP-
06) and Tentative Tract Map (TTM 31061) for The Hub Project Located at the Southern
Terminus of Industrial Way, Assessor’s Parcel Number 099-690-053, and Making Findings
in Support Thereof”

OTHER BUSINESS
WRITTEN COMMUNICATIONS
PLANNING COMMISSIONER COMMENTS
PLANNING DIRECTOR REPORT
ADJOURNMENT
To the next regularly scheduled Planning Commission meeting of Thursday, February 1,
2018 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 BUELILTON

PLANNING COMMISSION MEETING MINUTES
December 21, 2017 — 6:00 p.m.
City Council Chambers, 140 West Highway 246
Buellton, California

CALL TO ORDER
Chair Dunstan called the meeting to order at 6:03 p.m.
PLEDGE OF ALLEGIANCE

Commissioner Hammel led the Pledge of Allegiance

ROLL CALL
Present: Commissioners Patty Hammel, Dan Heedy, Marcilo Sarquilla, and
Chairman Brian Dunstan
Absent: Vice Chair Joe Padilla
Staff: City Manager Marc Bierdzinski
Contract City Planner Irma Tucker
Assistant Planner Andrea Keefer
Staff Assistant/Planning Technician Clare Barcelona
REORDERING OF AGENDA
None
PRESENTATIONS
None
ELECTION OF OFFICERS

1. Election of Chair and Vice Chair
Motion by Commissioner Heedy and seconded by Commissioner Sarquilla to nominate
Brian Dunstan to serve as Planning Commission Chairman for calendar year 2018.
Motion passed with a 4-0 voice vote.

Motion by Chair Dunstan and seconded by Commissioner Sarquilla to nominate Dan
Heedy to serve as Planning Commission Vice Chair for calendar year 2018.
Motion passed with a 4-0 voice vote.
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2. Appointments to Green Team Committee
The Planning Commission unanimously appointed the following Commissioners to the
Green Team for 2018: :

o Dan Heedy
o Patty Hammel

PRESENTATIONS
None
APPROVAL OF MINUTES
3. Minutes of the regular Planning Commission meeting of December '/, 2017

MOTION:
Chair Dunstan moved and Vice Chair Heedy seconded the motion to approve the Minutes
of December 7, 2017.

VOTE:
Motion passed with a 4-0 voice vote.

PUBLIC COMMENTS
None
CONSENT CALENDAR
None
CONTINUED PUBLIC HEARINGS

4. 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 Ciily of Buellton,
California, Approving a Final Development Plan (16-FDP-07) and Lot Line Adjustment
(17-11.A-03) for The Network (BUE 5) Project Located at the Southern Terminus of
Industrial Way, Assessor’s Parcel Numbers 099-690-045, 099-6906-046 and 099-690-001, and
Making Findings in Support Thereof” '
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STAFF REPORT:

Assistant Planner Andrea Keefer presented the staff report. She stated that wording has
been added to Condition #33 of Resolution No. 17-15 clarifying the types of easements
that are required.

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

DISCUSSION/SPEAKERS:
The Public Hearing is being continued from the December 7, 2017 Planning Commission
Meeting.

Gavin Moores, Applicant, addressed some proposed changes to the project including the
possibility of an on-site retention basin.

The Commission discussed the following:
o  Traffic study calculations and concerns

Chair Dunstan closed the Public Hearing at 6:23 p.m.

MOTION:

Vice Chair Heedy moved and Chair Dunstan seconded the motion adopt 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”

YOTE:
Motion passed with 4-0 roll call vote.

MOTION:

Vice Chair Heedy moved and Chair Dunstan seconded the motion adopt 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
Thereof” with added wording to condition #33 and add a condition that an alternate on-site basin
subject to review by City Public Works.

YOTE:
Motion passed with 4-0 roll call vote.

NEW PUBLIC HEARINGS

None
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OTHER BUSINESS
None
WRITTEN COMMUNICATIONS
None
PLANNING COMMISSIONER COMMENTS
Vice Chair Heedy had a question regarding speed surveys. Mr. Bierdzinski answered

that speed studies will be done on the Avenue of Flags, Second Street and Central
Avenue when funding becomes available.

PLANNING DIRECTOR REPORT

City Manager Bierdzinski updated the Commission on the status of several upcoming
projects, announced an opening on the City Council and stated that the January 4™ 2018
Planning Commission meeting will be cancelled.

ADJOURNMENT

Chair Dunstan adjourned the meeting at 6:28 p.m. to the next regular scheduled meeting
of the Planning Commission to be held January 18, 2018 at the City Council Chambers,
140 West Highway 246, Buellton.

Brian Dunstan, Planning Commission Chair

ATTEST:

Clare Barcelona, Planning Commission Secretary

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



CITY OF BUELLTON

Planning Commission Agenda Staff Report

To:
From:
Meeting Date:

Subject:

BACKGROUND/DISCUSSION

Owner: Peter Hauber
Agent: Gavin Moores

Planning Director Review:z,%
Planning Commission Agenda Item No: 2

The Honorable Chair and Commission Members
Marc Bierdzinski, City Manager/Planning Director
January 18, 2018

Resolution No. 18-01 - “A Resolution of the Planning
Commission of the City of Buellton, California,
Recommending City Council Approval of a Mitigated
Negative Declaration (17-MND-03) and Mitigation
Monitoring and Reporting Program for The Hub Project
Located at the Southern Terminus of Indusirial Way,
Assessor’s Parcel Number 099-690-053, and Making
Findings in Support Thereof”;

and

Resolution No. 18-02 — “A Resolution of the Planning
Commission of the City of Buellton, California,
Recommending City Council Approval of a Final
Development Plan (16-FDP-06) and Tentative Tract Map
(TTM 31061) for The Hub Project Located at the Southern
Terminus of Industrial Way, Assessor’s Parcel Number
099-690-053, and Making Findings in Support Thereof”

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

APN: 099-690-053

Peter Hauber, property owner, and Gavin Moores, agent (“Applicant™) have submitted an
application for a Final Development Plan (16-FDP-06) and Tentative Tract Map (TTM
31061) for airspace condominium purposes. The 17.22-acre property is located at the
southern terminus of Industrial Way in Buellton on Assessor’s Parcel Number 099-690-
053 (Attachment 1 - Vicinity Map).
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The proposed project consists of a Final Development Plan (16-FDP-06) and Tentative
Map for Airspace Condominium Purposes (31061) for a mixed use projeci with the
following uses:

o 50 Apartment units and a community center in three buildings. There is a mix of 1
and 2 bedroom units

o 46,676 square feet of industrial space in 4 buildings

28,066 square feet of office/business space in 2 buildings with 4 rooftop residential

units

323 parking spaces

Dedicated open space with public trails and paths

Restoration of Zaca Creek

A 3-lot tentative tract map for airspace condominium purposes to allow sale of

individual residential and industrial/commercial units

a 0 0o O

Under the City’s General Plan and Zoning Ordinance, the southern portion of the
property is designated as OS (Open Space) and the northern portion is M (Industrial and
Manufacturing). The proposed structures are located outside of the 200-foot Santa Ynez
River setback area and the 50-foot Zaca Creek setback areca. However, the
industrial/commercial buildings are located within the 100-year floodplain boundary.
Therefore, the buildings are required to be built a minimum of 2 feet above base flood
elevations. Parking is located throughout the property. There is one primary access point
located at the southwest corner of the site that is provided via an easement agreement
across the adjoining property to Industrial Way. A bridge crossing of Zaca Creek is
required. Emergency access is provided by an existing easement through the Rancho de
Mana property to the east.

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.

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 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.
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Consistent: The project will include bike racks to encourage bicycle use, and will provide
easements and access for a trail along the Santa Ynez River pursuant fo 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 siyle, location, and height of the lighting fixtures shall be
submitted with building plans and shall be subject to approval by the City prior fo
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.

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 uses I[ndustrial Way for access.

Cireulation Element

Policy C-2: Facilities that promote the use of alternate modes of transportation,
including 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 provide
casements and access for a trail along the Santa Ynez River pursuant to the City’s 2012
Bicycle and Pedestrian Master Plan.

Policy C-5: Level of Service “C” or better traffic conditions shall be generally
maintained on all streets and intersections, lower levels of service may be accepled
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 indusirial 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.
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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 provide
easements and access for a trail along the Santa Ynez River pursuant to the City’s 2012

Bicycle and Pedestrian Master Plan.

Conservation and Open Space Element

Policy C/OS-2: Encourage implementation of Best Management Practices 1o
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.

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, with residential to the north and
east. Activities associated with the project will occur inside enclosed buildings.

Policy N-7: 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.

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.

Consgistent: 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
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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 sysiem for stormwater runoff consistent with applicable federal and State laws.

Consistent: A portion of the project site is within the 100-year floodplain of the Santa
Ynez River, however no development is proposed to occur within the floodplain, with the
exception of a passive trail and habitat restoration. The project’s grading and drainage
plan shows how runoff from the site will be directed to proposed detention basins. Onsite
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 indusitrial
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 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
hiologist, or planned trail corridors. Passive use trails may be allowed within setback
areas.

Consistent: The proposed buildings within the project area are setback at least 200 feet
from the river bank. A proposed trail connection will also be located in the setback area.
No other uses will be located in within the 200-foot setback area.

Policy S-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 buildings will be located at lcast 2
feet above the elevation of the 100-year flood zone.

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

Policy 8-9: 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 liquefaction,
subsidence and/or expansive soils.

Policy S-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.
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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.

Policy 8-12:

[w]

o 0 ©

New development should minimize erosion hazards by incorporating
Jeatures 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 a bio-
filtration system to treat and capture stormwater on-site. This will minimize erosion

potential.

Project Consistency with M/Mixed Use Zoning District Standards

Business/Research: 1 per 300 sf
One bedroom apt: 1 space per
unit
Two bedroom apt: 2 spaces per
unit
Guest parking: 1 per 5 units
306 required

Development
Feature City Requirement Proposed Project Consistency
Minimum Lot Area No minimum 17.22 acres Consistent
Front Setback 20 feet 107 feet Consistent
Side Setback Nong, 1¢ feet minimum along 14.5 feet and 40 feet Consistent
street
Rear Setback Minimum of 10 feet Excess of 200 feet Consistent
from top of bank

Landscaping 15% Minimum >50% Consistent

.. S Consistent
Res. Open Space 250 sf per unit: 13,500 sf 5,617 sf amenities and

required over 5 acres of open
space

Site Coverage 60% Maximum 18% Consistent
Height Limits 45 feet 37 feet Consistent
Res. Density 8 units per acre 3.2 units per acre Consistent
Parking Industrial: 1 per 500 sf 323 proposed Consistent

Source: City of Buellton Municipal Code, Title 19, Zoning.
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Project Components

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

Mixed Use Buildings

Ten buildings are proposed as follows:

o Two office/business space buildings that total 28,066 square feet with 4
rooftop residential apartments

o Four industrial buildings that total 46,767 square feet

o Tifty apartment units in three buildings and one community center building

o 323 parking spaces

Retention Basins

Two bio-retention basins on the south portion of the site would collect all storm water
from the site.

Architecture and Visual Quality

The architecture of the proposed project is considered Agrarian as defined in the City’s
Community Design Guidelines. Additional construction level details of the building
architecture will be required as part of the building permit submittal.

The building materials include vertical wood siding, stucco, tilt up concrete, standing
seam metal and asphalt shingle roofing, metal awnings, and split face block accents
(Attachment 2). The building design is consistent with the community design guidelines
and a color and materials board will be provided at the Planning Commission meeting.

Development of the project site would result in new buildings, separate trash building(s),
parking areas, habitat restoration and trails, and landscaping that would replace a vacant
parcel. These proposed improvements arc bounded on the north and east by existing
residential uses, with industrial uses to the west. 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 from the residential areas.

Building Height
The maximum allowed building height in the Industrial zone is 45 feet. The proposed

buildings are no higher than 37 feet and are therefore consistent with the height
requirements. :
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Signage

The proposed Master Sign Program is provided within Attachment 2. The proposed sign
program is partially inconsistent with City standards described in Section 19.04.172 of
the Municipal Code. Conditions will be added to bring the signage into conformance.
Within Industrial zones, there is a maximum limit of 200 square feet of signage along the
street frontage. However, this project has no street frontage, but the width of the property
is 500 feet. Therefore, a maximum of 200 square feet of signage is allowed.

The following signs are proposed:

o A 112 square foot primary entry monument sign
o 4 feet tall by 28 feet wide
o Two large (24 square feet — 6 feet tall and 4 feet wide) and two small (10 square
feet — 4 feet tall and 2.5 feet wide) vehicular wayfinding signs
o One residential (10 square feet — 4 feet high) directory sign and two industrial
directory signs (6 square feet — 7 feet high)
One 4 square foot community center sign
Twenty (6 square foot) business blade signs on the 4 industrial buildings
Two (67 square feet) channel letter wall signs on the two business buildings
Twenty-five (2 square feet) residential unit IID sign

c 0O O O

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., one business directory sign is exempt from requiring a sign permit in developments
with two or more tenants, therefore, one of the three business directory signs does not
count toward total sign area allowed.

The following summarizes the project signage:

1 112 SF 112 SF

2 687 SF 134 SF

20 6 SF 120 SF
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—
1 4 SF 4 SF
24 SF (2) and 10
a & 68 SF
3 10 SF (1()25)71"d 6 SF 22 SF - (1 sign is exempt)
460 SF B

* However, these signs need to be reduced to 5 square feet of sign area each to be exempt from the
overall sign area maxinmum of 200 square feet

As noted in the table, the project exceeds the maximum allowed sign arca by 62 square
feet. Staff recommends that the sign program be approved with the following conditions:
that the sign area be reduced by 62 square feet and that the master sign program be
revised accordingly, including providing accurate areas for each sign. Also, the vehicular
wayfinding signs shall be reduced to 5 feet in height and a maximum of 5 square feet
each to comply with the Municipal Code (any exceedence of 5 square feet will be
counted towards the overall sign area for the project). These corrections shall be made
prior to Zoning Clearance approval. All signs must be approved by the Planning
Department prior to installation.

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.

Parking

A total of 323 parking spaces are provided on the site. A total of 306 parking spaces are
required. Please see the zoning compliance table for the parking calculations.

Trash Enclosure Location(s)

Several trash and recycle locations are provided for all of the buildings. Two for the
business hub buildings, four for the industrial buildings, and four for the residential
buildings.

Access

The primary vehicular access to the project site is through an existing access easement
located at the southwest comer of the property to Industrial Way. A bridge will be
required over Zaca Creek. A pedestrian sidewalk is proposed from Industrial Way to the
project site. An emergency access point only is located on the east side of the property
through the Rancho de Maria property (via an existing casement).

Habitat/Trails
The southern third of the property along with the Zaca Creek corridor with will undergo

habitat restoration. This includes public trails through the property and raptor roosting
areas and interpretive signage. The east-west portion of the trail will be part of the City’s
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river trail. All public trails will be maintained by the property owner. An off-site trail
along the east side of the project site provides access for the Rancho de Maria
development to the trail system.

Drainage

Storm drain inlets are located throughout the project site along with bio-swales that
connect to two bio-retention basins on the southern portion of the site. The size and
design of the retention basin will be required to meet all requirements of the Public
Works Department.

Private Sewer Lift Station

A private sewer lift station is proposed in order to pump the sewage to the City’s
treatment plant.

Affordable housing

Per the City’s inclusionary housing requirements, 15%, or 8.1 units, are required to be
affordable to lower, low, and moderate income houscholds. The applicant proposes to
pay the housing in-lieu fee as opposed to providing the actual units. This is allowed per
the Municipal Code and staff is in support. However, the Planning Commission may
recommend that the actual units be provided on-site.

Per the applicant:

The purpose of the rvesidential apariments is to provide private local workforce
housing focused to the workforce of local businesses. In addition, we are
committed to supporting the City’s goal of providing affordable housing by
paying the appropriate fee to the City’s affordable housing trus! fund.

To target the local workforce, we will specifically market 50% of the units first to
tenants of the Hub project for occupancy by their employees. Following an initial
45-day offer to Hub employees, the units will be made available fo workers on
Industrial Way for another 45 days. Finally, there will be an additional 45 days of
availability to qualified residents of Buellton before the apariments are marketed
Jfor rent outside of Bueliton.

Planning Commission Comments
A Preliminary review of the Project was held on January 19, 2017, 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. The method of ensuring that the housing units are for employees in the area.
Please see page 1 of applicant response in Attachment 4.

2. The 3.18 unit per acre density is acceptable.
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No response necessary.

3. How will the affordable housing requirements be met?
Please see page 1 of applicant response in Attachment 4.

4. Provide architectural elevations of the carports. Placing solar on top is acceptable.
Please see page 3 of applicant response in Attachment 4.

5. Address the privacy issues with the apartments and parking lot and walking areas.
Additional landscaping has been provided to address this concern.

6. Add texture to the concrete tilt up buildings. The Commission felt is was too plain
looking.
The architectural elevations have been changed to address this concern.

7. The Commission appreciates taking the environment into account with the project
design and that you should work with local groups to educate the public about the
habitat areas. .

The applicant has been in contact with local neighbors.

ENVIRONMENTAL REVIEW

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 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 was circulated for public and agency
review and comment from December 19, 2017, through January 18, 2018.

Copies of the Initial Study/Mitigated Negative Declaration were made available to the
public at the Planning Department on December 19, 2017, and the Initial Study/Mitigated
Negative Declaration was distributed to interested parties and agencies, and is included as
Attachment 3. On December 14, 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. Comments
received up to the Planning Commission public hearing will be provided under separate
cover.
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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.

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

o & ¢ o o O O

The complete list of conditions is included within Planning Commission Resolution No.
18-02.

RECOMMENDATION

That the Planning Commission consider the adoption of Resolutions No 18-01 and 18-02
as follows (separate motion for each):

Resolution No. 18-01 - “A Resolution of the Planning Commission of the City of
Buellton, California, Recommending City Council Approval of a Mitigated Negative
Declaration (17-MND-03) and Mitigation Monitoring and Reporting Program for The
Hub Project Located at the Southern Terminus of Industrial Way, Assessor’s Parcel
Number 099-690-053, and Making Findings in Support Thereof”;

and

Resolution No. 18-02 — “A Resolution of the Planning Commission of the City of
Buellton, California, Recommending City Council Approval of a Final Development Plan
(16-FDP-06) and Tentative Tract Map (TTM 31061) for The Hub Project Located at the
Southern Terminus of Industrial Way, Assessor’s Parcel Number 099-690-053, and
Making Findings in Support Thereof”

ATTACHMENTS

Planning Commission Resolution No. 18-01
Planning Commission Resolution No. 18-02
Attachment 1:  Vicinity Map
Attachment 2:  Project Plans
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Attachment 3:  Initial Study/Mitigated Negative Declaration
Attachment 4:  Response letter from applicant



PLANNING COMMISSION RESOLUTION NO. 18-01

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
BUELLTON, CALIFORNIA, RECOMMENDING APPROVAL OF A
MITIGATED NEGATIVE DECLARATION (17-MND-03) AND MITIGATION
MONITORING AND REPORTING PROGRAM FOR THE HUB PROJECT
LOCATED AT THE SOUTHERN TERMINUS OF INDUSTRIAL WAY,
ASSESSOR’S PARCEL NUMBER 099-690-053, AND MAKING FINDINGS IN
SUPPORT THEREOF ”

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

WHEREAS, Peter Hauber, property owner, and Gavin Moores, agent,
(collectively “Applicant”) have filed an application for approval of a Final Development
Plan (16-FDP-06) and Tentative Tract Map for Airspace Condominium Purposes (TTM
31061) to allow the construction of 54 apartments, 46,676 square feet of industrial space,
and 28,066 square feet of office/business space and associated improvements (the
"Application") on property located at the southern terminus of Industrial Way (APN 099-
690-053) in the City of Buellton within the Industrial “M” Zone and Open Space “OS”
Zone (the "Site"); and,

WIIEREAS, 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 December
19, 2017, was circulated for public and agency review and comment from December 19,
2017, through, and including January 18, 2018. Copies of the Initial Study/Mitigated
Negative Declaration were made available to the public at the Planning Department on
December 19, 2017, and the Initial Study/Mitigated Negative Declaration was distributed
to interested parties and agencies. On December 14, 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, xx comment letters were received during the circulation period (fo
be filled in after the Planning Commission meeting once the public review period closes).

WHEREAS, the Initial 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 (attached to the Initial Study/Mitigated Negative
Declaration and incorporated herein by reference) 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 January 18, 2018) 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 January 18, 2018, 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 recommends approval of the
Mitigated Negative Declaration and recommends adoption of 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 18" day of January 2018.

Brian Dunstan, Chair

Clare Barcelona, Planning Commission Secretary
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STATE OF CALIFORNIA )
COUNTY OF SANTA BARBARA ) SS
CITY OF BUELLTON )

I, Clare Barcelona, Planning Commission Secretary of the City of Buellton, do
hereby certify that the above and foregoing Resolution No. 18-01 was duly passed and
adopted by the Planning Commission of said City at a regular meeting thereof, held on
the 18™ day of January 2018, by the following vote, to wit.

AYES: 0O
NOES: ()
ABSENT: ()

NOT VOTING: ()

IN WITNESS WHEREOF, I have hereunto set my hand this 18" day of
January 2018.

Clare Barcelona
Planning Commission Secretary



PLANNING COMMISSION RESOLUTION NO. 18-02

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
BUELLTON, CALIFORNIA, RECOMMENDING APPROVAL OF A FINAL
DEVELOPMENT PLAN (16-FDP-06) AND TENTATIVE TRACT MAP (TTM
31061) FOR THE HUB PROJECT LOCATED AT THE SOUTHERN TERMINUS
OF INDUSTRIAL WAY, ASSESSOR’S PARCEL NUMBER 099-690-053, AND
MAKING FINDINGS IN SUPPORT THEREOF

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 Peter Hauber, property owner, and Gavin Moores, agent, hereinafter referred to
collectively as the “Applicant”, requesting approval to develop The Hub Project, located at the
southern terminus of Industrial Way (APN 099-690-053). 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-06) and Tentative Tract Map (T'TM 31061):
The proposed mixed use project consists of the following uses:

O

o

o o 0 0

50 Apartment units and a community center in three buildings. There is a mix of 1
and 2 bedroom units

46,676 square feet of industrial space in 4 buildings

28,066 square feet of office/business space in 2 buildings with 4 rooftop
residential units

323 parking spaces

Dedicated open space with public trails and paths

Restoration of Zaca Creek .

A 3-lot tentative tract map for airspace condominium purposes

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 January 18,
2018 (“PC Public Hearing™).
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2. All 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-06, TTM 31061, and the set of project plans
dated June 13, 2017 (Architectural, Civil, Landscaping) and August 9,
2017 (Tentative Tract Map)

b. The staff report dated January 18, 2018

c. The Initial Study and Mitigated Negative Declaration for the project (17-
MND-03), dated December 19, 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 January 4, 2018 (the “PC Public Notice™), more than the minimum
of 10 days in advance of the PC Public Hearing conducted on January 18, 2018.

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
be interested in the matter on January 4, 2018, more than the minimum of 10 days
in advance of the PC Public Hearing.

3. The PC Public Notice was posted in two public locations on January 4, 2018,
more than the 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 December 19, 2017, through, and including,
January 18, 2018. Copies of the Initial Study/Mitigated Negative Declaration were
made available to the public at the Planning Department on December 19, 2017, and
the Initial Study/Mitigated Negative Declaration was distributed to interested parties
and agencies. On December 14, 2017, a Notice of Availability of the Inifial
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
18-01. Planning Commission Resolution 18-01 was adopted prior to the consideration
of Planning Commission Resolution 18-02.

D. Consistency Declarations. Based on (i) the evidence presented in the project file
(incorporated herein by reference), (ii) consultations with affected City Departments,
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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.

ii.

iii.

iv.

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, the project is consistent with the
mixed use regulations, 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.

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.

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 profection 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
area. The project site allows a mixed use project.
Surrounding land uses are residential and open space to the
north and east and industrial to the west. The proposed
project is expected to be compatible with the surrounding
area.
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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 easements
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. Tentative Tract Map.

a. Findings:

L

ii.

iil.

iv.

The proposed subdivision, including its design and
improvements, is consistent with Buellton’s General Plan
and the City’s subdivision ordinance pursuant to the Public
Works Director.

The site is physically suitable for the type of development
proposed as the site is planned and zoned for mixed use
development per the Buellton Zoning Ordinance and
General Plan.

The site is physically suitable for the proposed density of
development as the mixed use development meets the
standards of the Buellion General Plan and Zoning
Ordinance.

The design of the subdivision or the proposed
improvements will not cause substantial environmental
damage or injure fish or wildlife or their habitat as
mitigation measures are being made conditions of approval
to reduce significant environmental impacts to a level of
insignificance.

The design of the subdivision or the proposed
improvements will not likely cause serious public health
problems as no public health issues have been identified on
the property.
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The design of the subdivision or the type of improvements
will not conflict with easements, acquired by the public at
large for access through or use of, property within the
proposed subdivision; or that substantially equivalent
alternate easements are provided.

The discharge of sewage from the proposed subdivision
into the community sewer system will not result in
vioclation of existing requirements prescribed by the
California Regional Water Quality Control Board.

No new street names are being proposed so proposed street
names are consistent with the types of names used
elsewhere in the community and, where applicable, are
logical extensions of those existing in the area of the
subdivision.

The proposed subdivision is consistent with all applicable
provisions of this title, and the Buellton zoning ordinance,
including but not limited to minimum lot area
requirements, any other applicable provisions of this code,
and the Subdivision Map Act.

SECTION 4: Based on the findings set forth in Sections 2 and 3, and subject to the
conditions attached hereto, the Planning Commission hereby recommends to the City Council
approval of the Final Development Plan (16-FDP-06) and Tentative Tract Map (TTM 31061).

PASSED, APPROVED and ADOPTED this 18th day of January 2018.

ATTEST:

Brian Dunstan
Chair

Clare Barcelona
Planning Commission Secretary
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STATE OF CALIFORNIA )
COUNTY OF SANTA BARBARA ) S8
CITY OF BUELLTON )

I, Clare Barcelona, Planning Commission Secretary of the City of Buellton, do hereby
certify that the above and foregoing Resolution No. 18-02 was duly passed and adopted by the
Planning Commission of said City at a regular meeting thereof, held on the 18™ day of January
2018, by the following vote, to wit.

AYES: 0
NOES: 0
ABSENT: 0
NOT VOTING: ()

IN WITNESS WHEREOF, have hereunto set my hand this 18" day of
January 2018.

Clare Barcelona
Planning Commission Secretary
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A.

CONDITIONS OF APPROVAL

THE HUB PROJECT
FINAL DEVELOPMENT PLAN 16-FDP-06
TENTATIVE TRACT MAP TTM 31061

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 Peter
Hauber (Property Owner) and Gavin Moores (Agent) (collectively, the Property
Owner and Agent shall be referred to as the “Applicant”) for a Final Development
Plan (16-FDP-06), and Tentative Tract Map for airspace condominium purposes
(TTM 31061) for a residential and industrial mixed use project and associated
improvements in support of those facilities (“The Project”). The 17.22-acre
property is located at the southern terminus of Industrial Way, and is defined as
Assessor’s Parcel Number 099-690-053 (“The Property”). The Property is
currently vacant. The project plans that are included in this approval are dated
June 13, 2017, and August 9, 2017 (Tentative Tract Map).

The proposed project consists of the following uses:

o 50 Apartment units and a community center in three buildings. There
is a mix of 1 and 2 bedroom units

o 46,676 square feet of industrial space in 4 buildings

28,066 square feet of office/business space in 2 buildings with 4

rooftop residential units

316 parking spaces

Dedicated open space with public trails and paths

Restoration of Zaca Creek

A 3-lot tentative tract map for airspace condominium purposes

(o]

6 o o o

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: (i)
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obtain a Zoning Clearance (hereinafter 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 Applicant has satisfied all pre-construction conditions of
approval. To the extent any condition ot 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 & Illustrate 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. Fxcept 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 Peter Hauber (Property Owner) and Gavin Moores
(Agent), and includes all agents, subdividers, developers, contractors,
workers and personnel employed on the Project, as well as all successors
and assigns of interest of Property Owner and Agent.

b. “Building Department” means the Building and Safety Division of the
County (and all successors and assigns thercof), 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.

d. “County” means the County of Santa Barbara.

e “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

f. “Final Building Inspection Clearance” means acknowledgement by the
Building Department that construction of the Project has been completed
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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.

“Property Owner” means Peter Hauber, 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.

“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
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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.

5. 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.

6. 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 thereof, 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 to set aside, void, or annul all or any part of the approvals, decisions, or
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.

7. 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
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10.

11.

12.

13.

14.

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 to 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 to
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 thereof.

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
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
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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.

16.

BIO-1: Habitat Mitigation and Monitoring Plan (HMMP). Prior to issuance of
building or grading permits, a HMMP shall be prepared by a qualified biologist
based on requirements outlined in the Streambed Alteration Agreement (SAA)
and Clean Water Act (CWA) Section 401 and 404 certifications, if required,
which shall be issued prior to initiating work on the HMMP. The HMMP shall
include, at minimum, the following components:

o Mitigation ratios for permanent and temporary impacts to riparian habitat,
waters of the U.S. and State, and CDFW streambed and riparian shall be
established, in consultation with CDFW, USACE, and the RWQCB;

o Development of the landscape plan to include habitat restoration and a plant
palette in keeping with fulfillment of established mitigation ratios;

o Identification of areas where habitat could be potentially be improved and
restored;

o Defined attainable and measurable goals and objectives to be achieved
through implementation of the HMMP; :

o A restoration work plan that details methodologies, a restoration schedule,
plant materials (seed), and implementation strategics;

o Schedules for planting, irrigation, and monitoring;

o A detailed maintenance plan to include removal of invasive non-native
species;

o Defined performance standards for restoration;

A monitoring plan that includes methods and analysis of results, goals for
success or failure, and an adaptive management plan and suggestions for
failed restoration efforts;

o Restoration activities using native riparian and wetland species from locally
collected stock; and

o Details for implementation of any additional permit requirements.

Monitoring: Applicant shall prepare and provide the HMMP to the City of
Buellton Planning Department prior to issuance of building permits. The Planning
Department will verify compliance prior to beginning of construction.

BIO-2: Floristic Surveys. A focused floristic survey was conducted in April 6,
2017, and a second survey shall occur pursuant to protocol requirements at least
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17.

18.

30 days prior to commencement of grading and construction activities. Surveys
should be performed

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-3: Arborist Surveys. 30 days prior to initiation of grading and construction
activities, a certified arborist or certified forester shall perform a physical
inventory of the site by collecting tree locations and arboricultural attribute
information for each tree that is special-status or that meets the minimum size
requirements to be a protected tree (oak and sycamore). The tree height, canopy
spread to drip line, trunk diameter, and tree health/structural condition shall be
collected. If needed, cach mapped and assessed tree shall be tagged with an
aluminum tree tag identifying it with a unique tree number corresponding to GPS
mapping data. Photographs of the site and of representative trees shall be
collected.

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-4: Native Tree Removal. Protected trees shall not be removed without prior
authorized consent from the planning director. Prior to the removal of any
protected tree, the applicant shall submit an application, on a form authorized by
the city, along with the applicable fee, to the planning department of the city for
determination by the planning director. Replacement standards shall include the
following:

o All oak trees of sizes defined as protected in the Native Tree Ordinance shall
be replaced at a ratio of three oak trees planted for every oak tree removed.

o Prior to removal of any protected trees, a tree replanting schedule, site plan,
and long term maintenance plan shall be submitted and approved.

o Replacement oak trees that are planted must come from nursery stock grown
from locally-sourced acoms, or use acorns gathered locally, preferably from
the same watershed in which they are planted.

o Replacement oak trees shall be established in a location suitable for their
growth and survival as determined by an arborist, no closer than twenty (20)
feet from each other or from existing oak trees and no farther than one
hundred sixty-five (165) to one hundred eighty (180) feet from each other or
existing oak trees unless otherwise approved by the arborist.

o The replacement trees shall be nurtured for five years, the last two without
supplemental watering. At the end of the five years, all replacement trees must
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19.

20.

21.

be alive, in good health as determined by the arborist, and capable of
surviving without nurturing and protection

o Each replacement tree must be protected against damage from ground
disturbance, soil compaction, or over-irrigation within the dripline. It must be
fenced to protect it from browsing by animals both below and above ground
until it has reached a minimum of eight feet in height.

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

BIO-5: 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: Prior to removal of any protected tree, the applicant shall obtain
written approval from the Planning Department. The Public Works and Planning
Departments will verify that temporary construction fencing is installed prior to
issuance of Grading Permits.

BIO-6: Birds/Southwestern Willow Flycatcher. 30 days prior to initiation of
grading and construction activities, a qualified biologist shall initiate a USFWS
protocol level southwestern willow flycatcher survey to determine the presence or
absence of the species on the project site and suitable habitat within 500 feet. No
southwestern willow flycatchers were detected for the two surveys previously
completed. State and Federal mitigation protocols shall be followed if this species
is discovered.

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-7: Birds/Least Bell’s Vireo. 30 days prior to initiation of grading and
construction activities, a qualified biologist shall initiate a USFWS protocol level
least Bell’s vireo survey fo determine the presence or absence of the species on
the project site and suitable habitat within 500 feet. No least Bell’s vireo were
detected for the three surveys previously completed. No critical habitat exists on
or near the project site. State and Federal mitigation protocols shall be followed if
this species is discovered.

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 permifs.
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22.

23.

BIO-8: Birds/Other Protected Species. 30 days prior to initiation of grading and
construction activities, a qualified biologist shall note the presence or absence of
Cooper’s hawk, tricolored blackbirds, yellow-breasted chat, and yellow warbler.
If observed, mitigation measures to reduce the impact to these species shall be
developed. State and Federal mitigation protocols shall be followed if this species
is discovered.

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-9: Nesting Birds. In compliance with the Migratory Bird Treaty Act and the

California Fish and Game Code, a pre-construction survey for nesting birds shall

be conducted 30 days prior to initiation of grading and construction activities that

occur during the nesting/breeding season of native bird species potentially nesting
on the site (typically February through August). If active nests are found, clearing

or construction activities within 300 feet of the nest (500 feet for raptors), or at a

distance deemed sufficient by the qualified biologist, 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 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 monitoring 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 fo 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
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25.

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 arca 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-10: Pre-construction Survey/Reptiles. A pre-construction survey for
Blainville’s horned lizard and California legless lizard shall be conducted of the
project site by a qualified biologist 30 days prior to initiation of grading and
construction 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
lizard in open friable soils and California legless lizards in riparian habitats and
areas with loose sand. If these species are observed, 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 protecied open space.

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-11: Pre-construction Survey/Amphibians. The proposed project is setback
approximately 500 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 the western spadefoot toad. Although both species are not
likely to occur on the project site, consultation with USFWS and CDFW shall
occur for concurrence with this determination 30 days prior to initiation of
grading and construction activities and appropriate avoidance measures from the
USFWS/CDFW shall be implemented.
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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 permifs.

BIO-12: Pre-construction Survey/Mammals. A pre-construction survey for
American badger shall be conducted of the project site by a qualified biologist 30
days prior to initiation of grading and construction activities. If evidence of this
species is observed (old or new dens), potential dens shall be monitored with
tracking material and/or wildlife movement cameras. If a den is deemed inactive
for three consecutive days, a qualified biologist shall 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 nol
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.

Cultural Resources

27.

CR-1: Extended Phase 1 Archaeological Survey. Prior to commencement of
grading and construction activities, the developer shall have an extended Phase 1
Archaeological Survey prepared by a qualified archaeologist acceptable to the
City and the Chumash Tribe. The developer shall work with the Chumash Tribe
on the scope of the extended Phase 1 survey and a native american monitor shall
be present during all surveys. Any cultural resources that are discovered shall be
mitigated pursuant to current Federal regulations and the requirements of the
Chumash Tribe. Work may begin in the affected arca once mitigation has been
completed.

Monitoring. The City, the applicant’s archaeologist, and the Chumash Tribal
representative will monitor this implementation of this mitigation measure.
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Greenhouse Gas

28.

GHG-1: GHG Reduction Plan. The project shall reduce operational GHG
emissions through implementation of one or more of the following measures:

A. Prior to permit issuance, develop a project GHG Reduction Plan that
reduces annual GIG emissions from the project by a minimum of 13.3
MT COqe per year over the operational life of the project. The plan
will be implemented on site by the project applicant and may include,
but is not be limited to, the following components:

1. Charging stations for alternative fuel vehicles
Water conservation and recycling
Renewable energy production
Trip reduction (e.g., employee ridesharing, vanpool/shuttle)
Carbon sequestration
6. Recycling and composting of solid waste
and/or

B. If GHG emissions cannot be fully reduced by a minimum of 13.3 MT
CO,e per year over the operational life of the project through
compliance with a project GHG Reduction Plan, purchase carbon
offsets to reduce GHG emissions below threshold levels.

el

Hazards and Hazardous Materials

29.

Traffic

30.

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 issuance of
building permits.

T-1: Striping and Signage. The cul-de-sac intersection shall be striped and signs
installed in accordance with the diagram included as Appendix D to the initial
study prior to the issuance of the certificate of final occupancy.

Monitoring: Planning Department and Public Works will verify installation of
striping and signs prior o final occupancy.
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C. ENGINEERING CONDITIONS — FINAL DEVELOPMENT PLAN

PRIOR TO GRADING PERMIT ISSUANCE:

31.

32.

33.

34.

35.

36.

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 lights,
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 g/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
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
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37.

38.

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 the reviews pre-development and post development flood conditions,
recommendations to be implemented to minimize or resolve flood issues that may
impact the proposed development and 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 properties.

CLOMR. The Applicant shall process a Conditional Letter of Map Revision
(CLOMR) with FEMA to remove the residential portions of the project site from
the flood zone. Reasonable progress shall be made prior to issuance of the
grading permit, such that certainty to approval can be reached. CLOMR will need
to be approved and accepted by FEMA prior to issuance of Certificate of
Occupancy.

It is recommended that the Applicant shall file the appropriate documentation
with FEMA removing other buildings 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-site and during construction to effectively mitigate storm water pollutlon
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 arca’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.
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39.

40.

41.

42.

43.

44.

Fire Department Review. Applicant shall submit improvement plans for
concurtent 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.

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 1 year after the City has
approved a Notice of Completion and after receipt/approval of the As-built
Record Drawings.

Private Sewer Lift Station. Applicant shall provide engineering plans and
calculations for the proposed private sewer lift station. 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 foed service shall comply with City’s Industrial
Discharge and FOG Programs and shall identify grease interceptors in grading
improvement plans.

Trails. Project components include off-site trails. Applicant is required to secure
an easement agreement and access/maintenance agreement for such facilities prior
to issuance of grading permits. All trails proposed shall be developed, operated
and maintained by the property owner.

PRIOR TO BUILDING PERMIT ISSUANCE:

43.

46.

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.
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47.

48.

49.

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

Payment of Water/Sewer Fees. Applicant shall pay water and sewer utilitics 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 Tratfic Mitigation Fees prior to
obtaining a building permit.

PRIOR TO OCCUPANCY CLEARANCE:

50.

51.

52.

Completion of Improvements. Applicant shall complete all required
improvements to the satisfaction of the City Engineer prior to occupancy
clearance. 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 clearance.

Payment of Fees. Applicant shall pay in full all fees and any unpaid balances
from plan check or inspection and permits related to the Project prior to
occupancy clearance.

GENERAL CONDITIONS:

53.

54,

55.

56.

Public Improvement 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 casements 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. Iines on-site shall be maintained as private.
Should any utilities be determined to be public, appropriate easements 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 main{enance
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.
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57.

River Trail. Pursuant to the City’s Bicycle and Pedestrian Master Plan, a walking
frail shall be incorporated on-site for a “creekside trail”. An easement for public
trails shall be dedicated to the City. The developed trail system shall be operated
and maintained by the Property Owner as part of the regular site maintenance
requirements.

D. ENGINEERING CONDITIONS — TENTATIVE TRACT MAP

PRIOR TO GRADING PERMIT ISSUANCE:

58.

59.

60.

ol.

62.

63.

64.

65.

Easement Dedications. The Applicant shall offer for dedication any utility
casements required to accommodate the proposed water lines. Public Dedications
shall be supplemented with Grant of Easement Deeds to the City of Buellton.

Sureties. A faithful performance and labor/material bond for each: grading,
utilities, and monumentation (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
petiod of 1 year and until receipt of As-built Record Drawings and Surveyor’s
certificate and all fees paid.

Easements on Map. Any public or private easements required for drainage,
access, trails, etc., shall be described and shown on the Map.

Geotechnical. Any geotechnical hazard or other hazard determinations, including
flood hazards shall be shown on the map.

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.

Mylars. Plans for the improvements 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 lights,
utilities, and street trees.

Other Permits. The Applicant shall acquire additional permits from other
affected agencies (Caltrans, Fish & Game, etc.) prior to grading permit issuance if
applicable.

Final Development Plan. All conditions with the final development plan shall
apply. '
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66.

RWQCB. Compliance with all Regional Water Quality Control Board regulations
shall apply, including but not limited to stormwater control plans and water
quality control plans.

PRIOR TO BUILDING PERMIT ISSUANCE:

67.

Final Map. A Final Map shall be submitted by the Applicant to the City Engineer
for review and approval prior to the City Council approval and authorization to
record. Said Map shall be prepared by a licensed Surveyor or a qualified Civil
Engineer, registered in the State of California. Closure calculations shall be
submitted with the Final Map along with adequate reference data, easement
documentation, current title report and map check processing fees.

PRIOR TO OCCUPANCY CLEARANCE:

68.

69.

70.

71.

Final Map Conformance. The Final Map shall be in substantial conformance
with the approved Tentative Map and shall be subject to final review by the City
Council prior to recordation, if a public easement is required for dedication. All
applicable fees then outstanding at the time of Council approval shall be paid by
the Applicant prior to Map recordation including, but not limited to, outstanding
balances owed for development and map processing. Copies of the recorded
Final Map shall be filed by the applicant with the City Engincer and Planning
Director.

CC&Rs. Codes, Covenants and Restrictions (CC&Rs) for the project shall be
submitted for review to the City Attorney, City Engineer, and Planning Director.
The CC&Rs shall include provisions to ensure the fulfillment and ongoing
maintenance plans outlined in the Stormwater Control Plan and maintenance of
the public trails. The City Engineer and City Attorney may require additional
restrictions within the CC&Rs as deemed appropriate.

Map Recordation. The Final Map and all applicable private and public
easements must be recorded with the County Recorder.

Public Improvemenis. The applicant shall complete all required public
improvements to the satisfaction of the City Council. Prior to accepting the
public improvements, the applicant shall furnish the original mylar or a
reproducible copy of the improvement plans to the City Engineer, modified to
reflect field changes made during construction and stamped “Record Drawings.”
Public improvements shall only be accepted after: (i) all items required are
completed to the satisfaction of the City Engineer; and (ii) a Notice of Completion
is filed by the City Engineer and accepted by the City Council.

GENERAL CONDITIONS:

72.

Phase 1 Environmental. Prior to recordation of the Final Map, the Applicant
shall have an environmental auditor (appropriately certified by the State of
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California and approved by the City Engineer) submit to the City Engineer a
Phase | environmental site assessment for review and approval as to those
portions of the project which are proposed for dedication to the City. The report
shall state that all property within the boundaries of the map and any property
being dedicated to the City (i.e., streets and off-site easements) have been
evaluated for hazardous materials. The Phase T Assessment shall have been
prepared no more than two years prior to submitting the offer to dedicate. Should
additional assessment be required, the Applicant shall have a Phase Il
environmental site assessment performed at his sole cost.

Should there be any form of contamination found; the Applicant shall comply, at
its sole expense, with all measures and recommendations contained in the
environmental site assessment report approved by the City Engineer for the
handling, removal, and disposal of any hazardous materials found at the property.
The City will not accept any property dedication until the site has been proven
clear from all known contaminants and a report is received from the consultant
stating that the site in question is clean.

E. PLANNING CONDITIONS

73.

4.

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 obiain 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.

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 standaxds:

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 arcas 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.
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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.

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

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:

(D

2)

)

(4)

()

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.

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,
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 Solid Wastes. Discharge at any point into any public
sewer, private sewage disposal system, or stream, or into the
ground, of any material of such nafure 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. Emissions of odorous gases or other odorous matter that is
produced in nuisance quantities at the Property line.
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76.

7.

(6) 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.

(7 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.

(8) 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.

(9)  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
causes the noise level when measured on any receiving property to
exceed the noise level limits set forth by the Bueliton 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
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79.

80.

81.

82.

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
Engineet, and be limited to the hours of 9:00 a.m. to 4:00 p.m. Prior to issuance
of building permit, the Applicant 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., lirewater 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 list
of certified boilers (note: any units fired on fuels other than natural gas must be
certified by the SBAPCD on a case-by-case basis, even if the unit is certified
when fired on natural gas).

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 viclation 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 to business or property.

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%
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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 arca 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
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.

Exterior Building Materials. New structures shall utilize non-reflective exterior
materials to prevent glare, as feasible.

Standard Dust Control Procedures. During clearing, grading, earth moving, or
excavation operation, excessive fugitive duct emissions shall be controlled by
regular watering, paving construction roads, or other dust preventive measures
such as using the following procedures:
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During construction, use water trucks or sprinkler systems to keep all
arcas of vehicle movement damp enough to prevent dust from leaving the
site. At a minimum, this should include wetting down such areas in the
late morning and after work is completed for the day. Increased watering
frequency should be required whenever the wind speed exceeds 15 mph.
Reclaimed water should be used whenever possible.

Minimize amount of disturbed area and reduce on site vehicle speeds to 15
miles per hour or less.

Gravel pads must be installed at all access points to prevent tracking of
mud on to public roads.

If importation, exportation and stockpiling of fill material are involved,
soil stockpiled for more than two days shall be covered, kept moist, or
treated with soil binders to prevent dust generation. Trucks transporting
fill material to and from the site shall be tarped from the point of origin.

After clearing, grading, earth moving or excavation is completed, treat the
disturbed area by watering, or revegetating, or by spreading soil binders
until the area is paved or otherwise developed so that dust generation will
not occur.

The Applicant shall designate a person or persons to monitor the dust
control program and to order increased watering, as necessary, to prevent
transport of dust offsite. Their duties shall include holiday and weekend
periods when work may not be in progress. The name and telephone
number of such persons shall be provided to the Santa Barbara County Air
Pollution Control District (“APCD”) prior to Zoning Clearance for map
recordation and Zoning Clearance for finish grading for the structure.

Prior to Zoning Clearance, the Applicant shall include, as a note on a
separate informational sheet to be recorded with map, these dust control
requirements. All requirements shall be shown on grading and building
plans.

85. Dam Inundation Notification. Prior to development within the areas subject to
inundation should dam failure oceur, upon the transfer of real property or rental
agreements on development sites within the dam inundation hazard area depicted
in the Safety Element of the General Plan, the transferor shall deliver to the
prospective occupants a written disclosure statement that shall make all
prospective occupants aware that this area is located within a dam failure
inundation hazard area.

86.  Final Occupancy Clearance. No Final Building Inspection Clearance or release
of occupancy will be granted for any building on the Property until all
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87.

88.

89.

90.

91.

92.

93.

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, tepair, 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 with 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.

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 installed 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
continnously maintained thereafter for a period of not less than one year or until
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96.

97.

98.

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-06 and TTM 31061 (the “Permi(”) 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
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 minimum of 306 parking spaces are required and must be provided
for the Project as shown on the project 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.
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100.

101.

102.

103.

104.

105.

106.

107.

108.

Master Sign Program Corrections. Corrections shall be made fo the Master
Sign Program for consistency and clarification prior to Zoning Clearance
issuance. The signage shall be revised to show a maximum of 200 square feet of
sign area, dimensions for all signs shall be provided, and the wayfinding signs

- shall be reduced to 5 feet in height and 5 square feet of sign area each. If the

wayfinding signs exceed the 5 square feet of sign area then the amount exceeded
shall be counted towards the overall maximum allowed sign area of 200 square
feet.

Architectaral 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 Agrarian.

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 plans.

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.

Eastern Perimeter Fencing. The fence along the eastern property boundary shall
be a 5 foot high wood/wire fence with vines as shown as Detail H on Sheet L-2 of
the landscape plans.

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
eaves, guiters and downspouts, window (rims, awnings, and any other
character/project specific details.

Affordable Housing. 15% or the units, or 8.1 units, are required to be affordable
to lower, low, and moderate income households. An in-lieu housing fee,
equivalent to 8.1 units, shall be paid prior to occupancy of the residential units.
The amount of said fec shall be determined based on the housing income
percentage breakdown in effect at the time of final occupancy.

Workforce Housing. In order to target the local workforce, 50% of the units shall
be first marketed to tenants of the Hub project for occupancy by their employees.
Following an initial 45-day offer to Hub employees, the units shall be made
available to workers on Industrial Way for another 45 days. Finally, there will be
an additional 45 days of availability to qualified residents of Bueliton before the
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110.

111.

apartments are marketed for rent outside of Buellton. The final marketing plan
shall be submitted prior to occupancy of the first residential building.

Trails. All trails shown on the plans shall be public with a public access easement
to the City of Buellton. All trails shall be privately maintained by the property
owner. Easement document shall be recorded prior to issuance of the first
occupancy permit.

Eastern Off-Site Trail. The proposed off-site trail along the east boundary of the
property shall require casements from both the City of Buellton and the Rancho
de Maria Homeowner’s Association. Easement documents shall be recorded prior
to issuance of the first occupancy permit.

Mixed Use Regulations. This project is subject to the mixed use regulations
contained in Chapter 19.18 of the Buellton Municipal Code.

F. FIRE DEPARTMENT CONDITIONS

112.

113.

114.

115.

The single access as proposed to this development does not meet a normal
standard for access width.

o This proposed project shall require a 30-foot unobstructed roadway from
Industrial Way to this development. This shall be exclusive of bike lanes
and sidewalks.

o The widest width allowed under development standards is required fo keep
large vehicles in their lane once engaged in a turn.

o A complete and dimensioned access plan showing all access ways shall
require Fire Department approval.

This development shall comply with California Fire Code Appendix D-105 for all
structures over 30 feet in height.

On site fire hydrants shall be required for this development. Please include fire
hydrants on access plan.

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

G. COUNTY OF SANTA BARBARA BUILDING DIVISION CONDITIONS

116.

Geology Report. A Geology report prepared and signed by a California licensed
geologist will be required.
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121.

122.

123.

124.

125.

126.

Soils Repori. 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 feet 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. Plans shall
fully detail compliance with CBC 11A & 11B accordingly.

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 te include commissioning.

Fire Protection Plan. Provide a complete, independent plan which graphically
delineates 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. A separate, detailed egress plan will be required for clarity of
plan review and field inspection. Clearly show egress requirements for the
buildings. Show occupant load, number of exits required, and number of exits
provided at ecach space/floor/building. Provide a calculation for required exit
width. Specify and detail an accessible path of travel to and from all entrances and
exiis to the public right of way. It appcars 2 exits are required from the 2"¢ and 3"
floors of the Hub buildings where one is currently proposed.

Plumbing Fixture Analysis. Provide a plumbing fixture analysis.

Flood Plain Conditions on Plans. Incorporate the conditions of approval by the
Flood Plain Administrator into the plans. Identify the flood plain and floodway
boundaries on the plans. Provide structural design for flood loads as required by
the 2016 CBC as applicable.

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.
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127.

Identification of Current and Proposed Property Lines on Plans. Plans
submitted for initial plan check review must identify the location of current
property lines and proposed property lines as part of TTM 31061. Prior to final
plan check approval and issuance of permits, the final map must be recorded and
new property line locations reflected in the final plans.

H. FINANCE DEPARTMENT CONDITIONS

128.

129.

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, housing, parks, and traffic
impact fees in accordance with City requirements.

Project Applicant/Property Owner Acknowledgement of Required Conditions of Approval

Property Owner Signature Date

Project Applicant/Agent/Representative Signature Date



AL,
2 g,
"{\P‘ & 1

" ATACEHMIENT 1.

QT‘T}
Mgy,
3 & .
& .
A : d_!:
& o X
g &£
s
Ay,
§ i
&
5-: |
-??"
ARTORY N+
JATOW MOUNTAR-.JF
a A
li- ,%;
4 <1
A %
(5

P

L.egend
I:I City Parcels N

0 205 410 820
i".{ Project Location A 0 205 410 820




Attachment 2

s
iy
P R eE

e
[re—
orsari praahiaird
im0 2 W i e
W
Givmsmegrn g s
[t gl e
ey g bt
] BIrv et
[y G o
ToawT T
A
]
T
S ey o
i
ety s S Do
HE Al L !:.!!-l!!\ag ammr
eap -
AYQLDZAIG IO

(L )
B — 1
T

=

ava HOLIERIN o
SR AU

qny uoyjjeng

cramciag

PR SR s irind

SHNRIRGR O

NV YA Lt I 20 SISt

D0 EOO YN A LSRG

O TR DL T GRS

“saremervesveenom

49415 By W UL PN GSA IV
740 EHURL R CH I 11 Yk 42 a1

s

DN BRSOV TIA WA NG

01 oy O om0 TN T 4 LA
YD TRV A 2 20 D pored oI
SEGHOTP 451 A TRTOHLAIYA R0

FUNITOIRIORR

kg o]
T AT D YRR

SSDILSILYLS ALY
b ggiiag

| N Y MY A T DR TV
DA o WAL AV S Y BTy

e st s A L

DO Tk 4 R s v e

R remel v nrer
Y8 TRV OB A St LD LI

e
NOUYWICNIL IDIroEd

WA
LA

i e IO DA OO WA YA L
ST g e 5303 AT D ST -

FrRenalESar

it et e P TP o
T e e Y

159ro32 40 24008

X3UNI 1330S

o=
103w

O

cnid ol eng

ZEYEL ¥ ‘UOHIeng ‘Ao [opsnpu|

oo

¥ ALINIDLA m

ia,,iieé;iss.,.sz._%%?ﬁa
i
PR ossravenr "
O i
ADNVMIWOD IECD
s oo
s g SR e s iy
S s R e e

pr it
T T
O TR it a3 0 K0V AT Y ST UL
e TR U3 Tk FUVIT PN SOG4 TP AR BB
f

30t 440 30 L Wt YA 2 S S 30 B8 A
AT S004 SHIE YT/ WDk DN WIS SLOK] [54YiR N VA B

TR 4 SoAIA A4 Aoy D83 1 PS50 e TN AL 3 Y Al "

)

TN W P AT R
£ O M D T S S e o 8 Dl DU PRI
3500 et SOV MO WO 1M 40 JHAT13 HOTACHLAG T vl Lt

O P e W Y . N TRV TV TIY D AZHT TMOIH

By BEOU ISR =T S BT B e kol
40 T DAL 1A MG TS A VIO SLIDHTINOO T IR )
R e B St
BRI AT IO GLLINT T T BT

i AL AN
At i gpearme e 2 s IR oL G2
¥

TUEPTINGD 3L YIS HINSOTVIG BT TUATKARIGTY GH BN 3
B B GBI VA UYL O S S KPSt EITND Y Elamn

M YU DD ANGAR TV -DVANILD T4 A AN
S O M3 NG SH ST T TIF T AT 02 2HL

-

) giggi,sosgiﬁxenégg
RS BT AT i LA SR e A o, 6013 s
) DN M ATADB TV 4 N T8 400w St 4 L ATl
B e B e
Aty ek o

T T
THOIEHAS UGN KT NGl LML el 00 10U TG 318 S PGS
20312 A WO i L S0 S o) w113 LSRN LMD T
Y046 31 TV T 0 FTIRA ST ) I 10

TEIT ey AV WK ANY L EINCIYA T b DA M OO O ¥ EERIAOTAL L
0 A A FDIEATANY o ST NV RLETADD
4D PNO:VAID S I BTN WY ICHY BECK G 1

500 AT BENAID 3.8 0 M1 TR YOI VCREY JRTNVHDH TR T

ORI NGV )

o 14 ST LI HEPLOEA e O A BT
A5 4 EHLL o] o S A TV S T B WM.
MO AR W0 TeATey THEPid 03 04 M D8 e
LA AR W £ AR Y U S I BTN TRMAD 455 T
A TN OIS MDAV W3 DIDCIY DUl AN T

9.

193040 COMHO 000 S s oAl Do Lo .0 et e Ay
S0P T LY TSR KI 0 M) A I ik
T EXACY [V S AT T A0 GV TR0

N3G B ) T TN 08, U0 S THNSLOWT D OSHACS
ﬂﬂﬂﬂﬂﬂ

SAUON ._me_Zmul_




Attachment 2

Ll

ADILIHSG0 0N

T ENan . S WAL

S0P IDION
stiee v vapang.
O, AP

qnH uoiEng

COUCE WD WG TS

MEROIN WOTR BV

ASYEHLION

Sl Woks Li3a

|
Hnog _

EEAHLEDN




Attachment 2

Force monose
248 = QREIEITS SHI HIOL

e )

E7] NSl 0N

SDIDRL MUSHDNS

Zres ¥ gD
Ao pyitply

any usjeng

EQ1EG V3 TR mutg
2010 el maz mimy 2 [
HL44 596506

e e
r

T w

]

. - ) TR . w SRR e T
= — jlice =R P - et TP
: e e ..z-%.?ﬂc. |||||||| xl.l«.iam..iaﬁ. o L
- WD VIV S o ;.E.n\.. ; P w 3 1 ¥ e

BT T
s TS YL

o ZEFNTTRRS
S Liw e e

R

~

~¥




Attachment 2

TS e

S.ma:m.,zﬁm
WD RO A
e

e
_|—..O ¥ W 00 EatA AR oIl

SO

h

A e
PCiwiRsm mom

EoTrar

T A M I




Attachment 2

08

EIECTRE FEFREEH

:::::::::::

DAY RIWED




Aftachment 2

Led

R, T e

T ————— Y —
i s

v WEHRZRd oH

FULDPL g LrCA

2356 ¥ wonvng

Jeu Enp

qny uoyjang

10158 v maycg upes
R0y oMz AS MRS ] §
FEEEH

—,—.., Pere

WL UG Y WAL TTETEhENT

¥

! araeatl
O ez v T AT

e
PO s RE

"

v

i oanah
NOUYAATEINGH TP REMORI VoA, |

rap
W prnonad

oL
RS-

goI i
LY 2373 RVa THTELIDHE TYIHAL

...“E.nﬁs.m|H/fu/w _d.ﬁ‘amnﬂ
L T

HORT
s

P e
__. ' ; z
S o
PR , T
[—— [y ] . rascneme
i iR \

unvuENBOTG

]

i osssioR RN

L

e
TSI i 41 9L

[ | .ﬁ.

oo
401735 TI¥ TV RLHIGHIARSN YrauaL

. - "

T RroerR .
e
4l DM A0
)
FrE

o ]
o 5
Y

B e L

:“‘"ﬂ

e
O b oo e s

S —unmmawoe
1200 [
RO mAE
Rt
oy AT _

e =
—— RS P
it
oM ——oncure e
P T A— - T

o




Attachment 2

o

=TT
folont WSl
s vo eneg
T, IR

GnH uoyeng

e

_|_- z.!.x,

¥IANO0T] NI YDl

auian
T O iciviis trwoloa Wb

2o
ol b e

SIINM ONF Ny ¢

stane

¢
- n

.ml_igs WACEO

B ——— ]

O RSN P

sreucrre v

YOS




Attachment 2

Toms

100R TFRYIVING S

1 1k

e

N

T T

7

I

7N

e
A

by

STTT T T 0




Attachment 2

~~

T
W e oy 7 YOsmmremss [ —
‘ R~ " 5 S — = -
o o 1 S ot i ax IR
" 1D .54 24 A WA T 4 i SAST & T e e = e = =t
P
E—— - N i -
e e s e o s
Ittt e e R e
Pt
e ——— e o ot et et o] prr——— e T Lo [T
e bt e T— o
e —— Lartees 00T i vew] epa e }x
mm el
e e— e ootk s
s skt oy T S -
: g i —
P
e —— TR .
—————— uM ~ M " it ey BT 0
I e
fer——— e e T T
_ [ B e
B 0T T T — ] h
i e e e i L -
e D b s 3 s Lk, e ey o 3 e P L
B WG R podebemertoawh by -
SO W 13O ifi-!!d...[._uﬂuﬁ_.._ 5"»_ .y
v vaara Wiy Y wie e e
pe S | o )
o
RN
gqny ueyiang — gl . ikl
e ﬂ “W, ‘w_ AT P
' - e -
L [P . " L) " _ o
pndine
[
—
Zoms —
T AV NI VO EE— S0 samoronz e
- JEP——
o o s _
Jr—— I e - o
e B P —
J—— T " Rt e ST
P . R O .~ byt
: o s o1 52
st ity g R ]
et et s e inaid e
WL o T Lusbsin) —
J— ) g .
£ e
st e e
J— e ] e s I
ki mma s Y A M 11 ) SRSk
T g s T T
S i S Tr: port oy
I o i
e Sy S T
e e S o
e L e
furaria T ey
—0 ——— ————— i
- [R———.
. v, - -
P, TR
WSS
- LaE ATE
e
e SRR
= il j
p— | _
war et -
ol ASOETE




Attachment 2

A
L | ’
L8
Lis 3
=§L = 12!
3 §§3 & 2§§ igi
S %ga:g{
HE
v A
-
¢
.
-




Attachment 2

HGILIDEE 'oN
miosL 1T

qng uoyjeng

J—




Attachment 2

AN, PR
P P N\ = s =
= poaii i st v ot
...... o - e e
S s | AT T —— P F— v s s R SA
y—r— B V3 "VHNEEYE YINVS 20 AINMCT NQLTENE 40 AL 31§ EHIN "SdVA 59 SLaMMG U BXB{E| TR A P Ll & At 415 WO, LML YR D YBAETY I e
e e 0L ED ST TOZ HCOH 3 PO "ON v “HLAC NOMEDI ZYHL 0 6V DIHVEIDDJOL WEnrn WAL 6, I0L3AING gyt e . e e
o ooy
LS VYDOICH W v
e g
Lspging
s it s

ATADIINGEY © MY P AETICD
8 RO SULIWIDLIA QuE SHCD

% A
RS =

:

ST T
; EUWE e A
S el




Attachment 2

NV ALTHER ANYNMINTEEd
¥ NOLTIERT 'AV/A WRLNON
N8 NOLTaNg

]

UL

uBisep

d

o oS - - D

2 e SO s
P un,_mu\ ORI 1 e _

e < NOLLONUESNGD 01 10N +»

U SR AR IR NS ol TG RIGIDTI DI T Y

FALON WaENID




Attachment 2

A WRAISRTNI

Nyld JDYNIvIa
Qiy DNIGVIE ASVNIWEEd
anH NOLTTHENg

e

W HOLYTNE .

LLLLIL

A 4T s M S 20 WA i

dnouf
ubisep

« + NOUDRALSNGD 404 10N . &

!!i.e.arl
[ — [ —— )
A = e mcmames sz ()
o ttat it
® o e ()
Vb Jrm—— 1
R ———— JRS—
e
e gD ()
v avrE o e e T

s e (2)

- )

e ©

LON NOUDNAISHOD

[T e 0

e

7 000! ST RCHCRIVACTE KOOIy & RV DAY T s il

>
LD MTHL e S0 T i ) ATV 1L S

Dt e

Ve




Attachment 2

=
3

E

vere]
S
T
m b = =]
g vl = == =
i e W

o A o T e in.;fﬂﬁhaﬁ.rn.ﬁh.,..&

P e Tl e T TR

%ﬂl
|
i
i
1

i!l

[
+ « NOHONISNGD YO 10N + ¢
{

8H NOLTIaNg

SNOUDIZALS ).HV'NH&I'IEH&
YO NCITER Ry Tudnas

NOUYAIHE

NOYATE

b T : T i ;
. - FT) M - H
ORI o J3DAE T

p— s o s —

U

|

|

i

LLLLL

A AL e U R R P DTN ¥

[

dnoit
uBisap
-3
i
]
d

— b EmEton
BT DGR3 QI o 7




Attachment 2

-
A
g {:E
g lEE
i |
£ g
2| EZ
2
g |:®

| 5

=

=
m —
=S

(I
i,

1 mm
iy
gtz g

| BeE

I BERTS

I ———————P

W

7

555555

+ » NOUDNILSNOD 204 ION » »

AT -
SR

LR

B, °

Mﬁ
.

R THIERATEEE B

[1 .t fFrer

T __1

D U e




Attachment 2

—_—
£10T 6% knf

Ry 3G

11

|

|
SuCitay |
'

1

r 5@
[ =
g =&k
2 g9
{2
2 0=
9"|1.mm
-
z
e T
T
o
- |
m
1
5
z
g
)
m
-
5
z

A0 W] 43

e d

R
LR T I
CINIE $IMONIHLEw
PRy ROy 3 Uaaoy

El
3
8
T2
B 2

WA M TIN iR
;fy
.-'__‘

HRTTA
kO AT

ST

AL UK B

¥ntyD 3 N

A BRI A0 dOM e
_DaNEMO IR0

I

SIVLEYH ATHOIV DAL

BUDE 1] IO

Sy LVRRY

L:Fﬂ.hu-.“rl_ _"E .l_-_= =

Lt TTaNg 40 ‘_MM ....HAH_MHH;@_“%E. A
A7 £ T ROP

ENEREL]

OFF SUSHY NPT SRV SV SNV SISEY AT BRI

1<} 8 P1T02 }TIOACH 3TVIS NI
T35 1] o5 POF'S | [UN0 334 48 0SZ) QNS IWdS N3O

FEE] 4§ SL6'ELY BavIievH
fe21) 48 621551 1SY3EY NOWNOD % SONGYNS

2 PR KT ENEP WA Y A

FURNY DRATTRAFC ) bitr? SUPE NOTVTEDTS TSy SVTSH |

drars nd MO wokend vy ZeSEENT o
fozay) 45 062 Sey VIRV AQVDIONYY VIOL
145 186" 2re) SRADV 1 £1 BT ATHFAONS |,

NI 5B ND GRVDIONLEY
“SOLSIVIS 34V I5aNYT .

B a0y v

iWie WMD) | BT WY u.uunsanu;.x_&

h |

Ty ¥le 108 Lo DACET
IYURDVH YINYED BN SRS VIO
WHTFIROTD SOTFRY

LTI e AR YADITIY W
.,_isu?s.;da:.k.on..ﬁ.ﬁ:

SR T ) 08 OO, SECTAOTS O3] |
A 1 e vy ) S v O r
AR NAWTL it il G Bl
L2 EELTLN H

ST e b b e A hin
TR oty

ware -

SO IR S e ¥R v TR ST LIS BT NHEE UL, ORI w3 o
TIPS s

Idvatiantn SuIewD] 30D SRS MHin ST

15t a0l SEOR ACHIENI TN

e

H 1
- ..ﬂ. H 1
I -
=
-
_— | R i
ek s
Lo~ T T
—_— _ =
g ’
i
negi o | |

=00 SEN
FLILLR ]

aErenet N PR AP TIAS] NN RS DRANG 1)
ﬁmuahm,mwﬁu.‘ﬂm.%«qﬂmmw »
Aem IPIALSNAONT A .?.m._m:ﬂz_"

: e . HUSYR SO (HOT] FONIIEIA.
e : T [ B Thaiv1803] 3n¥ NG RIL TIRESYISO
- o ARy Iz It RENOS REYW MIPEOH

O Rl SRl WYTALEND. VHINYA
TSmO 3T Jivans) QLN W OIVIR.

DI Tl DAy IEERa

IwiRdQuaTs wnm TriyeeTrd wiaGhatl

R R RED Rl CNITROR SAT
RIS W

[Tk 120Ky Tiyh s AR

TS T Vel S SR

LAtals I Ol Y OaR NG ST

Ty 0] Y-S SN
EARE LS} YOV ERHINY G
INOADM MRTCAONESY TEMORSH

150N 3] YHIMOZ! YHONCD SIHIONYID
TS - HIASHE TIa 1

h_ FEDISHANTIE AN TR TONE YUIAGIANEE WY GAIONS
(CH-LYE APV STRNTINY SOV
WOTIVE - SaVR PRI

BTt AVLAYON Tt YRElnes SUDNTEYMD
e i

isna e el 31 4040308 V0 -
Leag Tl NEAYROKT VHOTIATM ¥ EITD
o3 radaidi RPINZICO0 HO00
13501 GV wrl YRy S0
A Y TR VITRY TR SR S CTT

IR Qe8! VO Y50 S SO

2352 INGAPY B i EnEID v R BN
VO NG SNAEHNSI0 FISNID0TYD .

AT R WERDA

DAL MDA P PECRALIW SN
U351 2vHN2AYYTE AT OuHeD

®
e

Y it i i ] TEGT TURAl VTOIRITEHY SAIY o
eromera aaxnﬂzahn._nﬁ Lt [N VR MM, ;uond ® 0T ST ST
FROT IDPWIY 15K &1 INDRE M 3ARAL
LG 251) ONURY S 30%] NOUTIIN o0 ALD BRI NG 10N S -
S ,
[ aNZSET INV i |

AT 14 BOT 3

4 Thh B Civamse Mok Ol HG L0 o2 e K110 om0 <

TR TN DT0NT BB Abw Sehchi EIE]

I W KIS O SN HCTTVERED (Y 3y SE00N &
: LA

—4-"-‘\.

et

de==

SR8 Toain )T O R

LU G A 32 O s MVNTICE -

,..\..\. £ . |.

=

HHEIOD 70D

TN

ORI e TN S A
DA IR 0 CREDSTODHT CRWAYD 3 OLIVERIN Walkive
VAL WYY BT
SIS Ghe i TLBIRIGIRG SHDTH GI HYD MAL a3 SIS
- ~HengaHL ENIEIEE ViV § CHINMA 4G Ve DNDOWAL 3004 14 §

L v R 3N

TS T 120 L&L -._

wonsvinn




Attachment 2

FilvAcE
TRV AT

¢

FHO &S

suSIASY

A [DMsnpUl

FO-069-550 NIV
{£1-3n3) 4OH NOL1TANG

£ZFE6 DILIOYDD "Uoylang

I
\ T ONINET0S TnsGToNG Heval

j/
1 GO N

trsslsmvg s ¢
R W P D DN TYINIT i

L_ Y

=

nmggwuiawuf_:am
HDOTABOVE T4 NrACHT LS
TYORAAL HLEI T B8 X HIGWA T6 71
NN 00N 30vH A5 THOGH I ¥

IOt IoH

FVIOLION

JAPCH T A0 BTMMO GV EITHSNY 13r0

*FOFIVHINGD TYREKIS THL OL SO JES N0 ANY LEOSR “SONITTING Q50404 NNOY STHALES TDVNIVE Thv ONY
TSNS HRHI0 MY TR, 2US “SINNLONRIS S92 T4¥DE0UR 03000 90 MOAUVIHHOK] $05 SNV Nl Tl D35 fa i
MO HEOM TIV BOL INIMGNOY IONYHILAEVW A0 UZNR

W BNACHA OL SOLWAINDD TLTWWOID §34v 0N  RICHER IOAHHOD OL VR D FAYISAHYIAS 2 HONRd ¥ SadinOtid

NQIt DA (1 NMEMDY mz_§ﬁi§5zo_3§3gizﬂ5x§5§><m§nm.ﬂnn_§u§zuo fzul
“NOILS RAISHDD 34YR0NYY SO YRY JHTdHOYE
Ay OTIYD § 'MOTIVO $L4 Y3, SN HIAD ONY QR $2h TAOTICH S 30 A1NDHS

POCEIVENG FH THOAOZ TWIRELA LyTd TIV S0 AUNYE VI IKVTd ¥ FEMG OL DNILEM M KIADAH CL HUOYEIHNOD 1}
“AOITHINOD THEANAD ONY TAPMGERI S SN Ol SRANN ¥ IO CRIVINIM DNUNYTY TIV 404 'NYTI KD
AEHS SIHLRVID 3HE SN 13U GNY INRCD H1ES Qv S0 w ETMISC.6Ead e 319BM0453 31 TIVHE ¥OLDVAINGSD (51}
[TV NNV 32H) T8 SRR

T1EIRE MYLE MO S| S SO MTTVD L3Erand NEIVAL 80 «

T35 T MO P ST £ AN AT SIS HY T MO VET 407 AT ST,
LT

AN AR TR | [N RCT R v

ONY SYIHY SHTRIVI-TAR TAYMIARD “SHIRFE K3 AUNIXONA 35070 DA 30K] STIVIICOA DNRGHY (ETWESH TH81M0YE J00Y

SAVH MY STTYONYLS SMQACH "Nyl 5IHLNO MAOHS Tiad L 24 QAINY 23 TIYHS OTAVLS 30 TIVHS S5 VIY [k}

SR INEVIOWIA LNYTd 30 ZONYAGY NI SANOH O Q1 SHL DMINOTHOG 103 THITOITR S IOLWANOY "DMIMY

Ol wad dat 3Tl LEveI v VS 0w il Tr (o1}

OKNE WEDLS HO ORI,

LNV LDAIGH] L OREAOD BALDTION HG Gl ¥ v QHNDISANY ROUDIMISSOS G VISY H2VE 1 Cuea 3l

TIVHE UOSICL TYIHENA CRLECA! TIRINM QLIS QY JHL MO CRUILN T GL QakvD ¥§47g4d<dﬂn§=umpuaﬂu
TVRELYW LNYT ANV NV TR INES Kl SNUSTN NOWZ4SNT +

FINTINTE OLECIDVRINGD *A33ANT O FOMd MESEN JHL LY 40 MEANID NI CAD345M128 OL RS iyl

“DALENAY 3% LON Tk UITWAD HONEJH 40 TNIORIOE Svate TEWVVE IO T4 W I0viI0 20 TIYHS ATIYIE 14wl 111}

HANANTERIN SEIHMOTH AR DAACYdY SMESHIO SYINA SEVAIVE ¥ MO DY UL TTVHS SN NvIID Jail

“HOM TYRISHD 40 SUYINANG 39

TIVHS S IMTAIOWLETE {SIOLOYAING -G0S 511 BO/ONY HOUSTBISHOD 24YDSONY] UL JOUASE LORAT Y § IVHE RI0M,

0 PN SHL AT YERY S¢S NV CIOWAYO ANV 40 SIHIADYITH QNY Siivday ﬂ(nEuun_nzomen_E—Q-MwEnu nww

SMOHNOKNE OLIOYHIYA TERYD 29 YKL SNENRI SNIGMANI 3575 QY LLRd T JO BIES ONY HVSTD AU

THTIVHT HOWIM "SIV L A DN S S0 SMUNYT TR O3 3100 HOHIZ TSN HOLY TSN Honi Jxva e}

"NORYTRILEN] HXWIN HEWR-OL SO TYADRITY STIRMO I TN 3 TIVHE L3 HETH K1 OHINE Thd T2

SIS DINY T AIM TIY HOd RO SIHGNI K /WINPT Gy

‘EE*?g;EuanszzS._ “EISIL IO A3 CRIAOiE

LLIVHE BTSSR 1Y DTN 19

EFEE0A 41O DNV

NI ZRLE DNIYY SNOTY S0 M 230 151d DR TS0 YIATEAM INRHI O NOUWOH Emgﬂﬂ%&moﬁ

NI PR SEOLON LB CSTIWISNT LAvmHDve IRV 8 Y QY 5238k 1k

VAN HOYE 304 ST HOUVUNL FTS - SIVRADVY [NV G O0/H DFTTWISN] 35 TIYHS WELTAS Ncitvaiznl

“IHOMA

YR HO VRHY KT BOW SHAADANOND ONY SI9A KRGS SERA 40 SHOIYI0T TN RAGSIY ONY MR GLATNWAGY

NISEOH 9 JSYA1.1 ESAUHDEY 3dV.ISONY? il HONOARLY VM ¥ TITKEHDS L SOKVEINGD JaVDSAHY “SNOIYN IS

Coaw Rl 534 OTTIVEOH| LON T HOHW SY SRTalh 404 THINOW S 30 Quogzauuh;_...m..g:mwp

SAENAR JHOIDVHINGD TrAED Gl SNGILINYLSA0 ANY LH0E) ‘S al SnidiD e STVl INvTd ONY STOIDE

30 INOAYY DL KT SHOILINAISED: THY LNEVRENDE ATDIN “ELDV A0 TTY AVD0T DLAGLIYIINGD Tevosarvy |

NV ) WISV FOVE S0 ST SNUNYL TIE HOUYDICI S SNV S M d HOLYTIWAINI IR HOMHi SHOLIINDD 25

4O LauHSEy SdvDsdhiv] Oy TOaIHDaY 1930 Ddd AN LG 34YTEANYT (1

"M S0dIRO!

ANV MOTION

v VTV SHYOY ' LEROY

TRV ESVSLORVA 2ENINOD W ity GRY

FENYMICO LavEIONT INGIIL Mt SHL IO SINSWERINDEH THL Wik KdWOD DLFHOY 1

TI2MIE Yasvay NORTANG] 2NANd Fdil Nddns 300

W SHIND? + $710WYD B 1K FdAL LSS 3

A5 PREREL MRV BIVEE NddS TIWESONNT GTVBIUUPNCH
SO0 55| YIS BIYOSTNYT DRLYORH

26 ¥4y ik 30VIS NIGOIIONCHY] TWIOL

45 VTR » SRS TRIS TR

Oy O-dasgat iNdY
VIHHSTTYS: NQITENE N TVRIENONT
AV ST

M YIREOITYD ‘DHYAIOS

21020} 1L B4 TERAIN ¥ HOBIVLS
WOTUMONIHIEVIZAERGH IR
[
JOLEL YO Sty VINYS
TS YOURISH M ST

CHONLY H2MONDMENYE - IDTINDAY JaVISTNY] ‘SIVCY 3 ISH08 ©
TNOEVWIORT T2 Tias

LLOTTY
ROFWECHRT S IRINYT

HON SRINVR

FWIRCIEK FVSSOLICH

SIWI3A 3LIS GNY 34 ISANYT

WOCTHIMCIRIVE $3M

s oA M

ik QWK A

IDHIYY BVIEOHYY
CIINLS UIMGIIH 43
WISY W0RY  1Rany

" (s 49 HONBCd
HENGS! LSOQE HOLdYY

ROLONRGNE

O
ITXCEDM

TWDS QU LON
WWIFA SNILNY S ANEHS

DL OLICH

/l\ VIO DNINVTG 331

IR
I Tz
X

(308 15vE) SIvD ADNSDEIWI

FYDGLION

IDORE 31THIA
Selhl SINYL

...( mUZE FHM-JOCM

AEOHOD 1SR B0 ) e

£ swosotion

M LEONOD B OLTVEL

DNDEYMIENE 35 Zuw_hdm

mya
n<ounu_u<..s0u.,n>o ..;
E_z:oﬂgoowo
o Yk D LA

b TE

TMosaLion
A

ﬂiﬁ?&

AL DL L WO TRV D

VDR RSO i
DDA

AR AWTOTH.
1RDIaH .2

avAEal

NH 3L 38N H PIvm

VIS OLIDN

SYIUY ONDRIVd 30V A

WEYL P
WS W SNOa
o p——
r— ] 1
. g
oo | 4
~Lelvid 3D EAVID DIVIRGD e e le
el
D s wory o ion,
OO TOMOJ = 4OWY 10§ SRR frarimpra e TPt




Attachment 2

JRT——

| doe mane v e 7l A 1 5

SHEPI Hen G ALB S LTI D B

i A T YN St WSS 2T 1 S D e Tt ey B SO0 i GRS TR 2u0d vl
! Valvisiie AT S S el R R TR TR BV U3V IRV s " G

Tanioasis
; o0 Vhrac oy FROVISQN S QYD (DK MO VLY B T e
el QKRG LT ST IR, LY T
FNNAZ et A AIHES UEATS D

LHTPLE =T T |

NOUYTNDTVD 350 §3iven NOIYOREE - I0NYTIWOD O13M

I &1 |

ol

33

P Tasee,
) P
pL—
£40 ELTHS o sy |
arnt e i
T e PR GEIARAT Lp TG TRl SAECE Wb b mlak M
CLANY 1VDOT T RIYH DL DR TP e I _f.ﬂn:\gu«-r&.n‘inklu;ME‘Eq-wESﬂiﬁ\—ﬁ k3
R0 T D ik L T NN M Bk R AMMAHONT iy %SGR
I VDA YT B Tt d TN ol T B el A3 &
I EALGAT 155 M TR et Bl TR DI Tt 2 S i
e A Aot s e AR ST oA A
e M oh A T R L e o a2
O AR DY LY D I R Ain o L S s el Dl 1Mo Y
T P e T W WY L
woRinaY i * TEVOR, S oA 1A Aosars
¢ ; AT UNFATET LT s o B - e 5] SN 407 10 e U S YAd KGR I RETOLNED WOmVEE dvivDIT ¥
= BRI TSR A
.3 PI= ! = SRR TR . D
LV F @ 2d '
| o =G= 1 B ST —
g e 1 . o TR R T AR
s @3 A b
F 830 - [P - - o )
m o =z . o v - L3 M
2 HEz | ot o wee {3 - v - w a (
- MI.?A m { TS e + s L A GRAT - b S
8 ONIDITLNINAINDI NOLYDSYI e @ [—— P
g T H " v g - e ¥ P o '
Q = 0¥ =1 TV0S H T R A “ @ PR [~ w8
e T . e za w1 By
L 3 —_ - u LAY - o)
& = . -
5 4 - e Y o
] 5 — JE— S - . DY
} i g ! - n - u o {m s X : -
i S ; 39 5L e e I T - mﬂv
RALNE 0 v \«ii(fr‘f - - 13
H i - . — - o
: r T o " — .
. g T bt i assu o ate s .y - -
) T,
lr«fv 5 o vtz Jmmuéﬁ e e T -

\\\'\
H
'y
i
L
;
t

AN RRARERT Y e I __:_:__r%ry

__._ Nl |ty :_u{y

p .
\_.ww\a o \ms\\%v\l//l.lfl.ln [
\w, |w b\. .9 n .

ﬁ

- P
z |3 2 ¥
9 2 : 1,\. ;
g 8 : = % - R % e e
o a 5 - 2 4 .
4 3 - Y- el Nm ]
& ] 0= — A T
m z 5 - = 5 i
- T T v Ee \l
e " S A o 7
ORI e e = w T
1 o= = ' I N
: P - [
R T = ' . i
. = . 70N L 5
v maaomand Gk | 4= - . ;.q
L em s = - I3
P R , i _ 7
1 e W e 0 TyhEvH ._ = aﬁm,ll l% _ b ! w \
L i YR DA - o e Ry
Povsmen IRl | ARyt

oy — TR

i rl_ﬂir
Sammamnm (VO DIV NN . 3 M\flrlt
ﬁ.i«..é.zx:_o.:L \

ANt aZ 0L IL

2 Et._.rEL.EttEF:_;: TN

FANDD S5



Aftachment 2

[ ERls
O aTdd VT

1

FIC ¢ LIRET

suoisADY

A IRMISORUY]

BYO-049-860 NIV
[£t-2ng) anH NOLENE

LTYE4 DILICHID "UOHSNg

SIS 2 R
e
T LY TN T-

Wt

mexonon s

AW OLION T,

TR 01 0N O_

Al

TRl

oo ;\l._ .

EMNEASHE MOTEADYE 904 30V0 WITHOD S/

AT
INTWHINDE MO
N0 QLINAINDR

.m.\l, SHLNO HOUWHOININOY
. RO EBBOBONR M T2
,_

T QLI

IREMEH TN

SUYIIT NOILYDIHEl

INAOW Tiva = ETICEINGS TAINED \,_/

AR 33404 CSDRANY.

AN MOT-MOT ONIYSNIWOD BURSSTEE St

R — )
woam oo e e
WG il Hoewter W

LR T st @

Bl RN Sl e
it waci o e
st OerE s e {)
s ot ous
it vl i Y
oo ()
derni Rl T ubéwen)
T4 00 MR Dl KN T
IR N (D)

KM Jo-dauaaven o ()

wE s 7)
g oo
AT T3 Tl

R v (7)

WVIECLION 7,

HOSATHAEIS R

19186 WO ViGYD viNvE
U5 VOBNDN W

L OH DN RS S U

LIGIHIEY BAVIHANYY
OLONIS HAMONRHINY
VTG BMDEY J Jaqay

T QU J
MOUDINNCD 20 INIC » AIEWISSY IAIvA TIVE ONY
FUNIATEG MOTHDVE FHNISTAY 0IDNORY

SOIVINDY JENESREd \_ 4

NOUVMNOUNOD 38ML diid N\’

$HOUDH 2 OTIRa QL Iont
(AR SRR 850 1

T Lo
AIBWESSY JATVA dliD




Attachment 2

2108 5T 000
Vel I

&1

Suolndy

= o
2 C
E; ﬁm.m
$ 5%5
Oz
xI
& md.rmn
a w
-
[=3
- T
2 L
~
7-7u —
~}

NY'1d DMIHSIT 300aIN0

[T .

IO DT T RICHTY
CIOMS BIMORIHIEVZ
W5y laopy 3 1ousy

TN CEYTION SUNIKHE 370 INVANId FANL 2INIYTS ALIVM
[ IMIREDYLY 3V BOHSNTEREW RS L]
™M b i
= b APMOHE Ad T IHSINS |
i | WPNIMNTY STTEaLY ™ g =
- - T ——
wingar - | | o . =
QTUDFEWE A1 SIKEW - LHOBH 14 §1 ™G I.UZ_M
i ] _ o] |
Ay SIS HLM TITYESHL - . .
wig IUZ_#._._G.EI BONE TF - ELY gOInv:.ni._n,/umE.M —
| - — Y DHANION i s oasg o -+ "
+ HHWATDd DHISWORITY S g ﬂ ._zﬂ..nﬂ.zgshum“d— uﬁﬂm.p&hﬂw
JZ0ERN JOL I T 4 .
Wi 18-t EOOW S _ t —\ | ; (WO DMIHONIHOIZAT! MVONIS VINOD ;
i osvTed 3 | g B R
LWL _
4. o QM
— AUy KU SRS B LEINT TS T AT DY
L i
iy
. SR
b
.
R 1R A fe
_.mmEOQ.
%i: ot et e e e o et 1m 5 et it 4 bm s
g §5N8L
1 1LNT NIVA T
o o : T .
VT el N iy o add oy 7 L e 11.1}...«‘!.) e , i —!
= o T e i R
i e TR el |
: .f/r. - i o SE RN
s ELIT P T T et

s

) L

-
SLIRTUNE,

e ;ﬁ«‘

- m = -] ,\\M.\
- 2 5 -z
2 = z = R -
H = - =
; — JAs = Mwu
B ol 0 et =
- , ) oo
TIERLED P A -
‘_ g SRS
- M = T B J 4
A : = = Y OB
- — 1 4
: g D= - 3
;ﬂ\ =2 - nm \ = s rnw_ q
| - 1 - _ 7 . FErply
W W : I = TES N w
T %,gn@rrs L . e L 1 ;
TDLe SOOI m. T ./..,_.{r [l%ﬂ. . ILLL.E!—NE:{:E@:E n_Lu_n_: = Etnmuﬁn_.tnﬁﬁd\—[ g i e mﬂ\ rw
ONA ¥ BEMVER HIfAn NI RO DESTY BEVANEIANA i ﬁlflrv; . N, _J M,
£l 104 4O MDD 1NVaHI n”.u : T N cvousteme o \((.7.5
i FFHNOD 105 | \.
5 SRV ADK Y IHDIE KON 42 ks T AHhon Grvniol [ H i
OV AT Y O TR RIS SIS Oy G S SSRT T ., xu:Eq;a.c..c.L.me
NV ©P L 1 DL SIS T 4
um;nm.,—mﬂa—uﬁ(gﬁ.—x&—n_% S O K -

AN3DIT FANLKH DNIHDIN ¥O0aLne




Attachment 2

NYld S HEWCIOK4

N 115 SlRlgHoLoRd

1

?

Gy 3
Eio) HALEITE o ¢
Sl DM

g w3 oy
ApA oD LA

qnH ucysng

— KIAD T N0 WA

o SIRERNAALY

W

15133

G 50 P M

YT T T ST T T RHON

mnnamann s e AR KD 4

KA VIV

e LY g " 3 [ mam A A

b phaie W]

L L] - i i) ¥ ) v SONROHYIRMHT, m i unmnnananandnan nAam=mAnn _

el oyt lealogadiiedt - PR AR

a3an AP
= - R oo o e o o
— i AR VR 1w a1 s Wﬂ.ﬁﬁ?::

anan ;
- A T B .nrn:.:..:.

o ARG e o %
Q Inon Tamnn
[ ﬁ“ﬂﬁuﬂh

2 2oz ot ifid
o : ennkaning
e : PP CERER
= i - A I
[ : ey - : : g M B
m N S e B ; ; o :.mhﬁw.?a_.
w1 2 ALY SER g4 g
= 2 . . E s
! IR TR 2asl L : A 7 . : ninn
] - -
="

. ; e
“WARRCAL _ i J:MWH
el 20451
: g : o
wm - ey : T 1T
wmamanhaan - -
AmmmamanAnAm A A n

WA e AR

Tnmmmmmanmaan ST A

T REKETRRCEI Y]

am

T R AN

bl

To903 Wa LEInE CICEAAS SeFd 10 S TLLIEGEMTTA 253EE

ara



Attachment 2

Nid 31S IMIEAWOLOHL

=
S
-t
fo
3
T
o
P
[ 7]
Iﬂ_
o]
=
!
b
)
=

HOUIRORG ol

fLos [ mm—

£, i sty
Aol aRp

qny uojieng

2311331313

- Tt gt JOOF = WS

Nv1d 3Lie 2alTACLOH

A

W Ium o
AT R R R R R A AR e A
I

R e R LR R e T TTTCTT

R DR e B per £ - AN

T e oo, e

mmananRanans

L RSB T
na n RIS T NG L
Mamma AN A

A A A A
Japiapuiaiiige A HEM Y

R R e o

Ana B L L LR

on AR L L A

B R L L LI L e T,
N L LT e LT )
mARARARA AR AGT AR AR A N A

PPN e
Y

P PR NIRRT

A asrrazyazEa:

1322333333233 333253

R

233131 FIFFFIASIIEIIEL

1FJ3IF3AIIIFEI2I20S

ﬁwﬁfg

RN S L e ....s\..a..::a:..:..x
e f
MAMAnNANHNARAKI A RAR AN ARATANANAN Nl AR AM AR AN AYRARAN AR AAR AR RRA MR AN AR A AR RAR

HELLYHUNGS 204 H e 5396

3 Beranalis W FLee TSI BN

Fopen s ¥



Attachment 2

i L]
! _. {/_._./._.Zmimo.m>mn_ 350-C2XIW 8NH TYRILSNANI NOL10

TEERY 910G ‘B ASYTINYE Siiomsieaasr

/ SE50d¥Nd WNINIWOTNOD 0¥ A 404

e
2110y g Nkt 3
T T DAY A

gttA TriEE RVEE

YEO0ET 660 MY
A0 MYINAOW MOAVHS EZ2

- @raouvd

@\ S8 BT MbOSEIES

e
LPOLE "ON d¥WW LOVHL SAILYINTL T T
= S A
wwmmlnﬂnm 8 e i Ko i b o e 3 _K_ﬁigai..xs‘.ﬂ.l_ﬂ“ iii—iﬂ@ﬁﬂﬁﬂn %
Q:o._m.z.l; BEAREA ow
| - K| TR
C@.m@ m B msan e TP AINIDIA
o UL iR = n
PR S R e =
TV GoeH EOEI a1t ot b G B AR
ane s
e T SierAe
e e Yz e A srars
——— POVIES [RRT——Y e
o —— "% ~PED TR PPN — Av B I
e vapmor i g5 e
3 B RS- J—
e — T £ KRR ———— i
; ———— I & mem g RO o o e sl
. N qzo_b?ﬁ.ﬂn THINDZ ORY MY ToEINID SHERESYS SOUSLVLS LG ad
e e e, ——
I_lln_lllll_l IIIIIIIIIIIIIIIII AN T ELENOR.
==t — e ST T T I e ———— e e
P ] S
! 1 i
Pt i
ot 1 £S0-08%-660 & TRO049-560 L6Gr065-66D 090059660 . 6O0-089-650
[ { SV IRISNANI 04 A TYRLSNANI 28 AYMIYRLSNONIBZ kvt TYRILSNONIZE 8 AVAL TYIELSIQN] 78
1 i 1 <z o]
b ! e A
Lo | ot s e
! § L
e e e e e — e VBRSNS UELES
[FH089-660 MY
||||||||||||||||||||||||||||||||||||||||||||||||||||||||||| TR 101 AV VIEWYS €88
3D VIVE -
3=
o l..}ﬁ@wsh ’ 16511
SOSEHE=T
ﬁ ~ Fra g
@\ 4 Bl LFF TN
foses
. [
5 z ) - - :
3 AL PSS ; '
: : _
m !u 20 Etm H
z : i

]
\J kGl m

jEiol

035~650 NdY




Attachiment 2

NV AN ANV
WO HGTVEM "AYas TalSNan:
ANH NOITIENG

UL

dnosfs
usap

;

-+ NOIONAISNOD 404 [ON 22

s - =
[—— TR - , :
7 \\
[ - ) i ] . )
B N SOV S UL e mmbm —
— P pviniriyeiineg 207 RSO
iz ‘ o ] ]
ST P St : ]
Fvrnasigm - T .
- S .
’




Attachment 2

NYTd SOVNIVIC
ONY SNIGYED AIVNIWIEY

=

FOADRRRE

SeUBERpCHA,

' HOLTENY “A¥HA TRISNOR

4nH NOLTIENY

o

UL

dnouf
ubBisep

% NOHONIISNOD 404 10K + »

i
1 1 “

I

[P B Sy S D)

[m—"

FI—

wmameny Ay ECarasmEon MM
b omzaimmmETnan (T R ot e I N T T A
il R R I B O 2o i
Pt P o e L L
A e S i L
NS g m— ooz (T} o e s ey A AR
e, e FRUREE—— Y 3390183424 o ol a1 HELNNND LI AT GHOR
T — e - O e L e L
— =
oy e
oA ) 2u s
LR ———— s {5} e o s
orcam e [ ] e csseras ) TR AEE
VT ok
[ —
P rvcwrm | @ : [P, ... -
[ — prrr——— Y [l p———
avasHl sy erars (T} P e O A O R s
st
BENRELSENGS i ———— e
BIONYEINID

;
7
;
Ay
,

«;;% i

L2y *},:lﬁ"%

o~




Attachment 2

SNOLDES AUS AAYNINTANA

V3 NOLTEM WAL VRLSFUNE
aNH NOLTIENE

sy g e e s

B

enl

LLLL

dnoib
uBissp

t » NOUDNUISNGS 803 1ON « »

o3
]
R
af
-2

Fig.
:

I

i
H

e '.kff‘

HOLYATR
IR

NOIVATI

3888382838

T a=f
4. “-!"g

e

HOILyazd

e

ez

é 1




Attachment 2

£L1025150

BEBS-Z6G (295) "oU) UBIS ajniosay odwejelng st GoeeD 2108 WBnides @ "ouj ubis ainpsqy Ad peisdald

L2v€6 ¥O ‘NOLTIZNE AVM TVIHLSNAANI

WosuBlssnosqemys) e
00 UESAINOSGE MMM
#619-268 (309) XBJ BEOS-267 (289)
02408 ¥O "sOWBly $07
18843 equni 53901
oMl NBIS 3LNGSEY

ISV




Attachment 2 '

&k o 1o sbeg SINZLNOD H0 T18YL 2686285 (209) *0oup UBIS BITESqY SCWRIBIDG USI1 JDBN0D “ZL0F WYBUATCO © “ou UBlS eiMIosqy AG paBdld

VY

sfelslBl puUe alsied JoieD

OH1 NDIE FLTI0EEY
oy
—

Fem 8l 18 A:iC10841] GNH sseuIshg
= AN [lelaq] Jena [puuBLD gni sseuIsng
W al Alclosad gnH ssauisng
w Sk lfexa] UBIS epelg
w vI-EL [lBley/renisnpuy - UOBSIIUSR| Weus |
m AR Jale Aunuwiuon
M Ll . [l sselppy / seucloai sidwes : (c08)
o 9800-289 (508} 4
IPUIA roYeA s|dwe
g 0rG PUIPLAEA JENOIYEA SICWES /215889 (08} L
= 8 suBlg | 103lcid Alelild s|des JZFEE WD Uoneng
.W 2z 1817 uBIg walold 6igl Xog '0O'd
s 5 ote Aemubi 1sepm LoL
: 9 UOHeOOT/UBILsOEld UBIS uoyieng Jo Ao :BuluUed
F g ug|d 101d Ao
= suBig paNdiyold pue Aelodwsa
= = S P PRI N 40447596 (S08)
= g siuewsalinbey uononisuos UBIS [zieust £0LE6 VO ‘BIegiEg BIUES
! z sjuallaiinbay RICIPUET ¥ UDRRNPOIL] cOL# zaneyD) Jese] o|ed |
1 Aioio8ii(] 108104 821E10088Y PUE AEP||OH 'SV '#UsdiAB] HOSYRLY
108l01d
SINELINOT L0 ZTEVLE
W00 ouIndD@Luuine
. ¥10-¢68 (508)
M _ "oU} BGAD
! odWRIBIDG Usi] 10RO SSICO LIABD weby
" mma-mmm (€98) Xv4 £9vE6 ‘v BUBAIS
, 8E25-26G (299) Hd
& , 02206 VO 'SCHWely 507 ABih uruer 0992
188G H_OQEJI 50901 lsgne 1eied SNy
o ouf 'uBig enjosay . )
4 HOUNIA NDIS GRUYIITH . AHOLDFUIG LOBM0E
3 W ONY INV.LINSNOD NDIS
[
=4

WL ] N2 ED RN

—~—



Attachment 2

6t Jo z0 ebey

SN N§i§ 3zmiosay

- WVHOOH S NDIS U3LSVR ISV

Tt T =RIEeEdn
=

14

Jlnzclen

SINTWIHINDZY INYNIL/ THOTANYT S NOLONGOHLNI

{2081 § Bpoo Joud

68L €L-P6 "PIO 190CZ '8 § 21L-00 'PIQ) 'SSINIONIS IO S50}
ufiis palojoosIp 10 palelieam pue 'ufed Bulsad 'seinioniis
ubis 1o seoe) UB|s Usyoid ‘sIUBI NG peulng 'o} pelil g

10U 1ng ‘epniol; |jBys SoUBUSUEW JUBUS) Ad SABD Bupiom
(£) ujyum pessalppe aq |jBYS sadEino Jo souBLBILE '8

‘SIS DUl WOl PRSI A

-1dwiosd g jjeys IBAOWET WO SIIGeP ||y "uonipuoo euiBlo sy
01 YoEq pasolisl sem ubils eul Yoiym Woll esle ) eaed jleys
pUE [eaclUi Yons Ag palesto abewep AUB Jredsl 'ssusdxs
umo sY 18 'lieys weus] ‘ubs Aue Buinowsl ucdn (319
-zoydde J)) ulgwial AW aimonns ubis syl Jaasmoy (ADUBDEA
SSBUISNC 10 SABD OF UIULM peacwal eq 1snw ebeubig 2
‘Uchieollde) o} iold ssaooe

801A198 Pue suolieoc] Alddns jamod pue UNpuos ||@ Ajusa

o] Aueduioo uBts suBUS) 2yl Jo Alljiq|suodsss syl sty ‘9

) “BlBY10 UBIS sl Jo sfuaw

-a4inbal e jo JusWiiiny Jo} s|gisucdsel eq JBeys Weus] sy ‘g
sHuled Alesse0sU e UBIgo |(BYS UBUS) 8l b

‘(81509 Uonoadsul jeuy Buipn|oul) ses) uoie||e1sul

PuE s[elierelwl paleed 'subis 2 o) Aed |BUS uBUS] 8] €
(s)ubis

JUswnuow JofpuUe jlem AUe UC BLIBU 1UBUE| B Jo uolsod pus
Alliqelreae s aacudde puB sujWIBISP J[BYS PIOIDUET] 84l 2
paulino Usisy euello ubis

BY) ypa esusulojuco Suneoipul ‘ubis pesodold siu jo sBul
-melp doys pajleiep Ul jo ss1dod (g) a2.3 '[eacidde lewe
[BUBIE 10 LS JOL PICIPUET O} JILUGNS [[BYS JUBUS] YoBT 'L

SINFRIHNDTY LMY N GE0ITNY T

SERC-ZAG (Z08) Ol US SXniosdy COWRIBIOG YSiL Gomuoy *2Loz WBLAdeD & ou UBS ainjosay Ag peiedald

uEUS| 9yt

J0 9suadxa s Je plolpue] Byl Ag peaouial aq jjim subis Gul
-ULIOLUOD-U0U AUE pUE PaaIoiUs AIDIIS 8C [IiM BLSIND ST 4w
AULoIoD "uoleng Jo AID Ul PUB PJO[PUET SU1 10 SSn(BA
cneuser |eieno pue ALSa eyl $108|18) QnH uclieng B
efeufis oyl TeuT 8insua o} =1 eleluo ubls siy) Jo escdind sy

NOILINTIOE.LAE

WYHDOH NDIS YaLsviv



Attachment 2

81 jo g0 ey

DNl NIIS 3LMTOSEY

- WVES0Hd NDIS H3LSVIR I[SV

_—— =
=8
=

an

£102G180

=2t g

NOLLY T3V LSNYSININTHINSI TWHINIS/NDIS3A NOIS

ek {1) suo jo wWnuwiuiw B 10} diysuguspiom

pue selislelw Ui s109jap 1usie) suiebe (S)ubls sup welep
‘(s)udis au) Buljeisyl Laym

BlIs Uo sBuimelp udis 1o 1es paaoidde piojpueT e dagy g
(s)ubis auy Bueisul

2loled pio|pueT el 0} s81d0D [[BWS 10 JBANSE PUR BIUIOHBD
‘uoyjeng 1o Alsy syt Woll syuled ubls palinbal e uEIgD 2
‘pIopUET AG palnbai unouwE ue Ul ebelanco

AllIGiel; 205 peinsul TBUOIIpPE UB s2 pJojpue syl Bujweu saue
~INSU JO Q1BDILeS [BUISLO UB UM RICIPUET aul epiatld 'L
Bumolo) eyt aplacsd jaam Je)21sul ubis sjuBUSL By

NOUYTITELSM

‘paniuwied 10U 48 adAy AU Jo

SIeA0SSOI0 Lol Jjo Bulgny ‘sduwe| 'sexoq uoinoun pesodx3 ‘g
‘pauelIple [Bos| Ag pedinbal

asoU] jdeoxs 'seibue BUImBIA [BULIOU W} IO J@eli$ BY) L0}
8|GISIA 8Q |30e| (1 JO SJ8imoBNUBLI AUZ [[BYS @5BO OU U] '
‘splepueis Aigsnpul 1seubly eyl o) Bujuuciuos

20-UNS WJIoJUN & 8AY |BUSs pue sunl 'sdup ‘eed sbuelo
1SNP JO @315 8q [BYS seysiul Jeylo pue Jured |y Buidiem
pue BulueD WOl 933 8Q [iBYUS SS0BUNS B8l paysitid "/

9685265 (28g) "ouf ub|g aInosay oUUEEIS LSil moEuCy /102 WBNAeD @ Vou] uBls SINIsgy Aq pesedald

uied efejuen olgnd Auzs Woly siqisia ag iou

ljeys S90ASP ISWIYDEHE JSUI0 JO SMBRI0S 'S1BALL 'slausised 9
‘Buguied alopg paiowild

pue Lyiools punolB ag jays sWEess pue spjam 8iqisia IV 'g
‘plojpURT 8L AQ paacsdde pus o]

pPoNILgNS @scUl UoTell [[Bys ssusiuy ple sfeuslewl 'siojog v
“Yejuly usoe[pEe Yyoew ot peysied ag

[[BUs pue uoipuos yBsIEM B Ul pajess aqg |feys uoie|eis]
uBis Joj paldnbal einjonas Buip|ing auy o suchedsuad |\ '
“JRILS 10U B8 JBY] sjElel

YOBNE O] PaSN 8 [ByS SIeUB)SE) {8915 ssejulels 'Arucippy
‘$1SA|0.10818 PICAR O SI9YSED 2A10NpLOD-LUOU UM pejesedes
ad ||Bys uopeolde) UB|S Ul Pasn JR(IWIS JoU 8J8 18Ul S[eI9N ¢
‘sjelalBW

Buip|ing reuibiic syl o1 Alejusulidwios sielsteul JUBlsisal
Jsuream sieudoidde sjgeinp Jo pejedlge) 3G 18NW SUBIS 'L
Buimopoy sy 1o} 8|gIsuodsed i Joloenuo Ubls sueus] eyl

SLNTWTHNDIY NOILOTHLSNOD NDIS TVHINID

‘sauljspind ubisep

AIUNLIWCD 8y 40 siuswainbses s yim Ajdwos [reus sublis iy
‘UewelAUe BUIpunoins sy pue ‘se1elel Alledould 3 yomm
01 8Jn1ahis au 10 sjuslusle ubisap [einjoslyole syl Lim
Auowiey Ul pue a|gedwo ag ospe jjeys ubis yoey 'sBulpiing
pug mﬁ.w ay1 L0 5718 au} Jof eedosdde uoiiodoid puz 9[eos
yum paudisep o [reys subis ‘peonpeld pue psubisep AlgIDs|
eq |jeys subis j0 siuaws|e [eoiydeld pue Suusna ‘Allenb
uolionasuUoo pue ojydelS [euoisseyold Lo e |jeys subls |Iv

NDIBIO NDIS

MRIECIH. N 1R HI TRV



Attachment 2

61 10 0 88

TN NOIS 31MI0SaY

- NVHOOHD NDIS 53L5ViM II:SV

2106160

SNBIS T3 LIGIHOHA/AHYHOdNEL

(Buneys| yes pioh “B9) Bale poBUNS

AOPUIM 81 1O 1UdsIad (5Z) sAl-Alusm] pesdxs JoU ||ByS
affeubis Yyons |o eae aedalbbe oy, afruci) 1eais ongnd
B Buloe) ‘SMOpUIM $S9UISNG 0} paldde Jo uo pauied subig

'SOIIYES AFTASIA MOCNIM

'subls pJecq|lid {2oRiod 9

‘pauqyold ale Aem-jo-ubu olgnd

8yl Ul peleco] subis pelkll-y BjgBLcd "SPIE0Y UDIMPUBS G
[eusd BrlONRD

su1 jC £i8 ucnoes Ag papnold se ‘'soyde.d Jo sbenfiug
[eloWILL IO U203} UrBIU00 1Byl sudig 'subis susasqQ v
'S80(A8D BUISIUBADE pPeiB|jul 10 Jiz-uByi-tsybi ejiws

pue ‘sialorieyd Usisiae)el Jo ainoid UoRoLL ‘sionpoid Jo suol
-BlUSsaidal sigeRyul ‘sucoleq ‘sduwlg subig aigeiRyY] €
"SI0 paysed Jo spBIyspUMm syl uo padeld

10 'saInioniis paxi} Jaylo pue ‘siecd eous) ‘soan 'sajod Alln
1 paYoBNE S19150d IO SIUSLLSOUNCUUY 'SIeA|/S|IaPUBH '2
‘sulis

almeiadwis; pue sl 1020Xa ‘Buinoaal Jo Bule|S 'Bunos|jas
‘Bupiuyg ‘Buiyse|] ‘Bunow aie 1ey] subls subig peleuuy ||

SNDIS T=LIEIHOE

“JUBAB BU] Ja)e SAED OM] UIUNA PeAsLIB) ST ISHW pue
WweAs au; o] Jold sy¥a9m Inoy o] &n pamolie ag AW (018 19
-SIEJEUN] "S[EALSS) SUM 'SMOUS JBD SB LIDNS) $1USAS Jjjoiducy
Jo Ajuhuwiwos sounouue o) suBls Alglodilay 1syioy o
‘sAep snonuiuoo
{oe) Auul Jo wnwixew & Jop soe|d U] 20 ABu SSaUIsng
& Jo Bujusdo puelB ey Joj subis sseuisng Alglodwe] "q

$6£85-26% (295) "Dl UBIS anosay odWeIsios Ysl Joruen ‘2 Log iybuddon @ “ou ublg sinjasqy Aq paiedaid

‘SBUASUYD pue ‘Bu
Absyuey| ‘Ae(] sURlei@p ‘ABQ snquinjon ‘AeQ JogeT]
‘Ae(] aouspusdapu| ‘Ae(] [BloWa ‘AeQ sluspiseld
‘Req e Buy JsyinT uiep ‘ABQ sJBa A MBN SpN|oui
Uolum 'sAEpEOY [2lapal uss au jo Aue Buunp sAep
inoy joy eoeld Ul ag Aeul subis ssauisng Aleloduwis] B
‘(A1) uBneagy (H(e)(F) uonossans Jo
enaplo ubis Alelodws] syl moficy [[BYs subis asay] “(e}(y) uoil
-083qNs JO SUONELL| 8L BU] SPJBMO] JUNCS 10U Op 1841 sawlil
Bumoljos 94z Buunp padedsip 69 osfe Aew subls Aeiodws)
sucidsag

"DOLCTUISUO0 A[BuUCisSaoid
aq (leys pue "edseisip ol (e} 0} uBis Aelodus) syl
ashed Jo sfeweEp 10U Op SUSLB|D SPISING JBLI0 pue
puis 1eU) os Buipiing su o3 pexie Aledold eq jjeus
‘feUsTEW 2{CEIND JO #p'w o |ieys ubis Alelodwel ay] p
1991 (08) AUy uely JeyBiy eg uBis Areloduwa) syl |leys
95BC OU U] INQ "paxiye st Y yolym ol Buipling ey jo
auy eAES JO0) 8yl peaoxe jou jeus ubs Arvlodwe) syl o
'Buip|ing B 0 PaxiyE od [eus ubis Amlodwel sy g
i eg] amenbs (g)
£LiUL JO BaJe UR pesoxs jou [ieys ubis Alelodwsl syl e
1B aue 20 Bumolo; syt 1eUl AllIeA o J8pio
Ui (COL 8061 LOR0SS) 2ouBIEa|C Buuoz 890U B |0 [Baoidde
a/inbel subis sseuisng Alssodwsal |y 'SAEP (D2) AXIS o [B10]
DAE|INLLND B 4O} JeeA fepus(en Jjod sewp Jnoy o1 dn pade|dsip
ag Aew ‘sisuurq Bupniou; 'subis sseuisng AJelodws) (|

‘SNDIS AEVEQIARL

EHONE NAR HT IR



Attachment 2

8§} Jo 50 ebeg N9 LO g086~269 (205) ‘ou Ul ainlesy odweeing ystt 108U0Y 'L Lo MBLAdon @ oul ubis einosqy Ag paedsld .

&
-ml—
=
=
g [l

=

7 ~ N -, v e

———— . G W A S — - — T - o e - - * T TmTT et e E——— e e ——_— - w0

1 - T ey iy i e e ok o ek by T e - —— A e s e S e o i M ek e e R . :

o - . . w A i WRD wou

0 : _ / ’

) e Y —-<E

= el — T -

o PR : }

w PP - ~

g i R
5 i) % e :r
= e . -
1] .

1 oM ey m

t b SR

»

I N

= u&-am

ﬁ R mr————— ettt et w_

€ ; — -

s
-
A

B
]
HB

i S
£ L
i A liaix...f...s!.— S
3 I3
a L i .l.-l.\.{ B
e LA
- T e S MR e o e g e e - - - e T

T T [T
it A
ek
%
e
VAR

N crEn

21085150

A SO RIS LT O]



Attachment 2

g1 Jo go abey NOLLYOOININZOY T NDIS 8E05-265 (295) 2l UBIE sjicsqy oduiES YS)L 10RO 2108 WBLAdeD @ ou| UBlS Biniosay Ag pessdaly
3
m
P>
EF
g ~HIH_ WS £ Butpuufem emapsa | uj5 wewnuow Bupyng
= ubisapeig o1 Burpul4em snoysa K ubig Ao1suq Suipang ”
s . h —
= o
By { By et A r
w UBLG (jep Jo11aT [puLeLD .Lv SuBIS G 122004 Alewild .t SIRGLUNN JU [BUEPISY 0
o .
=
m /.1// WD VA ST UG TR EUWIOE
mw Egc_-g.:l-f
—_———— A e — B et i e o — [P —_— e S JE I
M - sommomes mosmsTTEmEET R it ettt e .
- - . -
0 v } - N uw.,.,.
& s -
W h..nm, -
= . -
' ES ﬂ .
] e
' e 5 - W
oo - N
. . B
! A
-]
& 3 ; —
L L e 1
A . ——
.\-\
L2 e bt il H ]
- .
] -
L '
t -
H g4 Y
1 23 N
o 1
w L L N T T L ———— i =t o - e m e e T - , et v e i i+
3 ! i
DEONH ki H
" W HO &
& @ ; ﬂm.,
5 k:
% : ! s &
—a
Ny
G
—h
im

ML KA NS HI LS



Attachment 2

Bl jo /0 0beg 1S NSIS 109r0Hd BE85-26¢ (295} o) UBIS enjosqy odweEog Ysii ToseD 2102 WBuAden @ “oul uBIS sinosqy Aq paledeig

DHI N9IE ALNI0ZEY

- WYHD0MHS NBIS HILSYI ]ISV

Nevg LNERITINQE A 8% vZ b

NS TELNNOH TIVA 2220 ALNTG: .o ¥3 1

SNIIS sTENNYHO @NH 888 e w2 @
,. STHCLOTEIT @4 SRENE. VI E
{
= | AECLOTEIL TEUNT TS VE §
NSIS BNICNHAYAT WO s v ¢
NOIS SUGHZAIM HYTNOIFZAE 928
m Ngus Cl ASYRES "WE b
; L 7 NDIS LOIroud
%
S
i

EIHIRAR S YRSV



Attachment 2

8

DNl NOIS TLTTISEY

1 j0 80 8By SNDIS Q1 ASYNIHG J1dMYS 9889265 (295) 'ou; UBig einjosqy odwiegiog sy, JoBjua) '/ Loz IBuAdos @ "ot uBls stnjosgy Aq paledeld
=i
N -
— A M
' " ._ h v v_ﬁ A N I i

5 A T -
% S J S B S T B T [ Y
= m._u
I a |
p fr\ ~ m
S i
b .
= - - o —
z o | e .
= p
&)
=
E
=
- .
[T
e

o

fant

mw i 1

et il i ; .

AR S TR LT O

P



Attachment 2

6l {0 60 afieg ENIONIEZAYMA EINDIHEA 3TdINYS 2086265 (795) 'ou] UBIS 81N0saY odiuBEOS YSIL HUBIU0D L LaE IUBNAdDD @ oul uBIS einjosay Ag pesedeid

ORI NSIS 2LNN0SEY

<TEl5) df - WYHOOH NDIS HALSYIN ESV

Al
-
Forkin

7 ;

Sl K

= = 3 3 = 9
cE= © ; u 1% =g =
_ Tl I | d B

1

A% e AR mn”

o 7 s FoOORE | B
!
TEE — e =2
& eRTRER i i b ¥ —
L __| _ |
o
_
_ 88 I o= hu
v nnN.V
i e

2025150

£

A ATMAL N R



- Attachment 2

61 J0 0L ebed IIVLAA NOILOIS DNIANIJAYA LY TNDIMEA §885-269 (206) U1 UBIS S0y CdWERERISS YS|) 19BIe] '4L0g yBrddog @ ou; ufis einjosay Ag pesedal

m —\|1
2 T ¢
Il I}
52
@
12
=
=4 150 SHI4 HO 5300
3> ¥ ADYZ-00L " 9207 A9 TIHINTE AW "130 344 HO 83000
) NN | HOLINS TYNGRDE (927008 D2N) o ADSZO0L TYIOTAS EHINDSH AYA
—-f ; NEAS 0 HHAIS NIHUAM HOLUMS T — B HILME TENEI LG (Fvd'ong SN}
m i _ LI3NNCISIA Y 0F NBIS 40 LHEIS NI-LIM HOLMS
b u LOSNNODSI JiY 02
0 Kldd(8 t
5 HIMO AZL - KlddS
& , HEMO AZL
‘o
w \
& NGO _ .
W ATNINETTY > JET: )
= WANINATY
=
: %
'
1
Lt
im STINCON N H {7
: on STMNAON kS
. [iE]
:
_, | |
Y] DAV
WO e doom
ERB s C3AIIORY
OAEDY 2LHA -
e NS ELTN QrAHOY ALIHM
Wi G MuHLHSN
suaNaLsys 1 e ~
1 SUENALSYS
)] oLk
- 1N/ 08
T nod NELLOD
—
@UN0H
i
) i
2
- .
E .
< m I
= (s
J..LF i

INTHRINM § N2 U e



Attachment 2

81 jo 1} afieg Q1 853400V / STHOLOHIT ITdNYS BERG-266 (709) ouf UBIS aINosqY OCUWBIRIOS YSI), SEIL0D 21 0Z BHAdog @ ou| ublg elnjesqy Aq peledaid

el A . JEENY

DNl NOS 2 HT058Y

RS EIR L DO NDIS U3 1SV ]{SV
¥
q

ﬁ 4
‘ : { AEOLO3HIA SONIAISTS TdAVXS

3
s~ r—
TG i

AL SIS I
D T O VR

—_ — oI
D — N ]

G 21 N 3RV04

e
e _ , S—
[FINEE-.Y L — e
ﬁl- -~
E ! _
i | : Q1 $53UAQY TNV
e
| .
, z
& , R
] - L pr——
g, | =P
i ¥ ...“
mm ﬁ 1 g E 1 _ —_———

WYESDOHd MIFERIB N



Attachment 2

6L ozl ebed

2>
S

e

D NDIS 3LNT0SEY

HHLS YN

- WYHDOM |

12111

LL025160

Ty

e

A

HILNID ALINNINNGD

BEBS-E6G (298] "oul UBiS simpsdy oduwmiglos YsLL NOBUCD L1078 WBIAdoD @ “ou) UBIS snjosqy Aq paredeld

I
7 1 7
|
EELLR S NA |
FE F%LE.Z N

W't 0dd NDIS HI ISV



Attachment 2

61 jog) abeg VIS IVIHLSNON! - NOLYOHUNIAL LNYNIL BERS-E6S (293) "OU) UBIS BInI0Sqy OCLISIBIOS LSLL 108IU0Y *£1L0Z 1UBLAGD & oul UBlS smjosqy Ag paredald

ONI NZIS 21058V

- WYHDOMd NDIS HALsYI ESV

“Adoued syl mojeg pue Buipiing syl 4o BI0SEL WCIL SU} G} PaIUNOLW &g |{IM uBis epelg  uCnE|EISU|
a3 sy Bujperumog  UoBUILING

“3SIMIBUI0 SO1EIS PURIY paziubcaal AlBUollEU 10 payiELIspBA ssojun eacidde

plopue] Buipued Jojoo 82e. '2i0j00 050 paziuficos) Aeucieu pue AeuciBes elelodicou) Aew subig 810100
‘UBis ¢} polB)se] A||BOIUBLOaW PUE Palued ‘[BUOISUSWIID S244) IO IMOIND 12|} 8¢ Cf SjUeWS|D
oBo; pue s1ana| aul jo 9215 ay] Jo) sjendoidde uoiuodod pue afeos Lyl paubisap 29 (eys subig Adon
; "SOUBIUS SSSLISNY JOAD PBIROO] PUB BRIR Uj 198} aJENbs XS 2718
m ‘3518 PUB POCM PBLUIEIDSI Jo LWUNUILIN[e WoJl peieouge) ubis epelg edAL UBIS
mi ‘oo| pue awleu sseusng WeUS| ;usiuon
" I A b RAIIRR o DL L g eed
g Zz W o
3 N pepusixg - piod - FTLSOLNS - 8iAlS 8dAL 108loid Lo oidwexy

. ‘[enoxdde piojpue] Yim uoldo sjueus] 8z si0ioo ub)s JWeus| 'pesn ag |BYUS plod ITILSCHNT.
a)k1s 2dA) 1oajold aul 1sixe seiAis adAl JUBUS] OU Jf "pamoje g eys salls adAt IWeus) [BNplAIpU| I9IUSD SIius

sUl YA ejqiTedWoo Ajjeiniosliusie 8 1snw subis “19afoid ay1 inoydnoayl palesdel sI0|o0 pUE Uojonisuos ‘ubissp uflis
Jejuwis o) pesoddo se ubis JueUs) YoBe jo ANENRIADUL 83Ul ainsue 01 AllAlleels afizinoous o} S| BUSILO SIUL JO Juelul eyl

TIFLIESYIHLSTIGH - NDIS SAYTE NOULYORSILNIC INYNSL

WYE"WOHG NTHE b3 SYIA



Attachment 2

gLiovL 8fed  IYLISHIVIHLISNAN! - NOLLYISIINIA! INVNSL : 8686268 (706} "0u7 LBIS AINOSqy OWEBIES USIL JOBIVED ‘210 WBKAdeD @ "ouj uBis @iniosqy Ag pasedaid

ONI HDES 21MT88Y

NOILYATII INOHJ THHIEAGNT T¥IIAAL

o
’
=4
B
]
=i
m
& . . .
mm ‘W ELNN m = 1m0 | - i
nu I
z ﬁm‘ﬂﬂﬂ; BHOO¥_T" _ e Lan
w WILEAS INOYS HOIS TVIAW
Q
) —————uloce
QFI ToNOIDIE TFIEN PLYFL
w FNINYZRIW -
P THE el T
% S — T ]
N "SpiDVEd A0y TYEaW
A i+
. e | I \ _
Ld
m uepese) ubis papuadsns/apelg
‘
I
3
™ -
1
: T i
o
7
~—
P T —— e ——
-
E - e [ T - “‘.nl B
: : ;
m ' k W NBIS GITNILSNS/FAYE ST IdNYXE
o :
m i il
= : - Lo
I.LE, L

WYHEGES NBIS HA1Swi



Attachment 2

&l j0 5). by

ONI NDIS 3INT0SEY

- NIVHDOHS NEDIS B2 LSYi :IIC
SY

[i0cSlS0

=

R —

Y134 NOIS 30v1a

§£95-265 (295} ou) uBlg aInjosqy odwepeiog usl) Aoerion ‘2L0Z WhlAdaD @ “oup ubis einjosgy Ad peiedeid

AINYNIL
l

o 1

—————

o

A

)

Pl i

WYHROH: MEIS HILSYIN



Attachment 2

5t o0 g} afiey

QHE K2IS 31NN0S9Y

GO T T - WYHDOUd NOIS HILSYI KSV

b,
e

AHQLQ3HIT 8NH SSANISNG

L0FGLGD

SE8G-265 (295) "0l UBIS sMosqy odWEE(0g YsiL SoBles 4 L0Z WBNAdeD & “ou) ublg einjosqy Ag pededaid
cap

NDIS AHOLOTHIT ‘S2TdNWXS

=3t i

- =

i

. ; ,ﬁ
29 .

[P - N
HIHOYE JOOM HLM SEILITT IINNYHD GILYNINATILINCHS 8N SSINISNG *STdINVX3

ENE L

TYEASONYD CL G2UINNOIW SHILITT EANNYHD JILYNINNTT INOBS 80H $83NISNE 8T 14N

WYHEOHS NDIS 4315

o,



Attachment 2

B j0 2| ofeg

ONI N9IS S1NN0SEY

H4° - NVHOOHd NOIS HELS VI ESV

wz
==

anH

JL0ZGLan

HIMO ——ee i

NIvA AGSE

Tv13a 52137 EBNNYHD 8nH SSANISHE

AN HINO i

280

PRy .

- - . ——

t e
3

il .
|

b

‘130 3 HO 53000
WO A8 G3HIN03Y AV
HOLIMS "WiNeiR1xa {1ve'eos Dand
NOIS H0 LHDIS NIHLIA HOLMS
LOANNODSIG JiNe 0T

¥ Aove-0L

| i

J0AZL L NALNO

pioyi]

WONIANTY

e 30vd

INAEOY ILHM B HE

SITNAoK
T

Pegh™y

dvORlIEL

SNHNIZH
INTNINN T £90°

8£85-266 (2ag) ‘out uBIg ainjosqy odwerRIag US| 10BIUeD / L0z WhuAdeo @ o ublg enosqy Aq peledeld

YMOd ————F
NIVI¥ ACGL

“Je30 FHi HO S3G00
TACT AQ J3HINOIY AVA

' HOLIMG TYNu3L#E (w9000 D20}
NSIS 30 LHOIS NMIHLIM HOLIME
LODNNODSI dAY 02
1

OF AOPE-COL
« AN

SHiM ORIHS ~

T LNONOD

FHYH NOIS TRLIA e ——ir]

TNV HEAHOYE
TOOM J3VI0aY

SHOANVLS BA-1 HLIA
SMEEOS QvILHL TIV WL

QCAZH iLNdINO

HOVE
TNAEDY 8vi0

30vd
WANKAATY £90°

S21NA0A
a;

SNUNLTA
WENIANTY B2

L S8

WU BSIGATY

W HDOE NBISE SIS



Attachment 2

&1 Jo gl sbey

ANl NDIS ILNT0EEY

G S - RYHDOUd NOIS HALSYIY ESV

FARIASIRSY

TYL3A AHOLDIHia 8Nk $53NsN8a

o35

SORG-269 (206) "oU) UBIS sInjosqy odWEBDS Ysif 1oBo) ‘£ L0Z WBNAdeq @ ou ubis sinsqy Ag pasedely

98

¥

Wt

LG

ANHELLET
TNILLND

. LEHORER 3ENL
* LS QRN

M uaNCvE

v
SEYT9 1O DIAHDY
€ Hva1

H B et SIS

515049
< QooM F X2
CEANIoE

IWWHD(HD NEJIS HE ' SWIA



6L 10 61 sfeg STYRIFLYIN ONY 31TV HO0D 8685269 {z9¢) "ou| ubig ainjosay cALBRIDS USLL oele) *£L02 BIdes @ “ouy uBIg anjosay Aq paJedaly

Dl NDIS 3LNTOIAY

Aftachment 2

= ”
= 530 1 WnUn W .
B b
h Ui F b
- i
m |
= - - |
ur g _
m e M 1
< !
3 |
& LT
2 _
=
B _
% S1B1FT nuy) ysnd kaoy afien uoioen e |
oA | |
it ! |
_ |
,P
!
nnors DR'11Ie™AY Uzl ey
_
ﬁ ﬁ |
L R |
Rl =LA NS . .
m STYERLTH NS SYOTOD
[
A
&
i

NYHDOHd NS H ' 8Y I

-~



Atlitachment 3

Draft
Initial Study/Miitigated Negative Declaration
for the
Buellton Hub
17-MNID-03

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

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

December 19, 2017



Appendix C
Attachment 3
Notice of Compleiion & Environmental Document Transmitial
Mail to: State Clearinghouse, P.0, Box 3044, Sacramento, CA 95812-3044 (916) 445-0613 , N
For Hand Delivery/Street Address: 1400 Tenth Street, Sacramento, CA 95814 SCH #
Praject Title: The Hub
Lead Agency: City of Buellion Contact Person: Mare Bierdzinski
Mailing Address: P.O. Box 1819 Phone:; 805-688-7474
City: Buellton, CA Zip: 93427 County: Santa Barbara
Pro]ect Location: County Santa Barbara ' Culeearcst Community: Buellion B o
Cross Streets: Industrial Way Zip Code: 93427
Longitude/Latitude (degrees, minutes and seconds): 34 °36 36 ~N/ 120 12 ‘12  “W Total Acres: 17
Assessar's Parcel No.: 099-690-048 Section: Twp.: Range: Base:
Within 2 Miles:  State Hwy #: SR 246, SR 101 Waterways: Zaca Creek, santa Ynez River
Airports: Railways: = Schools: Jonata MS, Osak Valleyg
Document Type: S . - -
CEQA: [] NoP 7] Deaft BIR NEPA: [ NoOI Other; [] Joint Document
1 Early Cons ] Supplement/Subsequent EIR C1EA [l Final Document
[] Neg Dec (Prior SCH No.) (] Draft EIS [ Other:
X] MitNeg Dec  Other: [] Fonst
Local Action Type: o .
[[] General Pian Update [] Specific Plan ] Rezone 1 Annexation
] General Plan Amendment [ ] Master Plan ] Prezone {7} Redevelopment
[[1 General Pian Element [[] Planned Unit Development  [] Use Permit [ Coastal Permit
1 Commupity Plan Site Plan Land Division (Subdivision, etc.) Other:Devt Plan
Development Type: - S
Residential: Units 54 Acres
[] Office: Sq.ft. Acres Employees_______ [ ] Transportation: Type
[[] Commercial:Sq.ft. Acres Employees [} Mining: Mineral
Industrial:  Sq.ft. 74,742 Acres Employees | Power: Type MW
[l Educational: [_] Waste Treatment: Type MGD
[] Recreational; ] Hazardous Waste:Type
{] Water Facilities:Type MGD [[1 Other:
Projecf Issues Discussed In Document: -
Aesthetic/Visual ] Fiscal [7] Recreation/Parks [ vegetation
[ Agricultnral Land [%] Flood Plain/Flooding [] Schools/Universities Water Quality
Air Quality [] Forest Land/Firc Hazard  [_] Septic Systems ‘Water Supply/Groundwater
Archeological/Historical  [X] Geologic/Seismic Sewer Capacity [} Wetland/Riparian
Biological Resources [[] Minerals [} Soil Erosion/Compaction/Grading  {_| Growth Inducement
[ Coastal Zone Noise I] Solid Waste Land Use
[X] Drainage/Absorption {1 Population/Housing Balance [X] Toxic/Hazardous Cumulative Bffects
{1 Beonamic/Iobs Public Services/Facilities Traffic/Circulation Other:Greenhouse Gas

= s £ EY S T LD G G 63 ) €Y ET Em B9 B3 £3 0O ©o £2 £ £ £ 0O £ Do £ £3 £3 £ () £ LS LM e 5 e 3 ma 0o 03 ©3 03 65 63 03

Present Land Use/Zoning/General Plan Designation:
Vacant/M (industrial}/M

Project Description: _(please use a separate page if necessary) T oo TTEmmT oo
Final Development Plan {16-FDP-06) and Tentative Tract Map {TTM 31061) for Airspace Condominium Purposes; 50 Apartment

units and a community center in three buildings; 46,676 square feet of industrial space in 4 buildings; 28,066 square feet of
office/business space in 2 buildings with 4 rooftop residential units; 316 parking spaces; dedicated open space with public
trails; and restoration of Zaca Creek

Nate: The State Clearinghouse will assign idemificarion numbers for all new projects. If @ SCH number already exists for a project (e.g. Notice of Preparation or

previous draft document) please fill in.
Revised 2010




Attachment 3

Reviewing Agencies Checldist

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

Air Resources Board _____ Dffice of Historic Preservation
_____ Boating & Waterways, Department of ‘ ______ Office of Public School Construction
.. California Emergency Management Agency _____ Parks & Recreation, Departinent of
____ California Highway Patrol __ Pesticide Regulation, Department of
S Caitrans District #5___ ____ Public Utilities Commission
_____ Caltrans Division of Aeronautics S Regional WQCB#3
___ Caltrans Planning __ Resources Agency
_____ Central Valley Flood Protection Board _____ Resources Recycling and Recovery, Department of
___ Coachella Valley Mtns. Conservancy ___ SF. Bay Conservaiion & Development Comm.
______ Coastal Commission ____ San Gabriel & Lower L.A. Rivers & Mins. Conservancy
____ Colorado River Board —__ San Joaquin River Conservancy
____ Conservation, Department of _ Santa Menica Mins. Conservancy
____ Corrections, Department of ____ State Lands Commission
_____ Delta Protection Commission _____ SWRCB: Clean Water Grants
_____ Education, Department of ____ SWRCB: Water Quality
__ Energy Commission _____ SWRCB: Water Rights
S Fish & Game Region#9 _____ Tahoe Regional Planning Agency
__ Food & Agriculture, Department of ___ Toxic Substances Control, Department of
____ TForestry and Fire Protection, Department of ______ Water Resources, Department of
______ eneral Services, Department of
_____ Health Services, Department of Other:
e Housing & Community Development Other:

Native American Heritage Commission

T S T e R R T N R R R I L L

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

Starting Date December 19, 2017 Ending Date January 18, 2018

o L e £T 0O B e 3 £ £3 LS B €73 43 0O 4O 03 LD 1 £33 03 £33 £ L4 £9 B3 B3 £ 43 £ o 03 oo g L 03 03 | | A B B e

Lead Agency (Complete if applicable):

Gavin Moores

Consulting Firm: Applicant:

Address: Address: 10 East Yanonali Street, STE 2B
City/State/Zip: City/State/Zip: Santa Barbara, CA 93101
Contact: Phone: 805-692-4701

Phone:

Signature of Lead Agency Representative: % / %/ff/f/m/kz Date: 12119117
¥ 7 -

Authority clted: Section 21083, Public Resources Code. Reference: Section 21161, Public Resources Code.

Revised 2010
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A

f i

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-03
2. Applicant: Gavin Moores, (applicant and Peter Hauber (owner)
3. Project Description:

A. Project Title: The Hub (BUE 17) (16-FDP-06 and TTM 31061)

B. Assessor’s Parcel Number: 099-690-048

C. Location: southeast terminus of Industrial Way

D. Project Description:

The proposed project consists of a Final Development Plan (16-FDP-06) and Tentative Tract Map
(TTM 31061) for Airspace Condominium Purposes for a mixed use project with the following uses:

o 50 Apartment units and a community center in three buildings. There is a mix of 1 and 2
bedroom units

46,676 square feet of industrial space in 4 buildings

28,066 square feet of office/business space in 2 buildings with 4 rooftop residential units
316 parking spaces

Dedicated open space with public trails and paths

Restoration of Zaca Creek

6 0 0 o

o]

The draft Mitigated Negative Declaration and all referenced decuments may be reviewed beginning on
December 19, 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 Buellton Public Library, 140 West Highway
246, Buellton, CA 93427; and on the City’s website, . Written comments on the
draft Mitigated Negative Declaration will be accepted during the period from December 19, 2017 through
January 18, 2018. Pleasc submit comments on or before 5:00 p.nm. on January 18, 2018, the close of the
written public comment petiod. The project is scheduled for a Planning Commission public hearing on
January 18, 2018.

Marc P. Bierdzinski, Planning Director
Newspaper Publish Date: December 14, 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(c) 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 (LIR) 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 iiself shall not be considered a significant effect on the environment, but may be
considered in determining whether the physical change is significant.”

City of Bueilton
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INITIAL STUDY

PROJECT TITLE

Buellton Hub — APN 099-690-048
Final Development Plan (16-FDP-06), Tentative Map 31061, and Mitigated Negative
Declaration (17-MND-03)

LEAD AGENCY and CONTACT PERSON

City of Buellton Planning Department

P.0. Box 1819

Buellton, CA 93427

Contact: Marc Bierdzinski, Planning Director, (805) 688-7474

PROJECT APPLICANT AND OWNER

Applicant:

Gavin Moores

10 E. Yanonali Stret, STE 2B
Santa Barbara, CA 93101

Owner:

Peter Hauber

2660 Janin Way
Solvang, CA 93463

PROJECT SITE CHARACTERISTICS

Location and Surrounding Land Uses: The 17.22-acre property is located east of Industrial
Way and adjoining the Santa Ynez River to the south (Appendix A — Vicinity Map). The
property consists of one parcel (Assessor’s Parcel Number 099-690-048). The property is
currently vacant. An existing residential mobile home park in a MHP zone is located to the north.
A golf course and single family residences exist to the east with a zoning of PRD-OS and PRD.
Industrial uses are located to the west in an M zone. The Santa Ynez River located outside the
City Limits is located to the south of the project site.

Existing General Plan Designation (Land Use Category) and Zoning: The proposed
developed portion of the site has a General Plan designation of Industrial with a corresponding
zoning of M (Industrial). The remaining portion of the site confaining Zaca Creek and the
floodplain of the Santa Ynez River has a General Plan designation of Open Space, Parks and
Recreation, with a corresponding zoning of OS (Open Space)..

City of Buellton
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PROJECT DESCRIPTION

The proposed project consists of a Final Development Plan {16-FDP-06) and Tentative 'Map for
Airspace Condominium Purposes (31061) for a mixed use project with the following uses:

o}

o o 0o 0 ©

50 Apartment units and a community center in three buildings. There is a mix of 1 and 2
bedroom units

46,676 square feet of industrial space in 4 buildings

28,066 square feet of office/business space in 2 buildings with 4 rooftop residential units
316 parking spaces

Dedicated open space with public trails and paths

Restoration of Zaca Creek

The project plans are included in 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:

o 0o o o o 0O

0 o o O ©

Application Materials;

Field Reconnaissance;

Buellton General Plan;

Buellton Municipal Code;

Buellton Zoning Ordinance;

General Plan EIR;

December 2016 Air Quality Analysis from Rincon Consultants

December 16, 2016 Soils Report. Geosolutions, Inc.

Departmental and Public Agency Consultations

Associated Transportation Engineers. Traffic Impact Study. July 18, 2017.

State Water Resources Control Board. Revenue Programs Guideline Appendix G.
1998

December 16, 2016, as Revised June 9, 2017, Biological Resources Memo from
Dudek

May 10, 2017, Biological Peer Review from Rincon Consultants

July 20, 2017, comments from the Santa Ynez Band of Mission Indians as part of the
ABS52 consultation

RRM Design Group. Preliminary Hydrology and Flood Study Report. June 9, 2017.

City of Buellton
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ENVIRONMENTAL DETERMINATION

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

[} Aesthetics ] Agriculture Resources [ ] Air Quality

4 Biological Resources X Cultural Resources [ ] Geology / Soils

<] Hazards & Hazardous Materials [ | Hydrology / Water Quality | [ | Land Use / Planning

| | Mineral Resources [ ] Noise || Population / Housing
[ ] Public Services [ ] Recreation DX Transportation/Traffic
|| Utilities / Service Systems || Tribal Cultural Resources Greenhouse Gas Emiss.

DX Mandatory Findings of Significance

- On the basis of this initial evaluation:

] I 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 applicant. 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.

] I 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.

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

Marc P. Bierdzinski Date
Environmental Officer
City of Buellton

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 take 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 "Poientially 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 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 ecarlier 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

City of Buellton



Attachment 3

Less Than
ISSUES: Potentially Significant With Less Than
Signifieant Mitigation Significant
Empact Incorporated Impact Impact

1. AESTHETICS - Would the project:

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

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

) Substantially degrade the existing visual character or quality of

the site and its surroundings? X

d) Create a new source of substantial light or glare which would

adversely affect day or nighttime views in the area? X

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 below the
grade of surrounding properties. No impacts would result.

c. Visual Quality: Development of the project site would result in a new building, parking areas,
habitat restoration, and landscaping that would replace a vacant parcel bounded on the north, east
and west by existing development. The architecture of the proposed project is considered Agrarian
as defined in the City’s Community Design Guidelines.

The proposed project intends to reduce the potential effects of a monolithic buildings through use
of fagade variation, material and plane changes, architectural details.

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 lighting or nighttime activity that is lighted.
Current lighting sources surrounding the project site include sporadic lighting from adjacent
residential and industrial uses. As part of the proposed project, outdoor downward directed lighting
is proposed. 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 uses and habitat areas.

The project would be required fo adhere to Zoning Ordinance requirements for dark sky compliant
lighting. The project would include a variety of downward directed light poles, bollards, and wall-
mounted fixtures. All specified lighting will be energy efficient, and parking lot lighting is shown
to be decorative in nature. Lighting intensity at the property lines would not exceed 0.3 foot-
candles, which is within City requirements, and would not adversely affect the existing residential
arca. Lighting intensities at the southern portion of the site, at the edge of development, would
produce 0.0 foot candles, meaning that there would be no light intrusion into the Santa Ynez River
habitat area. Impacts would be less than significant.

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

City of Buellton
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Farmland, 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 Impact

II. AGRICULTURE RESOURCES - Would the project:
a) Convert Prime Farmland, Unique Farmland, or Farmland x
of Statewide Importance (Farmland) to nonagricultural use?
b} Conflict with existing zoning for agricultural use, or a X
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 x
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 property is

not in a Williamson Act contract.

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

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

I AIR QUALITY - Would the project:
a) Conflict with or obstruct implementation of

the applicable air quality plan? X
b) Violate any air quality standard or contribute

substantially to an existing or projected air

quality violation? X
¢) Resultin 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)? X
d) Expose sensitive receplors to substantial

pollutant concentrations? X
g) 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

City of Buellton
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Department and is hereby incorporated by reference into this Initial Study. Table numbers shown
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 et 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 countics 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 Mediterranean-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 six criteria pollutants, including ozone
(03), carbon monoxide {CO), nitrogen dioxide (NOy), sulfur dioxide (SO), particulate matter
less than 10 and 2.5 microns in diameter (PM;p and PM; 5), and lead (Pb). California air quality
standards are identical to or stricter than federal standards for all criteria pollutants.

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 o (SBCAPCD, 2015). The County is unclassified (meaning there is insufficient
data to designate the areca 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:

o Emit (from all project sources, both stationary and mobile) less than the daily trzgger for
offsets or Air Quality Impact Analysis set in the APCD New Source Review Rule’ , for any

L 'The APCD New Source Review Rule as it existed at the time the APCD Environmental Review Guidelines were
City of Bueliton
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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 aftainment pollutantz ), and

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

o  Not cause or contribute to a violation of any California or National Ambient Air Quality
Standard (except ozone); and

o 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 ,

o 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), PMyy, 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 io
minimizing construction-related emissions.

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 Conient of Air Quality Sections in Environmental
Documents (April 2015b), projects that involve population growth above the amount forecasted
for that jurisdiction would be considered inconsistent with the Clean Air Plan and may have a
significant impact on air quality. Commercial and industrial projects would be consistent with

adopted (in October, 1995).

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

City of Buellton
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the CAP if they are consistent with APCD rules and regulations. The project would include 50
ancillary employee housing apartments and a total of 4 rooftop residential units. Assuming that
one person would live in each available bedroom and half of the 50 units are 1-bedroom units
and half are 2-bedroom units with 4 rooftop 2-bedroom units, the project would increase the
population by approximately 83 people. The City of Buellton has a total population of 5,129
persons (California Department of Finance 2017) and with the project contributing potentially 83
persons, the total population would increase to to 5,212 persons. The SBCAG forecast for
Buellton is 5,550 by the year 2020, which is a 2.66 percent increase in population over the next
three years. The project would not cause the City’s population to exceed the projection for 2020.
Therefore, the project would be consistent with the growth forecasts contained in the 2013 Clean
Air Plan. Furthermore, the project would be required to implement SBCAPCD’s standard dust
control measures and would not be inconsistent with APCD rules and regulations. If individual
tenants proposed 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 less 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 (PMig and PM;5), exhaust emissions from
heavy construction vehicles and ROC that would be released during the drying phase after
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, grading, and building construction, 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 preserve and restore over 4 acres of natural habitat.

Project construction was assumed to begin in January 2018 and conclude in mid-2019, based on
an applicant provided construction schedule of 19 months. Based on grading plans, the project
would disturb approximately 13 acres and require a net import of 12,500 cubic yards (cy). The
CalEEMod results are available in Appendix A. Air Quality Table 1 summarizes the estimated
maximum daily construction emissions of ROC, NOyx, CO, PM;y and PM; 5. Air Quality Table 2
summarizes these emissions relative to the SBCAPCD recommended significance thresholds in
tons per year.

City of Bueilton
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Air Quality Table 1

Estimated Construction Maximum Daily Air Pollutant Emissions (ibs/day)

Attachment 3

Year ROC NOx co PM1o PM:s
2018 6.1 74.1 435 10.8 6.9
2019 121.5 328 29.6 38 2.0

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

Air Quality Table 2
Estimated Construction Maximum Daily Air Pollutant Emissions {tons/year}

Year ROC NOx co PMio PMz5
2018 0.6 52 3.9 0.6 0.3
2019 17 1.7 14 0.2 01
}':’j;‘;’;;‘;’:r) Emissions | ; 3 6.9 5.3 0.8 0.4
Threshold 25 25 None 25 25
Threshold Exceeded? No No nfa No No

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

As shown in Air Quality Table 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 control 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.

o No person shall engage in any construction or demolition activity or earth moving activilies
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
technigues is utilized:

&

(o]

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

Maintain a minimum of 6 inches of freeboard below the vim 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.

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

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

City of Buellton
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o Visible rondway 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 frack-
outfearry-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 conclusion of each work day when bulk
material vemoval ceases, or every 24 hours for continuous operations, If a street sweeper
is used to remove any track-out/carry-out, only a PMao-Efficient Street Sweeper shall be
used. The use of blowers for removal of track-out/carry-oul is prohuibited.

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). Air Quality Table
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’s use of
high efficiency LED lighting was taken into account in Cal[EEMod. The project would increase land
use diversity and density in the vicinity of the project site by introducing a mixed use campus of
businesses, light industrial and manufacturing uses, and ancillary employee housing apartments
with a community center. The project would reduce commuter trips and associated vehicle miles
traveled (VMT) because employees would have housing options on the project site within walking
distance of their workplace. A reduction in VMT as a result of land use diversity and density was
taken into account in the emissions modeling for the project. As shown in Table 3, operational
emissions from the project would be below applicable SBCAPCD thresholds for ROC, NOx, and
PMq. The project’s long-term regional air quality impacts would be less than significant.

City of Buelfton
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Air Quality Table 3

Project Operational Emissions {lbs/day)

Emission Source ROC NOx co PNy PM:s
Mobile 2.5 7.9 23.3 3.1 0.9
Energy (Natural Gas and

electricity) 0.1 0.5 0.4 <0.1 <0.1

Area (Consumer Products and 37 0.1
Architectural Coating) : : 4.2 <0.1 <0.1

Total Mobile + Area Emissions | 6.3 8.5 27.9 3.1 0.9

Threshold: Totaf  Emissions

(Mobile and Area Sources) 240 240 None 80 None
Threshold Exceeded? No No nia No nfa
Threshold: Total ~ Emissions

(Mobile Sources Only) 25 25 None None None
Threshold Exceeded? No No nfa No n/a

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 diseases. 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 de Maria, a residential community approximately 160 feet
west of the project site and Rivergrove Mobile Home Park, approximately 205 feet north of the
project site. In addition, the project includes residential development, which would introduce
sensitive receptors within the project site.

The project would not expose sensitive receptors to substantial pollutant emissions, since the
project’s construction and operational emissions are below recommended thresholds. The
proposed residences and office buildings are not sources of toxic air contaminants and would be
compatible with nearby residential uses. Additionally, there are no significant risk facilities
within Santa Barbara County; therefore, the project would not locate proposed residences near a
facility operation that emits toxic air contaminants that pose health risks at levels that exceed
SBCAPCD’s thresholds (SBCAPCD website, N.D.). 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 light industrial and manufacturing space may require stationary
equipment, no stationary source equipment is proposed at this time. If individual tenants
City of Buelifon
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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.

e) The uses proposed for the project would not result in substantial objectionable odors. The
proposed residences and office buildings are not odor-generating uses and would be compatible
with the nearby residential uses to the east. While the proposed light industrial and
manufacturing uses may generate odors depending on future tenants, these uses would be
approximately 300 feet from the nearest sensitive receptor (residences to the east). Iacility
maintenance (e.g. regulary scheduled waste pickup) would address and reduce potential odors
generated by the tenents. 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 existing off-site residences and proposed on-site residences.

o 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 to 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 existing or proposed sensitive receptors to objectionable odors. Impacts would
be less than significant.

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
IV, BIOLOGICAL RESOQURCES - Would
the project result in:
a) Have a substantial adverse effect on any
species identified as a candidate, sensitive, or X
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Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less than
Significant
Impact

No
Impact

IV, BIOLOGICAL RESOURCES — Would
the project result in:

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?

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
U.S. Fish and Wildlife Service?

<)

Have a substantial 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?

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?

e)

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

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 through f) The Biological Resources section has been summarized from the following sources:

o Revised Biological Resources Memo for the Buellton Hub, Dudek, December 16, 2016

(Revised June 9, 2017)

o Peer Review of the Biological Resources for the Buellton Hub Project, Rincon

Consultants, May 10, 2017

Both reports arc available for review and on file at the Buellton Planning Department and are
hereby incorporated by reference into this Initial Study.
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Setting

The biological analysis is based on a recent field surveys, agency meetings, a peer review of the
Pope Property Biological Resources Assessment and Wetland Delineation (APN 099-690-048)
Buellton, Santa Barbara County, California (Rincon 2006), and a site plan review. Biology
Figure 1 is the biological constraints map of the property.

Literature Review

Prior to the site survey, the location of documented sensitive vegetation communities, special-
status plant species, and special-status wildlife species present near the Project site and that have
potential to occur on-site were identified through a query of the California Natural Diversity
Database (CNDDB; CDFW 2016) and U.S. Fish and Wildlife Service (USFWS 2016). Biology
Figure 2 shows the results within a 5-miles radius of the property. Additional data sources were
also referenced including the California Native Plant Society’s online Inventory of Rare and
Endangered Plants (CNPS 2016a), and the on-line database Calflora: Information about
California Plants for Education, Research and Conservation (Calflora 2016). A six U.S.
Geological Survey 7.5-minute quadrangle of the project site was queried for sensitive biological
resources instead of the standard nine U.S. Geological Survey 7.5-minute quadrangle maps since
the habitats south of the Project vary greatly from the Project site. Additional literature reviewed
included review of Pope Property Biological Resources Assessment and Wetland Delineation
(APN 099-690-048) Buellton, Santa Barbara County, California (Rincon 2006).

Field Surveys

Dudek conducted a reconnaissance-level field survey and wetland delineation review in October
of 2016 to assess the existing biological conditions, conduct vegetation mapping, and a habitat
assessment for special-status plant and special-status wildlife species, and delineate top-of-bank
of Zaca Creek. In 2017, Dudek initiated focused and protocol surveys for rare plant species, the
least Bell’s virco, and southwestern willow flycatcher. Additionally, Dudek revisited top-of-bank
and edge of riparian along the entire on-site segment of Zaca Creek and conducted a wetland
delineation at the bridge crossing. The focused and protocol surveys are currently on-going,
while the field work for the wetland delineation is complete for the bridge site.

Vegetation mapping was performed in the field, based on the Manual of California Vegetation,
Second Edition (Sawyer et al. 2009) through interpretation of field maps with a high quality
aerial photographic base (Bing Maps 2016). Dudek GIS technician later digitized the delineated
vegetation boundaries from field efforts. Vegetation mapping covered all areas within the Project
site.

Dudek conducted the first of two seasonally timed floristic surveys on April 6, 2016, throughout
the proposed development and property. A Dudek biologist familiar with the target special-status
plant species and general flora of the coastal Santa Barbara County region conducted the floristic
surveys in accordance with the USFWS, CDFW, and CNPS guidelines (USFWS 2000, CDFG
2009; CNPS 2001). During the surveys, if a special-status species was observed, the occurrence
was mapped using a Trimble GPS unit with sub-meter accuracy.

City of Bueliton
17



Attachment 3

i ey
Slueasuog madoei »3ana

BHLTR0N] T s AN e S

. D e
- S P M ke e ey ey MU 05GG s o a0 (3 w u .
e e 440 s s wasamanos W sayeq wegnabon ety (71

e e -1 i #Al] JENIE « (SNE DY Sl P & W e doL e

G g eedos 510 wddy uopmetan, O

L Bty W g ook O

City of Buelifon

Biology Figure 1 — Biological Constraints
18




Attachment 3

-
r--ﬂﬂ---'-q“"'—n‘ )
-
o -
- F Los
- Ohivos
s " 4 o,
[11
i
‘lr
™,
LY
1 L]
L]
L
1
L]
: San
Yie:
]
aiwsiom e
[]
[]
[
L
f]
-
-
- - o 1 2 N
L 1 3
Miles
Ittty feepited by FAR mnd 113 Leenaoes £ 2000, Bercial SO0 inr&s dils suee; Cakjonmin Naruml Doty Detohoie.
Berermitey, SOEE Far mione infarmition pleaie T e Deps of Fahand Oisie, Erivieal habiae dois
soprce LLA ot erndd Willifie Fervice, Jund, 2045 Finaf crationd frobitat ocquare wir (e LSFIVE Ceitizal binbvtod Paveal,
Itis only m genivnl represintation of the datn amd doas ot inelide oY designate critical habifat Comimgf LWEFVWE fior anre speaffic iata
ﬂ Project Location 1+ American badger
- 2 -Caifornia red-legged frog
- wl T Wil Eaffar 3 ferruglrous hawk
4 -lzast Bell's vireo
CNDDB 5- pallid bat
£~ southwesterm vl Agsatinog
£ avimals 7 - steelhead - souttyen Clifnrnls D
: TFlants 3 - Towwnsend's big-eaded bat
9 - twasstriped gattermake
m Matural Commusnities 10 ~ wastern pond turtle
11 - Hoover's bent grass
Critical Habliat 12 - Miles’ milkevaich
e 13 « Sana ¥nay graundszar
Eﬁ-&[t Califormia ned-legged frog 14 caanthanm surly- s o moesilalla
—— 15 - Sowtherm Caldormis Sfoadhaml Straam
LD‘:"‘_‘; Sauthimeaern willaw fiyeacchor 18+ Southern Coan Ly Gak frpaiee Pesesl
17 +% A okl i Wl A Fareal
Soeafiuad 15 - Southars Wikswy Errich
Biology Figure 2
City of Buellton

19



Attachment 3

Plant species bloom at slightly different times each year, depending on temperature, rainfall
patterns, elevation, and other environmental factors. Reference population checks involve
locating known populations of special-status plant species during a timeframe when they are
known to be blooming or exhibit other phenological characteristics that allow for species
identification. Dudek biologists also visited reference sites for special-status plants with potential
to oceur on the project site.

Native and naturalized plant species encountered during the surveys were identified and
recorded. Scientific and common names for plant species with a California Rare Plant Rank
(formerly CNPS List) follow the California Native Plant Society On-Line Inventory of Rare,
Threatened, and Endangered Plants of California (CNPS 2016). For plant species without a
California Rare Plapt Rank, Latin names follow the Jepson Interchange List of Currently
Accepted Names of Native and Naturalized Plants of California (Jepson Flora Project 2016) and
common names follow the U.S. Department of Agriculture (USDA) Natural Resources
Conservation Service (NRCS) Plants Database (USDA 2016).

A review of Rincon’s (2006) wetland delineation report was performed in the field documenting
current site conditions along Zaca Creek. The top-of-bank and edge of riparian canopy were
mapped in the field through interpretation of field maps with a high quality aerial photographic
base and delineated using a Trimble Geo X T global positioning system unit capable of sub-meter
accuracy.

Dudek revisited the site on March 20 and 27, 2017, to inspect top of bank and correct, as
necessary. During the site visit, 2 wetland delineation was conducted at two proposed bridge
location (currently one bridge), including a buffer, between Industrial Way and the project site.
Dudek also assisted with identifying an appropriate bridge style to avoid impacts to Zaca Creek.

Habitat characteristics observed in the field were compared with characteristics of habitat known
to be occupied by special-status plant species and special-status wildlife species potentially
occurring on the Project site as documented in the literature (i.e., CNDDB (CDFW 2016),
USFWS (2016} and Rincon (2006)).

Dudek injtiated U.S. Fish and Wildlife Service (USFWS) protocol surveys for the least Bell’s
vireo (LBVI, Vireo bellii pusillus) on May 16, 2017, and the southwestern willow flycatcher
(SWFL, Empidonax traillii extimus) on May 26, 2017, both federally- and state- listed species, to
determine the presence or absence of these species on the property. Protocol surveys are
following the USFWS protocol for LBVI (USFWS 2001) and SWFL (Sogge et al. 2010). All
riparian habitats determined to be potentially suitable as nesting habitat for these species and
within 500 feet of the Project site will be surveyed for an estimated total of 22 acres (9 hectares)
of suitable LBVI and SWFL habitat. A toial of 8 surveys will be conducted to cover both
species; currently three surveys have been completed for the least Bell’s vireo and two for the
southwestern willow flycatcher.

Field surveys for special-status species were conducted on a habitat suitability level (i.e.,
potential to occur) and did not follow established guidelines or focus on a particular species.
Additionally, responsible or trustee agency (i.e., USFWS and CDFW) developed protocol
surveys or guidelines were not conducted as part of this biological assessment survey. However,
all special-status species observed were documented along with occupied habitat(s). Surveys
were conducted during daylight hours under weather conditions that allowed for quality

City of Buellton
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biological observations (e.g., surveys were not conducted during heavy fog or rain); however, the
fall time of surveys precluded the observation of many species not active (i.e., breeding birds,
herpetofauna, eic.) or evident (i.c., annual plants). Additionally, there was an approximately 5
acre fire that burned on May 23, 2017 in the grassland portion of the site, just north of the Santa
Ynez River riparian habitat. The fire was initiated by an individual welding outdoors near dried
vegetation along Industrial Way and Zaca Creek. A very small portion of Zaca Creek was
burned, however, the fire primarily burned the grassland vegetation in the central to southern
portion of the Project site.

Vegetation Communities and Wildlife Habitals

A total of six gencral land cover types were mapped during field surveys, five of which are
vegetation communities identified in Sawyer et al. (2009) and CDFG (2010): annual brome
grassland, coyote brush scrub, arroyo willow thickets, blue elderberry stands, and mulefat
thickets, as shown in the figure in Biology Figure 1. One additional land cover type, parks and
ornamental plantings, was mapped. The vegetation communities and other land cover types are
listed in Biology Table 1 and further described below.

Biology Table 1
Summary of Vegetation Communities and Land Cover Types

Herbaceous Alliances.and Stands Grassland Annual Brome Gg‘;ﬁ? d (Semi-Natural +
Shrubiand Alliances and Stands Coyote Brush Scrub S5/-
Coastal Scrub
(Uplands})
Arroyo willow thickets S4iProtecied
Shrubland Alliances and Stands o Blue elderherry stands S3/Protected
o Riparian Scrub
{Riparian) .
Mulefat thickets S4/Protected
Other Habitals - Parks and Ornamental Plantings NA
Notes:
— Does not apply

1 - State rank in accordance with Sawyer et al. (2009} current rarity ranking {CNPS 2106h)
NA - Not identified as a vegetation community in Sawyer et al. (2009)

State Rank — the alliance's rarity and threat in Califonia.

83: 24-100 viable occurrences statewide, and more than 2,590-12,950 hectares

S4: Greater than 100 viable cccurrences stalewide, andfor more than 12,950 hectares

$6: Demonskrably secure because of its statewide abundance

City of Buelifon
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Sensitive vegetation communities include wetland and riparian communities, as well as those
communities that CDFW has identified (CDFG 2010) as a high priority for inventory due to
rarity or threat (ranked S1, S2, or $3). In addition, the City designates riparian habitat as a
special-status community (City of Buellton 2015). Therefore, the following vegetation
communities are considered sensitive.

Arroyo willow thickets alliance is ranked by CDFG (2010) as a S4 community (CNPS 2016a),
indicating it is “apparently secure” within California. However, arroyo willow thickets alliance is
considered sensitive as a riparian vegetation community, and is considered a riparian habitat per
the City (City of Buellton 2015), when adjacent to a creek.

Blue elderberry stands are ranked by CDFG (2010) as a S3 community (CNPS 2016a),
indicating it is vulnerable statewide. Additionally, blue elderberry stands alliance is considered
special-status as a riparian vegetation community, and is considered a riparian habitat per the
City (City of Buellton 2015), when adjacent to a creek.

Mulefat thickets alliance is ranked by CDFG (2010) as a S4 community (CNPS 2016a),
indicating it is “apparently secure” within California. However, mulefat thickets alliance is
considered sensitive as a riparian vegetation community, and is considered a riparian habitat per
the City (City of Buellton 2015) and California Department of Fish and Wildlife, when adjacent
to a creek.

The reconnaissance-level field surveys were performed in October, which outside is the typical
blooming period of many annual plant species. Therefore, the results of this survey effort are not
representative of appropriately timed special-status plant surveys. Special-status plant survey
recommendations are included later in this report.

One special-status plant species, Southern California black walnut (Juglans californica), was
observed in two locations on the Project site. Southern California black walnut is a CNPS CRPR
4.2 (uncommon in California, fairly endangered in California) species that occurs predominately
in coastal counties from San Diego County through Santa Barbara County. This perennial
deciduous tree is found in chaparral, cismontane woodland, coastal scrub, and riparian woodland
habitats up to elevations of approximately 2,950 feet. It blooms from March through August
(CNPS 2016a).

No additional special-status plants species were found during the April 6, 2017, focused floristic
survey. Plants observed are listed in Appendix C.

Protocol-level or species focused wildlife surveys were not conducted as part of this biological
assessment survey; therefore, presence or absence could not be determined for special-status
species whose habitat(s) are located on-site (i.e., southwest willow flycatcher, least Bell’s vireo,
etc.). No direct observations of special-status wildlife species occurred; however, woodrat
middens, primarily composed of plant branches and sticks, were observed in multiple locations
throughout the Project sitc as displayed in Biology Figure 2. The San Diego desert woodrat
(Neotoma lepida intermedia), which has potential to occur, is considered a Species of Special
Concern (SSC). If the middens are considered occupied by the San Diego desert woodrat,
avoidance, or if avoidance is not feasible, relocation of the middles may be necessary.

City of Buelifon
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In June 2006, Rincon conducted a delineation of USACE waters of the United States and
determined the extent of CDFW (formerly California Department of Fish and Game [CDFG])
(Rincon 2006). Dudek reviewed the findings of the 2006 wetland delineation and assessed areas
of potential jurisdiction during field surveys. The edge of the riparian vegetation canopy and top
of bank were mapped, as shown in Biology Figure 1. These results were provided to the client
and associated buffers from the edge of riparian vegetation canopy and top of bank were
incorporated into the site plan for the Project site. USACE and RWQCB jurisdictions were
mapped at the ordinary high water mark at bridge sites, including a buffer.

Consistency with 2006 Rincon Report

The Pope Property Biological Resources Assessment and Wetland Delineation (APN 099-690-
048) Buellton, Santa Barbara County, California (Rincon 2006) characterized biological
resources in 2006 by mapping existing habitat types and delineating USACE and CDFW
jurisdictional areas to characterize the existing biological resources and assess the habitats that
could potentially support special-status biological resources under the USACE, RWQCB, and or
CDFW jurisdiction and City policies.

Rincon habitat mapping was based generally on Holland’s classification system of California
native terrestrial communities (Holland 1986) and Sawyer and Keeler-Wolf’s A Manual of
California Vegetation (Sawyer and Keeler-Wolf 1995). A total of two CDFW special-status plant
communities were recorded and include riparian forest and riparian scrub which are identified on
the report habitat map as riparian. During the 2016 surveys, Dudek also documented riparian
habitat which includes arroyo willow thickets, blue elderberry scrub, and mulefat thickets.
Although the riparian habitat identified is consistent between Rincon and Dudek, the boundary of
the riparian habitat has changed and thus the mapping conducted by Dudek in 2016 is most
current, as shown in Biology Figure 1.

Rincon identified a total of four special-status plant species that have the potential to occur on
the Project site due to documented nearby occurrences, the known elevation range of the species,
soils present, and potential suitable habitat. The special-status plant species include:

o Santa Ynez groundstar (Ancistrocarphus keilii) CNPS CRPR 1B.1 (rare, threatened, or
endangered in California and elsewhere, seriously endangered in California),

o seaside bird’s-beak (Cordylanthus rigidus ssp. littoralis) State Endangered; CNPS CRPR
1B.1 (rare, threatened, or endangered in California and elsewhere, seriously endangered
in California),

o Black-flowered figwort (Scrophularia atrata) CNPS CRPR 1B.2 (rare, threatened, or
endangered in California and elsewhere, fairly endangered in California), and

o Sonoran maiden fern (Thelypteris puberula var. sonorensis) CNPS CRPR 2B.2
(endangered in California, fairly endangered in California).

Upon completion of the literature review and reconnaissance level survey, it is agreed that the
special-status plant species identified by Rincon (2006) have to potential to occur on the Project
site. In addition to the above mentioned special-status plant species, there is potential for
Hoover’s bent grass (Agrostis hooveri) CNPS 1B.2 (rare, threatened, or endangered in California
and elsewhere, fairly endangered in California) to occur.

City of Buellton
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Rincon identified a total of 12 special-status wildlife species that have the potential to occur on
the Project site due to documented occurrences in the vicinity, relevant ecological information,
and potential suitable habitat. The special-status wildlife species include:

Birds
o Cooper’s hawk (Accipiter cooperii) State Watch List
o Least Bell’s vireo (Vireo bellii pusillus) Federally endangered, State endangered
o Southwestern willow flycatcher (Empidonax traillii extimus) Federally endangered, State
endangered
o Tricolored blackbird {Agelaius tricolor) State Species of Special Concern (SSC)
o Yellow warbler (Setophaga petechia) State SSC

Reptiles and Amphibians
o Blainville’s horned lizard (Phrynosoma blainvillii) State SSC
o California legless lizard (Anniella pulchra pulchra) State SSC
o California red-legged frog (Rana draytonii) Federally threatened, State SSC
o  Western spadefoot (Spea hammondii) State SSC

Mammals
o American badger (Taxidea taxus) State SSC
o Pallid bat (Antrozous pallidus) State SSC
o Townsend’s big-eared bat (Corynorhinus townsendii) State candidate threatened, State
SSC

Upon completion of the literature review, reconnaissance-level survey, and review of the current
proposed Project, California red-legged frog and western spadefoot are not likely to occur. The
current proposed Project is setback approximately 500 feet from the Santa Ynez River and a
much greater distance from known breeding pools in Zaca Creek and other creeks in the vicinity.
Additionally, the project will avoid direct impacts to the riparian habitat associated with the
Santa Ynez River. The Project site does not appear to support breeding habitat for western
spadefoot. Although California red-legged frog and western spadefoot are not likely to oceur,
consultation with USFWS and CDFW is recommended for concurrence with avoidance
measures.

In addition to the species with potential to occur identified by Rincon (2006), there is potential
for yellow-breasted chat (Icteria virens) State SSC and ringtail (Bassariscus astutus) State fully
protected to occur. Although ringtail may occasionally forage on the site, no impacts are
expected to this species, as no denning habitat is present.

In October of 2016, Dudek performed a wetland field review, and in March 2017 conducted a
formal jurisdictional delineation for the bridge sites. The riparian habitat identified by Rincon
(2006) and Dudek is consistent; however, the boundary of the riparian habitat has changed and
thus the mapping conducted by Dudek is most current, as shown in Biology Figure 1. The
wetland delineation of the bridge site is currently in preparation. '
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Site Plan Review

The site plan was reviewed for consistency with City required setbacks/buffers from Santa Ynez
River and Zaca Creek. As identified in City policies and guidelines, Zaca Creek should have a
50-foot buffer from top-of-bank (not necessarily riparian vegetation) and a 200-foot buffer for
the Santa Ynez River. The biology report reviewed a 35-foot Zaca Creek setback although the
City requires a 50-foot setback.

The main entry point to the site and secondary access point both cross Zaca Creek and will fikely
have impacts to jurisdictional arcas. Additionally, the existing 10-foot water line easement is
within riparian vegetation and crosses Zaca Creek. It is highly recommended that a Habitat
Mitigation Monitoring Plan (HMMP) be developed and appropriate regulatory permits received
prior to development. The Project maintains a 200-foot buffer from the Santa Ynez River. The
site plan also maintains a 50-foot top of bank buffer for Zaca Creek. Project components such as
well-designed natural bioswales may be placed in within the buffers, as appropriate. Measures
are recommended for incorporation into the project to avoid potential impacts to the riparian
habitat during construction. Any unforeseen impacts that cannot be avoided will be described in
the agency permit applications and mitigated as required in the issued agency permits and
HMMP.

Impacts and Mitigation

This section provides recommendations for focused surveys, permits, buffers, and mitigation
reports for the proposed project based on existing vegetation communities and wildlife habitats,
hydrological features, prior survey results, and 2016 reconnaissance level surveys. Available
Project-specific literature, regional data, and recent surveys on neatby properties were also used
in the analysis.

Vegetation Communities and Wildlife Habitais

The City considers riparian habitat sensitive and if a project proposes to encroach into a creek
corridor (riparian vegetation) or creek sctback, the City requires the client to replace riparian
vegetation in accordance with USFWS and CDFW standards, as applicable, restore another
section of creek, and or pay mitigation fee for restoration elsewhere.

Special-Status Plant Species
Floristic Surveys

Further focused floristic surveys for special-status plant species will occur on the Project site in
accordance with USFWS, CDFW, and CNPS guidelines. Floristic guidelines indicate that
surveys are required to occur in the time(s) that plants are in identifiable condition; often, flowers
and/or fruit are necessary for correct identification. Based on the blooming period of the special-
status plant species with potential to occur, two survey passes would be required to observe the
spring and summer blooming periods (one in April and one in June). According to the
guidelines, all blooming plants encountered during the surveys will be identified to subspecies or
variety, if applicable, to determine the sensitivity status. The final report will provide the details
of the completed floristic surveys. Appendix C contains a plant species list of the April 6, 2017
survey.
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Arborist Survey

A certified arborist or certified forester shall perform a physical inventory, collecting tree
location and arboricultural attribute information for each tree that is special-status or that meets
the minimum size requirements to be a protected tree. The tree height, canopy spread to drip line,
trunk diameter, and tree health/structural condition shall be collected. If needed, each mapped
and assessed tree shall be tagged with an aluminum tree tag identifying it with a unique tree
number corresponding to' GPS mapping data. Photographs of the site and of representative trees
shall be collected.

Special-Status Wildlife Species

Birds

Southwestern Willow Flycatcher - A qualified biologist initiated USFWS protocol level
southwestern willow flycatcher surveys to determine the presence or absence of southwestern
willow flycatchers on the Project site and suitable habitat within 500 feet. No southwestern
willow flycatcher was detected for the two surveys completed to date. The survey area include
critical habitat along the Santa Ynez River, which extends onto the southern portion of the

property.

Least Bell’s Vireo - A qualified biologist initiated USFWS protocol level least Bell’s vireo
surveys to determine the presence or absence of least Bell’s vireo on the Project site and suitable
habitat within 500 feet. No least Bell’s vireo was detected during the three conducted to date. No
critical habitat exists on or near The Buellton Hub project site.

Other Protected Bird Species - Other special-status bird species with potential to occur within the
Project site, including Cooper’s hawk, tricolored blackbirds, yellow-breasted chat, and yellow
warbler, 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 Cooper’s hawk, tricolored
blackbirds, and yellow warbler can be performed during pre-construction nesting bird surveys,
which are further described below.

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, 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.

Reptiles and Amphibians
Blainville’s Horned Lizard and California Legless Lizard - Pre-construction surveys for

Blainville’s borned lizard and California legless lizard should be conducted 30 days prior to the
initiation of Project activities. Subject species of surveys may vary depending on timing and
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species’ activity patterns. At any time of year when Project activities are initiated, pre-
construction surveys should 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, a salvage and relocation plan would be implemented to allow a qualified biologist to
capture and relocate the species away from ground disturbance and into protected open space.
These survey and reporting measures are often a condition of the CDFW’s Streambed Alteration
Agreement (SAA).

California Red-legged Frog and Western Spadefoot - The current proposed Project is setback
approximately 500 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. Although
California red-legged frog and western spadefoot are not likely to occur, consultation with
USFWS and CDFW is recommended for concurrence with avoidance measures. If required, a
California red-legged frog and western spadefoot avoidance plan should be prepared and include
specified work hours, construction equipment work areas, and measures to keep the species from
entering the site including silt fencing.

Mammals

American Badger - Pre-construction surveys for American badger should 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 would 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.

Wetland Delineation

Zaca Creck is subject to the jurisdiction of the U.S. Army Corps of Engineers (USACE),
Regional Water Quality Control Board (RWQCB), and California Department of Fish and
Wildlife (CDFW) under Section 404 of the CWA, the RWQCB under the Porter-Cologne Act,
and the CDFW under Section 1600-1607 of the California Fish and Game Code. A wetland
delineation has been completed for the bridge site as well as a recent top-of-bank and riparian
delineation for the on-site extent of Zaca Creek. The final wetland delineation report is currently
in preparation.

Creek Buffers
In accordance with General Plan Flood Hazard Policy S-2 (City of Buellton 2015):

All dirvect disturbance from new development, including grading and structures shall be
set back at least 50 feet from the top of bank of creeks, including Zaca Creek and
Thumbelina Creek, except were culverted. Passive trail use may be allowed within the
setback areas.

In accordance with City of Buellton Land Use Element and Circulation Element Update Program
EIR Hazards Policy HZ-1 (City of Buellton 2008):
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New development (habitable structures including commercial and indusirial 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 professional can certify that a lesser
sethack will provide an adequate margin of safety from erosion and flooding, to the
satisfaction of the City Engineer, and a lesser setback will not adversely impact sensitive
riparian corridors or associated plant and animal habitats.

Agency Permits

Construction of a free span truss bridge will require a Streambed Alteration Agreement (i.e.,
permit) for impacts to CDFW jurisdictional features (i.c., streambed and banks, and riparian
vegetation), mainly vegetation trimming. It is assumed that the streambed and banks (below top
of bank) of Zaca Creek would not be impacted; however, the final design is still pending. Since
Waters of the U.S. and State would be avoided, permits from U.S. Army Corps of Engineers and
Regional Water Quality Contro! Board (Clean Water Act, Section 404 and 401, respectively)
would be necessary. Restoration opportunities (non-compensatory mitigation) adjacent to and
within the creek have been discussed. Beneficial ecological restoration within the jurisdiction of
the USACE, RWQCB, and CDFW would require permits. Once details are available, the
appropriate permit(s) will be required. As indicted, coordination with CDFW was initiated,
including a site visit to the site on May 26, 2017. Sarah Rains, Environmental Scientist with
CDFW, confirmed Dudek’s top-of-bank and edge of riparian. Rincon in their peer review also
concurred with Dudek’s delineation of these features.

Surveys for the federally-listed least Bell’s vireo and southwestern willow flycatcher were
initiated. Critical habitat for the willow flycatcher and southern-central steelhead are located
south of the development. While critical habitat for the steelhead is located within the Santa
Ynez River, the critical habitat for the southwest willow flycatcher includes all of the riparian
vegetation adjacent to the river and onto the property. The public currently uses trails through the
riparian habitat to reach the river. A component of the project is minor trail improvements. While
we believe these activities will result in better trail condition and will provide education
opportunities, including federally-listed species use of the area, we will remain in contact with
the USEFWS and CDFW on our surveys results and proposed project impacts to critical habitat
for the steelhead and willow flycatcher. We expect a no effect determination; therefore,
Incidental Take Permits are unlikely to be required.

Habitat Mitigation Moniloring Plan

Prepare a Habitat Mitigation and Monitoring Plan (HMMP) based on requirements outlined in
the Streambed Alteration Agreement (SAA) and Clean Water Act (CWA) Section 401 and 404
certifications, if required, which should be issued prior to initiating work on the HMMP. To
ensure compliance with the SAA and certifications associated with CWA Sections 401 and 404,
the HMMP task shall include:

e Mitigation ratios for permanent and temporary impacts to riparian habitat, waters of the
U.S. and State, and CDFW streambed and riparian should be established, in consultation
with CDFW, USACE, and the RWQCB.

o Development of the Landscape Plan to include habitat restoration and a plant palate in
keeping with fulfillment of established mitigation ratios.
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Identification of areas where habitat could potentially be improved and restored.

Defined attainable and measurable goals and objectives to be achieved through
implementation of the HMMP.

A restoration work plan that details methodologies, a restoration schedule, plant materials
(seed), and implementation strategics.

Schedules for planting, irrigation, and monitoring.

A detailed maintenance plan to include removal of invasive non-native species.

Defined performance standards for restoration.

A monitoring plan that includes methods and analysis of results, goals for success or
failure, and an adaptive management plan and suggestions for failed restoration efforts.
Restoration activities using native riparian and wetland species from locally collected
stock.

Details for implementation of any additional permit requirements.

Findings and Mitigation: The following mitigation measures are required to be incorporated
into the project to mitigate potential biology impacts noted above to a less than significant level:

BIO-1

Habitat Mitigation and Monitoring Plan (HMMP). Prior to issuance of
building or grading permits, a HMMP shall be prepared by a qualified biologist
based on requirements outlined in the Streambed Alteration Agreement (SAA)
and Clean Water Act (CWA) Section 401 and 404 certifications, if required,
which shall be issued prior to initiating work on the HMMP. The HMMP shall
include, at minimum, the following components:

o Mitigation ratios for permanent and temporary impacts to riparian habitat,
waters of the U.S. and State, and CDFW sireambed and riparian shall be
established, in consultation with CDFW, USACE, and the RWQCB;

o Development of the landscape plan to include habitat restoration and a plant
palette in keeping with fulfillment of established mitigation ratios;

o Identification of areas where habitat could be potentially be improved and
restored;

o Defined attainable and measurable goals and objectives to be achieved
through implementation of the HMMP;

e A restoration work plan that details methodologies, a restoration schedule,
plant materials (seed), and implementation sirategies;

o Schedules for planting, irrigation, and monitoring;

o A detailed maintenance plan to include removal of invasive non-native
species;

o Defined performance standards for restoration;

o A monitoring plan that includes methods and analysis of results, goals for
success or failure, and an adaptive management plan and suggestions for
failed restoration efforts;

o Restoration activities using native riparian and wetland species from locally
collected stock; and

o Details for implementation of any additional permit requirements.
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Monitoring: Applicant shall prepare and provide the HMMP to the City of
Buellton Planning Department prior to issuance of building permits. The Planning
Department will verify compliance prior to beginning of construction.

Floristic Surveys. A focused floristic survey was conducted in April 6, 2017, and
a second survey shall occur pursuant to protocol requirements at Jeast 30 days

prior to commencement of grading and construction activities.

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.

Arborist Surveys. 30 days prior to initiation of grading and construction
activities, a certified arborist or certified forester shall perform a physical
inventory of the site by collecting tree locations and arboricultural attribute
information for each tree that is special-status or that meets the minimum size
requirements to be a protected tree (oak and sycamore). The tree height, canopy
spread to drip line, trunk diameter, and tree health/structural condition shall be
collected. If needed, each mapped and assessed tree shall be tagged with an
aluminum tree tag identifying it with a unique tree number corresponding to GPS
mapping data. Photographs of the site and of representative trees shall be
collected.

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.

Native Tree Removal. Protected trees shall not be removed without prior
authorized consent from the planning director. Prior to the removal of any
protected tree, the applicant shall submit an application, on a form authorized by
the city, along with the applicable fee, to the planning department of the city for
determination by the planning director. Replacement standards shall include the
following:

o All oak trees of sizes defined as protected in the Native Tree Ordinance shall
be replaced at a ratio of three oak trees planted for every oak tree removed.

o Prior to removal of any protected trees, a tree replanting schedule, site plan,
and long term maintenance plan shall be submitted and approved.

o Replacement oak trees that are planted must come from nursery stock grown
from locally-sourced acorns, or use acorns gathered locally, preferably from
the same watershed in which they are planted.

o Replacement oak trees shalf be established in a location suitable for their
growth and survival as determined by an arborist, no closer than twenty (20)
feet from each other or from existing oak trees and no farther than one
hundred sixty-five (165) to one hundred eighty (180) feet from each other or
existing oak trees unless otherwise approved by the arborist.

City of Buellton
30



BIO-5

BIO-6

BIO-7

BIO-8

Attachment 3

o The replacement trees shall be nurtured for five years, the last two without
supplemental watering. At the end of the five years, all replacement trees must
be alive, in good health as determined by the arborist, and capable of
surviving without nurturing and protection

o FEach replacement free must be protected against damage from ground
disturbance, soil compaction, or over-irrigation within the dripline. It must be
fenced to protect it from browsing by animals both below and above ground
until it has reached a minimum of eight feet in height.

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: Prior to removal of any protected tree, the applicant shall obtain
written approval from the Planning Department. The Public Works and Planning
Departments will verify that temporary construction fencing is installed prior to
issuance of Grading Permits.

Birds/Southwestern Willow Flycatcher. 30 days prior to initiation of grading
and construction activities, a qualified biologist shall initiate a USFWS protocol
level southwestern willow flycatcher survey to determine the presence or absence
of the species on the project site and suitable habitat within 500 feet. No
southwestern willow flycatchers were detected for the two surveys previously
completed. State and Federal mitigation protocols shall be followed if this species
is discovered.

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.

Birds/Least Bell’s Vireo. 30 days prior to initiation of grading and construction
activities, a qualified biologist shall initiate a USFWS protocol level least Bell’s -
vireo survey to determine the presence or absence of the species on the project
site and suitable habitat within 500 feet. No least Bell’s vireo were detected for
the three surveys previously completed. No critical habitat exists on or near the
project site. State and Federal mitigation protocols shall be followed if this
species is discovered.

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.

Birds/Other Protected Species. 30 days prior to initiation of grading and
construction activities, a qualified biologist shall note the presence or absence of
Cooper’s hawk, tricolored blackbirds, yellow-breasted chat, and yellow warbler.
If observed, mitigation measures to reduce the impact to these species shall be
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developed. State and Federal mitigation protocols shall be followed if this species
is discovered.

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.

Nesting Birds. In compliance with the Migratory Bird Treaty Act and the
California Fish and Game Code, a pre-construction survey for nesting birds shall
be conducted 30 days prior to initiation of grading and construction activities that
occur during the nesting/breeding season of native bird species potentially nesting
on the site (typically February through August). If active nests are found, clearing
or construction activities within 300 feet of the nest (500 feet for raptors), or at a
distance deemed sufficient by the qualified biologist, 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 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 monitoring 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 ateas
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 consfruction 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
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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: Applicant shall provide resulis of the survey to the City of Buellton
Planning Department. The survey shall be conducted by a qualified bioJogist. The
Planning Department will verify compliance prior to issuing grading and/or
building permits.

Pre-construction Survey/Reptiles. A pre-construction survey for Blainville’s
horned lizard and California legless lizard shall be conducted of the project site by
a qualified biologist 30 days prior to initiation of grading and construction
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 lizard in open
friable soils and California legless lizards in riparian habitats and areas with loose
sand. If these species are observed, 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.

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.

Pre-construction Survey/Amphibians. The proposed project is setback
approximately 500 feet from the Santa Ynez River (where California red=legged
frog breeding ponds are known to be located) and avoids direct impacts to the
ripatian habitat associated with the Santa Ynez River. The project site does not
support habitat for the western spadefoot toad. Although both species are not
likely to occur on the project site, consultation with USFWS and CDFW shall
occur for concurrence with this determination 30 days prior to initiation of
grading and construction activities and appropriate avoidance measures from the
USFWS/CDFW shall be implemented.

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

Pre-construction Survey/Mammals. A pre-construction survey for American
badger shall be conducted of the project site by a qualified biologist 30 days prior
to initiation of grading and construction activities. If evidence of this species is
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observed (old or new dens), potential dens shall be monitored with tracking
material and/or wildlife movement cameras. If a den is deemed inactive for three
consecutive days, a qualified biologist shall 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 [f 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 scason, 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 ai 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.

Plan Requirements and Timing. The applicant shall provide pre-construction survey results in
accordance with the timing noted for cach mitigation measure. On-going measures shall be
accomplished by the applicant during construction. In the event any sensitive species is identified
on the project site, the applicant shall coordinate with the USFWS, CDFW and/or City as

appropriate and implement appropriate measures.

. Monitoring. City staff will review any pre-construction survey report, and will perform on-site
inspections as necessary during construction. City staff will monitor activities between the
applicant/owner, City, CDFW and/or USFWS, as appropriate.

Effectiveness of Mitigation Measures. Potentially significant impacts to special status plants,
CRLF, nesting birds, protected trees, and other sensitive species would be feasibly mitigated to a
less than significant level with implementation of the above measures.

Less Than

34

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 of a %

historical resource as defined in § 15064.57

b) Canse a substantial adverse change in the significance of an x

archaeological resource pursuant to § 15064.57

¢) Direetly or indirectly destroy a unigue paleoniological resource %

or site or unique geologic feature?

d) Disturb any human remains, including those interred outside of

formal cemeteries? X
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a. There are no historic resources located on the site, so no impacts to historic resources would
oceur.

b., ¢. The project site is undeveloped and vacant. A 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. However, after consultation with the Chumash Tribe (July 20, 2017, letter, and
December 13, 2017, consultation), the potential for artifacts does exist on the property and that
an extended Phase 1 archaeological survey is recommended prior to commencement of
construction activities.

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, 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: Extended Phase 1 Archaeological Survey. Prior to commencement of grading and
construction activities, the developer shall have an extended Phase 1 Archaeological Survey
prepared by a qualified archacologist acceptable to the City and the Chumash Tribe. The
developer shall work with the Chumash Tribe on the scope of the extended Phase 1 survey and a
native american monitor shall be present during all surveys. Any cultural resources that are
discovered shall be mitigated pursuant to current Federal regulations and the requirements of the
Chumash Tribe. Work may begin in the atfected area once mitigation has been completed.

Monitoring. The City, the applicant’s archaeologist, and the Chumash Tribal representative will
monitor this implementation of this mitigation measure.

Less Than
ISSUES: Potentially Significant With Less Than
Significant Mitigation Significant

Impaet Incorporated Impact Impact

VI GEGLOGY AND SOILS - Would the project:

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

il) Strong seismic ground shaking? X

iii) Inundation by seiche, tsunami, or mudflow?

iv) Landslides?

i[>

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

¢) Be located on a geologic unit or soil that is unstable, or that
would become unstable as a result of the project, and potentially X
result in on- or off-site landslide, lateral spreading, subsidence,
liguelaction or collapse?

d) Be locaied on expansive soil creating substantial risks 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 waslewater?
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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
16, 2016).

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 Buellion,
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,
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
liguefaction is very low.

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 in excess of 200 feet from
the river. The project would be consistent with this policy in this respect, which will also
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.

? I'he force ona 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 m/fsec/see (the acceleration due to
gravity at the surface of the carth). 30% of g is the acceleration one would experience in a car that takes 9 seconds to brake from 60 miles per
hour to a complete stop.
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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.
This is conformed in the geotechnical study.

b. Erosion: The project proposes grading to create level building pads, above the 100-year
floodplain limits, for the proposed structures 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.

c., d. Unstable/Expansive Soils: While the site is suitable from a geotechnical engineering
standpoint, for the construction of the proposed project, the geotechnical analysis (December 16,
2016) provides 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.

e. Suitability for Septic Systems: All project wastewater would be diséharged to the City sewer
system. No septic systems have been proposed. No impacts would resuli.

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 geotechnical analysis 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.

Potentially
Significant
Potentizally Unless Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact
Vii. GREENHOQUSE 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
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Project implementation would generate greenhouse gas (GHG) emissions through the burning of
fossil fuels or other emissions of GHGs, 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 teporting 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 State has adopted the AB 32 Scoping Plan and multiple regulations to achieve the AB
32 year 2020 target, there is no currently adopted State plan to meet post-2020 GHG reduction
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 Stare
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 cumulative 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 greenhouse 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 regulation adopted for the purpose of reducing the
emissions of greenthouse 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 GHG Table 1.
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GHG Table 1
SLOAPCD GHG Significance Determination Criteria

GHG Emission
Source Category

Operational Emissions

Compliance with Qualified GHG Reduction Strategy

Residential and Commercial OR
Proi Bright-Line Threshold of 1,150 MT of COzefyr
rojects OR

Efficiency Threshold of 4.9 MT COze/SP™/yr

*SP = Service Population (residents + employees)

For projects other than stationary sources, complfiance with efther a Qualified Greenhouse Gas Reduction
Sirategy, or with the Bright-Line (1,150 CO2e/ yr.) or Efficiency Threshold (4.9 MT CO2e/SP/yr.) would resulf in
an insignificant determination, and in compliance with the goals of AB 32. The consiruction emissions of
projects will be amortized over the life of a profect and added fo the operational emissions. Emissions from
construction-only projects (e.g. roadways, pipelines, etc.) will he 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 CO;E 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,, CHy, and N»O emissions are provided to identify the magnitude of potential
project effects. The analysis focuses on CO2, CHy, and N2O 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 SFg, were also considered for
the analysis. Emissions of all GHGs are converted into their equivalent weight in COz (COze).
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 Centrol
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
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a) GHG emissions associated with project construction and operations are discussed below.

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 the construction period were estimated using the California Emissions
Estimator Model (CalEEMod) Version 2016.3.1, based on an estimated construction schedule of
19 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 12,500 cubic
yards (cy). Default CalEEMod haul trip lengths were assumed for export. Complete results from
CalEEMod and assumptions can be viewed in the Rincon report.

As shown in GHG Table 2, construction activity associated with the project would generate an
estimated 740.4 metric tons of COze units. Amortized over a 50-year period (the assumed life of
the project), construction of the proposed project would generate an estimated 14.8 metric tons of
COse per year.

GHG Table 2
Estimated Construction Emissions of Greenhouse Gases

Annual Emissions
{Carbon Dioxide Equivalent {COsE)

Total Estimated Construction Emissions 740.4 metric tons

Amortized over 50 years 14.8 metric tons per year

On-Site Operational Emissjons. Operational emissions from use of the proposed project
were also estimated using CalEEMod. 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 CH, from transportation sources were quantified using
CalEEMod. The project would increase land use density and diversity in the vicinity of the project
site by introducing a mix use campus of businesses, light industrial and manufacturing uses, and
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ancillary employee housing apartments with a community center reducing vehicle trips and vehicle
miles traveled (VMT) as people would be living and working in the same location and would not
have a need to commute. The praject’s use of high efficiency LED lighting was also taken into
account and a reduction in VMT through land use density and diversity 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 Protacol (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. GHG Table 3
combines the construction and operational GHG emissions associated with development for the
proposed project. As described above, emissions associated with construction activity
(approximately 740.4 metric tons COze) are amortized over 50 years (the anticipated lifetime of
the project).

GHG Table 3
Combined Annual Emissions of Greenhouse Gases

Emission Source

Annual Emissions

Construction

14.8 metric tons COze

Operational

Area 0.6 metric tons COze

Energy 415.6 metric tons CO»e

Solid Waste 51.6 metric tons COgze

Water 55.1 metric tons COze

Mabile
From COz and CH4 801.1 metric tons COze
From N2O 24 5 metric tans COze

Total 1,163.3 metric tons COze

Threshold 1,150 metric fons COze

Threshold Exceeded? Yes

Sources: Rincon report, May 8, 2017

As shown in GHG Table 3, the combined annual emissions would total approximately 1,163.3
metric tons per year of COze. These emissions exceed the applicable threshold of 1,150 metric
tons per year. Therefore, impacts resulting from GHG emissions would be potentially significant
unless mitigation is incorporated.

Mitigation Measures

Implementation of the following mitigation measure would be required to reduce impacts to a
less than significant level.
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GHG-1 GHG Reduction Plan. The project shall reduce operational GHG
emissions through implementation of one or more of the following
measures:

A. Prior to permit issuance, develop a project GHG Reduction
Plan that reduces annual GHG emissions from the project by a
minimum of 13.3 MT CQge per year over the operational life
of the project. The plan will be implemented on site by the
project applicant and may include, but is not be limited to, the
following components:

1. Charging stations for alternative fuel vehicles

2. Water conservation and recycling

3. Renewable energy production

4, Trip reduction (¢.g., employee ridesharing, vanpool/shuttle)
5. Carbon sequestration

6. Recycling and composting of solid waste

and/or

B. If GHG emissions cannot be fully reduced by a minimum of
13.3 MT COse per year over the operational life of the project
through compliance with a project GHG Reduction Plan,
purchase carbon offsets to reduce GHG emissions below
threshold levels.

Plan Requirements and Timing. Applicable elements of the project GHG Reduction
Plan shall be reflected on project site plans prior to permit approval. If GHG emissions
cannot be reduced through compliance with such a plan, purchased carbon offsets shall
be approved by Planning Department staff prior to permit approval.

Monitoring: Planning Department staff shall monitor and verify implementation of
measures included in the GHG Reduction Plan to ensure implementation of mitigation
measures included in the plan.

Mitigation Measure GHG-1 would feasibly reduce GHG-related impacts to a less than significant
level.

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
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 achicve
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
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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 a work and residential campus and includes
businesses, light industrial and manufacturing uses, and ancillary employee housing apartments
with a community center. The project would also create job opportunities 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 contlict 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 Incorporaied Impact Impact

VIII, HAZARDS AND HAZARDOUS MATERIALS
- Wonld the project:

a) Creale a significant hazard to the public or the environment
through the routine transport, use, or disposal of hazardous
materials?

b} Create a significant hazard o the public or the environment
through reasonably foreseeable upset and accident conditions
involving the release of hazardous materials into the environment?

¢) Emit hazardous emissions or handie 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 fo Government Code Section
65962.5 and, as a result, would it create a significant hazard to the
public or the environment? -

e) 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 area?

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

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 arcas 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, or
any hazardous design features. No impacts would occur.
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b. Hazardous Materials Releases: Refer to the discussion in Section a. above.

¢. Hazardous Materials Near Schools: Zaca Pre-School and After School is located within ¥4
mile of the project site. However, as noted in Section a above, no release of hazardous materials
is anticipated with uses on the project site. No impacts are anticipated.

d. Hazardous Materials Sites: The project site is vacant, and it is not anticipated that there will
be any evidence of past underground storage tanks or soil contamination. However, no
Environmental Site Assessment was conducted for the project to verify that the site is not
included on the list pursuant to Government Code Section 65962.5. Therefore, the potential for
contaminated soil on the project site exists. A mitigation measure is included to provide a Phase I
Environmental Site Assessment prior to issuance of building permits. This would ensure that the
impact would be less than significant.

e., . Public and Private Airstrip Safety Hazards: No public or private airports are in the vicinity
of the project site.

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 proposed project is located on an infill site surrounded by
existing development at the southern edge of the City. The site is located within a wildland fire
hazard area as identified in the Safety Element of the Buellton General Plan. The proposed
access and internal circulation system would ensure adequate emergency vehicle access to all
portions of the site, including emergency ingress and egress to the east. Fire safety issucs would
be addressed through standard project conditioning including but not limited to the requirement
for automatic sprinklers, alarm system, roadway and emergency access. Therefore, impacts are
considered less than significant.

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

HAZA1 Phase I Environmental Site Assessment. Prior to issuance of building
permits, a Phase | 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 issuance of building permits.
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Less Than
ISSUES: Potentially 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 interfere
substantially with groundwater recharge such that there would be a
net deficit in aquifer volume or a lowering of the local
groundwater table level (i.e., the production rate of pre-existing X
nearby wells would drop to a level which would not support
existing land uses or planned wses 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 X
river, in a manner which would result in substantial erosion or
siltation cn- or off-gite?

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

¢) Create or contribute runoff water which would exceed the

capacity of existing or planned siormwater drainage systems or X
provide substantial additional sources of polluted runoff?
1) Otherwise substantially degrade waier quality? X

) Place 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 area structures which x
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
tailure of a levee or dam?

1) Inundation by sciche, tsunami, or mudflow?

a. RWQCB Standards: The proposed project would discharge wastewater directly to the public
sewer system. 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 Waier 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, the Buellton Uplands Groundwater Basin has a net surplus of 800
AFY. The project would create an increased demand for water, 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/Brosion and Siltation: The project proposes to collect runoff through the construction
of several depressed bioretention facilities in the area of new development. The facilities will
treat storm water runoff, as well as retain on-site stormwater runoff in swales and basins. The
Preliminary Hydrology and Flood Study Report prepared by RRM Design Group (June 9, 2017),
the Infiltration Testing Report by GeoSolutions (December 28, 2016), and the Stormwater
Control Plan by RRM Design Group (June 9, 2017) have concluded that there will be a reduction
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in the flow leaving the project site in a 10-year storm event. 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 southerly 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 drainage will be regulated to flow into the proposed
bioretention facilit to regulate the flow to the river. Impacts are considered less than significant.

¢. Runoff/Stormwater Drainage System Capacity: See items b. and d.

f. Substantially Degrade Water Quality: I[ncrease in potential erosion and sedimentation to
drainages is expected with grading activities, 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
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: A portion of the parcel which the project is located on is within
the 100-year flood plain, however, the area where development will occur is not within the 100-
year flood plain, including the buildings with the housing units. No impacts to housing would
oceur.

h. Flood Hazards: The portion of the site which the structures will be located are not within the
100-year flood plain. 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. 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.
However, as this is a commercial project with limited patronage at any one time, 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.
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Less Than
ISSUES: Potentially Significant Less Than
Significant With Significant No Impact
Impaet Mitigation Impact
Incorporated

X LAND USE AND PLANNING - Would the project;

a) Physically divide an established community?

b) Cenflict 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, ot
zoning ordinance) adopted for the purpose of avoiding or
mitigaling an environmental effeci?

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

a. Physical Division of Established 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.

b., ¢. Policy Consisiency/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 thal provides
safe, multi-route access for vehicles, bicycles and pedestrians to neighborhood ceniers,
greenbelts, other parts of the neighborhood and adjacent circulation routes.

Consistent: The project will include bike racks to encourage bicycle use, and will provide
easements and access for a trail along the Santa Ynez River pursuant to 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 fo
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 fo issuance of building or grading
permils, as appropriate.

City of Buellton
A7



Attachment 3

Consistent: Lighting fixtures consistent with this policy and the Community Design Guidelines
are shown on the project plans.

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

Consistent: The project uses Industrial Way for access.

Circulation Element

Policy C-2: Facilities that promote the use of alternate modes of iransporiation, including
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 provide
easements and access for a trail along the Santa Ynez River pursuant to the City’s 2012 Bicycle
and Pedestrian Master Plan.

Policy C-5: 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 alf 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 seiting conditions of
approval to require new development to provide bicycle storage and parking facilifies 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 provide
casements and access for a trail along the Santa Ynez River pursuant to the City’s 2012 Bicycle
and Pedestrian Master Plan.

Conservation and Open Space Element
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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.

Noise Element

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

Consistent: The project is in an industrial-zoned area, with residential to the north and east.
Activities associated with the project will occur inside enclosed buildings.

Policy N-7: Noise generated by construction activities should be limited to daytime hours fo
reduce nuisances af 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 shail incorporate a collection and treatment system for stormwater runoff
consistent with applicable federal and State laws.

Consistent: A portion of the project site is within the 100-year floodplain of the Santa Ynez
River, however no development is proposed to occur within the floodplain, with the exception of
a passive trail and habitat restoration. The project’s grading and drainage plan shows how runoff
from the site will be directed to a proposed detention basins. Onsite 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
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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. 4 lesser
setback may be allowed if a hydro-geologic study by a qualified professional can certify that a
lesser setback will provide an adequaie margin of safety from erosion and flooding due to the
composition of the underlying geologic unit, to the satisfaction of the County IFlood 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 buildings within the project area is setback at least 200 feet from the
river bank. A proposed trail connection will also be located in the setback area. No other uses
will be located in within the 200-foot setback area.

Policy S-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 buildings will be located at least 2 feet above
the ¢levation of the 100-year flood zone.

Policy S-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 liquefaction,
subsidence and/or expansive soils.

Policy S-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 Final Soils Report will be required that incorporates the design
requirements and recommendations listed in the preliminary Soils [nvestigation.

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,

o Parking lots with bio-infiltration systems,

o Permeable paving designs, and

o Storm water detention basins.

[s]

Consistent: The project incorporates features called for in this policy, including a bio-filtration
system to treat and capture stormwater on-site. This will minimize erosion potential.
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Land Use Table 1. Project Consistency with M/Mixed Use Zoning District Standards
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Development
Feature City Requirement Proposed Project Consistency
Minimum Lot Area No minimum 17.22 acres Consistent
Front Setback 20 feet 107 teet Consistent
Side Setback None, 10 feet minimum along 14.5 feet and 40 feet Consistent
street
Rear Setback Minimum of 10 feet Excess of 200 feet Consistent
from top of bank
Landscaping 15% Minimum >50% Consistent
Res. Open Space 250 sf per unit: 13,500 sf 5,617 sf amenities and Consistent
required over 5 acres of open
space
Site Coverage 60% Maximum 18% Consistent
Height Limits 45 fest 37 feet Consistent
Res. Density 8 units per acre 3.2 units per acre Consistent
Parking Industrial: 1 per 500 sf 323 proposed Consistent
Business/Research: 1 per 300 sf
One bedroom apt: 1 space per
unit
Two bedroom apt: 2 spaces per
unit
Guest parking: 1 per 5 units
306 required
Source: City of Buellton Municipal Code, Title 19, Zoning.
Less Than
ISSUES: Potentially Significant With Less Than
Significant Mitigation Significant No
Impact Incorporated Impaect Impaet
XI. MINERAL RESOURCES - Would the project:
a) Result in the loss of availability of a known mineral resource x
that would be of value to ihe region and the residents of the staie?
b) Result in the loss of availability of a locally-important mineral
resource recovery site delineated on a local general plan, specific X
plan or other land use plan?
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 occur, therefore, no mitigation is required.
Less Than
ISSUES: Potentially Significant With Less Than
Significant Mitigation Significant No
Impact Incorporation Tmpact Impact
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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 X
vibration or groundborne noise levels?

©) A substantial permanent increase in ambient noise levels in the X
project vicinity 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 fand 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 excessive noise levels?

) For a project within the vicinity of a private airstrip would the
project expose people residing or working in the project area to
excessive noise levels?

a., b, c.The proposed project has industrial and residential 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 200 feet away to the north and east. 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 or near any airstrip. No impacts
would occur.

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

City of Buellton
52



Attachment 3

Less Than

ISSUES: FPotentially Significant With Less Than

Significant Mitigation Significant No
Tmpact Incorporated Impact Impact

XIII. 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 X
indirectly (for example, through extension of roads or other
infrastructure)?

b) Displace substantial numbers of existing housing, necessitating %
the construction of replacement housing elsewhere?

¢) Displace substantial numbers of people, necessitating the
construction of replacement housing elsewhere?

a. Population Growth: The site is planned for and zoned for industrial or mixed use
development.

b, c. Displacement: The vacant site does not contain any housing units.

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

Less Than

ISSUES: Potentially Significant With Less Than

Significant Mitigation Significant No
Impact Incorporation Impact Impact

XV, 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?

ks

b) Police prolection?

¢) Schools?

d) Parks?

>

¢e) Other public facilities?

a. Fire Services: The project area is served by Station 31 of the Santa Barbara County Fire
Department located at 168 West Highway 246. The station is located within 1.0 mile of the
project site and is within the 5-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.

c. School Services: The proposed project has 54 housing units but would not generate significant
students to the local school districts. No impacts would occur.

d. Parks: The project is mixed use 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.
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Findings and Mitigation: Impacts are considered less than significant, therefore, no mitigation

is required.

ISSUES:

Potentially
Significant
Impact

Less Than
Significant With
Mitigation
Incorporated

Less Than
Significant
Impact

Impact

XV. RECREATION -

a) Would the project increase the use of existing neighborhood and
regional parks or other recreational facilities such that substantial
physical deterioration of the facility would occur or be
accelerated?

b) Does the project include recreational facilities or require the
construction or expansion of recreational facilities that might have

an adverse physical effect on the environment?

a. Demand for Parks and Recreation: The project is mixed use and is not expected to impact

parks or park services. No impacts would occur.

b. Construction of Recreational Facilities:

The project includes onsite frails, a community

bui8lding, and other amenitics for its residents and the general public. No adverse impacts would

ocour.

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

ISSUES:

Potentially
Significant
Impact

Less Than
Significant With
Mitigation
Incorporated

Less Than
Significant
Impact

Impact

XVL

project:

TRANSPORTATION/TRAFFIC - Would the

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 irips, 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
for designated roads or highways?

¢) Result in a change in air traffic patterns, including either an
increase in iraffic 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
equipment)?

e) Result in inadequate emergency access?

) Result in inadequate parking capacity?

g) Conflict with adopted policies supporting aliernative
transportation (c.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.
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Access to the project site is proposed via an access easement through the adjacent Terravant
Wine Company site from Industrial Way. Regional access to the Project site is provided by US
101 via the SR 246 interchange.

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 operations with maneuverability very limited, and LOS F represents breakdown or
forced flow conditions. The City of Buellton considers LLOS 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 serving the Project is comprised of regional highways, arterials and
collector streets. The following text discusses the major roadways serving the site.

US 101, located east of the Project, is a multi-lane highway serving the California coast between
Los Angeles and San Francisco. U.S. 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 cast.
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 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 % mile south of SR 246. Access to the Project is proposed via an access

easement through the adjacent Terravant Wine Company site from Industrial Way.

Sycamore Drive, located west of the Project site, is a north-south collector street which terminates
approximately % mile north and south of SR 246.

Existing Intersection Operations

Existing peak hour volumes were obtained for the study-area intersections from traffic counts
collected in March of 2017. Existing levels of service were calculated for the study-area
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intersections using the Highway Capacity Manual (HCM)' methodologics, as required by the City
of Buellton. Traffic Table 1 summarizes the existing intersection levels of service (LOS calculations
in technical appendix to traffic study).

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 27.4 Sec/LOS C 302 Sec/LOS C

(2) 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 calculated for the Hub project usmg rates presented in the
Institute of Transportation Engineers (ITE), Trip Generation, o™ Edition for General Light
Industrial (Land-Use Code #110), Research and Development (Land-Use Code #760), and
Apartment (Land-Use Code #220) uses. Traffic Table 2 summarizes the average daily trips
(ADT), and P.M. peak hour 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 46,676 SF 6.97 325 0.92 43 0.97 45
Business/Research 28,066 SI 8.11 228 1.22 34 1.07 30
Residential 54 Units 6.65 359 0.51 28 0.62 33
Toial 912 105 108

The data presented in Traffic Table 2 shows that the Hub would generate 912 average daily trips
and 108 P.M. peak hour trips. '

Traffic Table 3 shows the trip distribution pattern developed for the Project. The trip distribution
pattern was developed based on existing traffic flows and surrounding land uses in the area.

Traffic Table 3
Project Trip Distribution

* Highway Capacity Manual, Transportation Research Board, 2010.
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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 assuming 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/LOS B 8.2 Sec/LOS A 8.4 Sec/LOS A
#2 - SR 246/Industrial Way 20.8 Sec/LOSC | 254 Sec/LOSC | 174 8ec/LOSB 17.9 Sec/LOS B
#3 - SR 246/Avenue of Flags 274 8ec/LOSC | 27.8 Sec/LOSC | 30.2 Sec/LOSC 31.4 Sec/LOS C

() LOS based on average delay per vehicle in seconds puesuant 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 in the Technical Appendix
to the traffic study). Trip generation estimates were developed for the cumulative projects using
the rates presented in the ITE Trip Generation Report. Cumulative traffic volumes are shown on
Figure 7 and Cumulative + Project volumes are shown on Figure 8. 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
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Delay /LOS (a)

AM Peak Hour PM Peak Hour

Intersection Cumnulative Cumulative+Project Cumulative Cumulative+Project

#1 - SR 246/Sycamore Drive | 11.3 Sec/LOS B 11.5 Sec./LOS B 8.2 Sec/LOS A 8.3 Sec/LOS A

#2 - SR 246/Industrial Way 29.7 Sec/LOS C 30.8 Sec/LOS C 18.0 Sec./LOS B 23.0 Sec./LOS C

#3 - SR 246/Avenue of Flags | 27.6 Sec./LOS C 27.9 Sec/LOS C 32.8 Sec/LOSC 33.3 Sec/LOSC

(a) LOS based on average delay per vehicle in seconds pursuant to HCM procedures.

The data presented in Traffic Table 5 indicate that the study-area interseciions are forecast to
operate 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

Primary access to the Project site is proposed via a 50-foot-wide access easement that connects
the Project site to the south end of the Industrial Way. Emergency access is proposed via a
second roadway connection located just east of the Project site that would provide emergency
access through the adjacent residential neighborhood to the east.

The proposed access driveway would connect to the south end of the Industrial Way cul-de-sac
where two other driveways also connect. Further, there are several approved or pending
developments that will add traffic to the driveways at the south end of the cul-de-sac, including
The Network development, the Figueroa Mountain Brewery Expansion development, the
Terravant Annex development, and The Hub development. The cumulative traffic volumes are
relatively low, which equate to LOS A operations. The proposed access driveway and the two
other driveways that connect to the south end of the Industrial Way cul-de-sac are currently
uncontrolled. It is recommended that lane striping and a 3-way Stop-Sign be installed to control
turning movements at the intersection. Implementation of this improvement would reduce site
access impacts to a level of insignficance.

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
Avenue of Flags and Sycamore Drive. The City of Buellton’s bicycle and pedestrian master plan
proposes Class II 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 Program Analysis

The Santa Barbara County Association of Governments (SBCAG) has developed a set of traffic
impact thresholds to assess the impacts of fand 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.
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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 tratfic.

2. TFor any roadway or intersection operating at LOS C, project-added traffic that results in
LOS D or worse.
Figure 9

3. For intersections within the CMP system with existing congestion, the following table
defines significant impacts.

. Project-Added
Level of Service PeakJHOur Trips
LOSD 20
1L.OSE 10
LOSF 10

For freeway or highway segments with existing congestion, the following table defines
significant impacts.

Level of Service Pl::]?;;;ﬁ(?;ﬁs
LOSD 100
LOSE 50
LOSF 50

Potential Intersection Impacts

The traffic analysis found that the intersections along SR 246 are 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 Hub Project would not impact the CMP
intersections in the study-area.

Potential Freeway Impacts

The Hub 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.

Findings and Mitigation: The proposed project would not create significant project or
cumulative related traffic impacts. However, the intersection configuration at the cul-de-sac
could create traffic conflicts. The project is also required to pay the City’s AB 1600 traffic
mitigation fee. The following required mitigation measure would reduce site access traffic
impacts to a level of insignificance:

T-1 Striping and Signage. The cul-de-sac infersection shall be striped and
signs installed in accordance with the diagram included as Appendix D to

this initial study prior to the issuance of the certificate of final occupancy.

Monitoring:
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Planning Department and Public Works will verify installation of striping and signs prior to final

occupancy.

ISSUES:

Potentially
Significant
Impact

Less Than
Significant
With
Mitigation
Incorporated

Less Than
Significant
Impact

Impact

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 California
Register of Historical Resources, or in a local
register of historical resources as defined in Public
Resources Code section 5020.1(k), or

i) A resource determined by the lead agency, in its
discretion and supported by substantial evidence,
to be significant pursuant to criteria set forth in
subdivision (¢) of Public Resources Code Section
5024.1. In applying the criteria set forth in
subdivision (¢) of Public Resource Code Section
5024.1, the lead agency shall consider the
significance of the resource fo a California Native
American tribe.

a. Tribal Cultural Resources. The property is an urban infill site. 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 the requirement to conduct an extended
Phase 1 archacological survey. The procedures laid out in this mitigation measure would be
followed in the event any cultural resources are discovered. This City has followed the required
ABS52 consultation prior to release of this initial study.

ISSUES:

Potentially
Significant
TImpact

Less Than
Significant With
Mitigation
Incorporated

Less Than
Significant
Impact

Impact

XVIIIL UTILITIES AND SERVICE SYSTEMS -
Would the project:

a)} Bxceed wastewater treatment requirements of the applicable
Regional Water Quality Conirol Board?

b) Require or result in the construction of new water or wastewater
treatment facilities or expansion of existing facilities, the
construciion of which could cause significant environmental
effects?
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¢) Require or result in the construction of new storm water

drainage facilities or expansion of existing facilities, the X
construction of which could cause significant environmental

effects?

d) Have sufficient water supplics available to serve the project

from existing entitlements and resources, or are new or expanded X

entitlements needed?

¢) Result in a determination by the wastewater treatment provider
which serves or may serve the project that it has adequate capacity x
to serve the project's projected demand in addition to the provider's
existing commitments?

f) Be served by a landfill with sufficient permitted capacity to X
accommodate the project’s solid waste disposal needs?
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 be
directly connected to the public sewer for ultimate treatment at the City’s wastewater treatment
plant. 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
associated Environmental Impact Report. Water use is estimated at 14.61 acre-feet per year and
wastewater generation at 13,565 gallons per day. 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.
The project generation will increase the current average daily flow by less than 1 percent. The
existing wastewater treatment plant and sewer mains have sufficient capacity to accommodate the
project’s flows. Impacts would be less than significant.

¢. Storm Drain Construction: The project would convey drainage to proposed on-site depressed
bio-infiltration facilities on the project site. 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. 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.
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Less Than

XIX. MANDATORY FINDINGS OF Potentially | o igcant Wih | Less Than
Significant AR Significant
SIGNIFICANCE I t Mitigation I £ Impact
mpac Incorporated mpac

a) Does the projeet have the potential to degrade the quality of the
envirenment, substantiaily 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 number 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 X
viewed in connection with the effects of past projects, the effects
of other current projects, and the effects of probable future
projecis)?

¢) Does the project have environmental effects that will cause
substantial adverse effects on human beings, either directly or X
indirectly?

a. Tmpacts 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. Potential cumulative impacts with mitigation required related to greenhouse gases and
transportation and traffic were determined. The appropriate mitigation measures have been
included to lessen these potential impacts to a less than cumulatively considerable level.

¢. 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, greenhouse gas emissions, and transportation/traffic.

City of Buellton
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THE HUB PROJECT
PLANT COMPENDIUM

MONOCOTS

ARECACEAE—PALM FAMILY
*Phoenix canariensis—Canary Island date palm

POACEAE—GRASS FAMILY
*Bromus diandrus—iipgut brome
“Bromus hordeaceus—sofl brome
*Bromus madritensis ssp. rubens—rved brome
“Festuca myuros—rat-tail fescue
“Hordeum murinum—mousc barley
*Phalaris paradoxa—hood canarygrass
“Schismus barbatus—common Mediterranean grass
*Stipa miliacea—no common name

EUDICOTS

ADOXACEAF—VIUSKROOT FATILY
Sambucus nigra ssp. caerulea—blue elderberry

ANACARDIACEAEZ—SUMAC OR CASHEW FAMILY
*Schinus molle—Peruvian peppertree
Toxicodendron diversilobum—ypoison oak

APIACEAE—CARROT FAMILY
*dnthriscus caucalis—bur chervil
*Conium maculatum—poison hemlock

ASTERACEAE—SUNFLOWER FAMILY
Artemisia californica—California sagebrush
Artemisia douglasiana—Douglas' sagewort
Baccharis pilularis—coyote brush
Baccharis salicifolia—mulefat
*Carduus pycnocephalus—Italian plumeless thistle
“Centaurea melitensis—Maltese star-thistle
Heterotheca grandiflora—telegraphweed
“Lactuca serriola—prickiy lettuce
*Matricaria discoidea—disc mayweed
“Silybum marianum—blessed milkthistle
*Sonchus oleraceus—common sowthistle

9955 1
DUDEK JUNE 2017
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THE HUB PROJECT
PLANT GOMPENDIUM

-

BORAGINACEAE—BORAGE FAMILY
Amsinckia menziesii-—Menzies' fiddleneck
Pholistoma auritum var. auritum—blue fiestaflower

BRASSICACEAE-—-MUSTARD FAMILY
*Brassica nigra—black mustard
*Hirschfeldia incana—shortpod mustard
“Sisymbrium irio—London rocket

CHENOPODIACEAE—GOOSEFOOT FAMILY
*Chenopodium album—lambsquarters

CRASSULACEAE—STONECROP FAMILY
Crassula connata—sand pygmyweed

CUCURBITACEAF—GOURD FAMILY
Cucurbita foetidissima—Missouri gourd
Marah macrocarpa-~Cucamonga manroot

FABACEAE—LEGUME FAMILY
Acmispon americanus—Spanish clover
Lupinus bicolor—miniature lupine
*Medicago polymorpha—burclover
*Melilotus indicus—annual yellow sweetclover
*Vicia sativa—garden vetch

FAGACEAE—QAX FARMILY
Quercus agrifolia—coast live oak

GERARIACEAE—GERANIUM FAMILY
*Erodium cicutarium—redstem stork's bill
“Erodium moschatum—musky stork's bill

JUGLANDACEAE—WALNUT FAMILY
Juglans californica—California walnut

LAMIACEAE—RINT FAMILY
*Lamium amplexicaule—henbit deadnettle
*Marrubium vulgare—horehound
Salvia leycophylia—purple sage

MALVACEAE—MALLOW FAMILY
*Malva parviflora—cheeseweed mallow

9955
DUDEK

2
JUNE 2017
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HUB PROJECT

PLANT COMPENDIUM

MYRTACEAE—~MYRTLE FAMILY
*Eucalyptus globulus—Tasmanian bluegum

ONAGRACEAE—EVENING PRIMROSE FAMILY
Camissoniopsis micrentha—miniature suncup
Epilobium ciliatum—fringed willowherb

POLYGONACEAE~BUCKWHEAT FAMILY
*Rumex. crispus—curly dock

RUBIACEAE—-MADDER FAMILY
Galium aparine—stickywilly

SALICACEAE—WILLOW FAMILY
Populus fremontii—Fremont cottonwood
Salix exigua—sandbar willow
Salix gooddingii—black willow
Salix lasiolepis—arroyo willow

SOLANACEAE—NIGHTSHADE FAMILY
Datura wrightii—sacred thom-apple

URTICACEAE—NETTLE FAMILY
Urtica dioica—stinging nettle

* - non-native naturalized species

9955

DUDEK

3
JUNE 2017
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Attachment 4
Project Incomplete Response: The Hub in Buellfon June %th 2017

Owner Agent: Gavin Moores

Proiect team

Architect: DHMA Architects:
Civil Engineer: RRM Design Group: Michael Hamilton

Landscape Architect: FarthKnower Studio: Robert Adams S
Planner: Zelefsky and Associates: Howard Zelefsky
Soils Engineer: Geo-Solutions:

Intfroduction

Please find enclosed plans and reports which address the comments from your
"determination of incompleteness letier dated January 20th 2017 for the
Buellion Hub commonly referred 1o as BUE 17.

In order for you to deem the application complete we addressed each item in
your letter and provided a written response in this response. On a design
perspective the submitted plans have been revised and include updated site
plans, floor plans, elevations and landscape plans to address each item raised
in your review. Although we are awaiting the iraffic study we have attached a
photometric, preliminary storm water control plan along with a hydrology study
as requested and responded to the Rincon peer Biology review. Lastly, a Master
Signage Program depicting the location, design, materials, colors and
dimensions of all exterior signs and monuments has been included.

Residential Component
The proposed project will include; 50 residential apariment units as part of the

‘project proposal. The purpose of these units is to provide private focal workforce
housing focused to the workforce of local businesses. In addition, we are
committed fo supporting the City's goal of providing affordable housing by
paying the appropriate fee to the City's affordable housing trust fund.

To target the local workforce, we will specifically market 50% of the units first to
fenants of the *Hub" industrial and Development bulldings for occupancy by
their employees. Following the initial 45 day offer to HUB employees, the units will
be made available to workers on Industrial Way for another 45 days. Finally,
there will be an additional 45 days of availability to quadlified residents of Buellion
before the apartments are marketed for rent outside of Buellion.

Uttimately the goal is to recognize the needs of the Buellton community and
provide an opportunity for the local businesses o find local housing thereby
providing traffic relief while benefiting the local environment.
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Attachment 4
Project Incomplete Response: The Hub in Buellfon June 9th 2017

To recap the project proposal, the proposed plan includes:
e a 2,377-square foot community center for tenant use,
e 47,438 square feet of light industrial in four distinct and architecturally
supetior buildings,
28, 480 square feet business/ research in 2 separate buildings
50 Residential units.
e We have provided an additional 50 parking spaces over the required 277
spaces for a total of 323 parking spaces.
The design and layout of the parking and loading areas is consistent with
Chapter 19.04 of the zoning code and provides an excess of the number of
parking stalls and landscaping to serve the project.

We have undertaken significant steps to connect the unique design of this
project to the natural environment. Our commitment to be sensitive to the
nafural environment by incorporating landscaping and natural features that
enhance and compliment the setting in which the project is situated.

Attached to this letter we have included, a biological assessment of the
property prepared by John Davis, Dudek . As part of this resubmittal, Mr. Davis
consulted with and conducted an onsite consultation with the Department of
Fish and Game. The results of that meeting are included as part of Mr. Davis'
assessment.

New and advanced storm drains are being proposed o mitigate storm water
runoff from the site. As mentioned, the existing retardation basin west of the
project site will be improved with new landscaping features o create a more
natural vegetative bio-swale. We are working with State Fish and Wildlife fo
transition Zaca Creek from a drainage channel to a year-round sanctuary and
habitat, We also want to expand this the environmental theme by removed
invasive plant species and promote the growth of native plants. To accomplish
this and be responsible property owners, we are commitied to working very
closely with adjacent Neighbors and local groups such as the Botanical
Gardens and others who have an interest in the proposed project. -

Outlined below are specific responses to the comments within your incomplete
letter:

General Comments

1. Site Plan — revise as follows (including ony other plans that are affected):

a. In the mixed-use M zone, 15% of the nef sife area shall be landscaped. An open space
area of 250 square feet per each residential unit is required exclusive of the landscaped
areq. These open space areas shall coniain usable amenities, such as oufdoor seating,
barbeques, children's play areas, water features, pools/spas, and basketball or volleyball
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Proiject Incomplete Response: The Hub in Buellfon June 9th 2017

b.

courts. Private patio and balcony areas can be included in this colculation. The plans
need fo identify this requirement and how it is satisfied. Show compliance with the

landscape and open space percenifages.

Response: The 15% net area data is shown on sheet L-1

Show all existing and proposed private and public easements, including access
to Iindustrial Way on the adjoining property.

Show the east-west public trail easement along the south property line.
Response: Public and private easements are documented on C.4 of the Civil
plans We are requesting an easement from the City along the West property line
o install and maintain a public access trail which will transition across into the
setback area at the south section of the property. We felt that given the industrial
Way noture of the project it would be a safer option for the public & residents of
Ranch Maria to access Industrial way and the Riverbank trail out of the industrial
traffic pctierns

323 spaces may be shown, but correct the parking caiculations to reflect 277

required spaces.

Response: Athough the calculations reflect the need for 277 parking spaces we
have design the project with 316 parking spaces shown on the Architectural and
Civi plans

2. Signage and Lighting

a.

Submit Master Sign Program, depicting the location, design, materials, colors, and
dimensions of all exterior signs and monuments, including lighting associated with signage.
Response: A complete sign planis includeco (see tab) in the master birder and the
binders for PC Membars,

A complete photometiic lighting plan shall be submitted showing both on and off-site
lumens. The photometric lighting plan that was submitted does not show lumens for all
areas of the project ‘

kesponse: The phoiometric lignt plans have been revised to include on and off
site lighting impacts.

3. Elevations

a.

Revise the elevations based on comments from the Cily's Architect design
consuliant (comments are forthcoming).

Pesporse: We inciuded in this submittal are revised all exevations {4 sides) of Light
inacstrial puildings, Hub Offices & research buildings, and the residential units, We
Also adcressed the City's Architectural comments as follows:

1.The design theme of the Hub design is intended to meet the agrarian style with
a con‘emporary flare.

2.We have provided digital color board for this application and will delivery
material boards with samples in the next 10 days. See attached material board.
3.We listened to the Plarning Commissioners and City's input and modified the
Industrial building facade material updated. Industial building fagade is now o
mix of corten siding, stucco and block.

4. The upcated Elevations show the blend of materiais proposed on the

Industrial and Community buildings. Corten, concrete block and stucco
proposed.
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Project Incompleie Response: The Hub in Buellton June 9th 2017

5. The guidelines given to the design feam was o not just, throw gingerbread on
elevations to comply with a theme. In response, they achieved articulation
through facade variation, material changes and plane changes 1o credte
shadow lines and textfure.

6. This them is reflected in the smdaller elements of design on sheet A105 showing
a roof plan with drainage and down spouts for each building. All rainwater is
diverted to green area to promote ground water infilt.ation, See site plan and
landscape plan.

7. Sheets A102, A103, A104, A106 show the detailing of eaves, awnings

and sections showing how the design is camed out.

8.5Sheets A101, A103, ar.d A 04 show elevations with exierior ligh. fixture
locations. See light fixture spec sheets on A104 showing compatible with
architectura: stye.

9. Floor plans, eievations and roof p'ans are included on Sheets A101, A102, A104
and A1C5
10. Sign package provided noting all - "o~ =nare gnd elevations provided: 1o
be compatible with the architecturcts - ~ "+ .,

4- Lcmdscc:be Plans

a.

The net landscape percentage [{15% minimum) and the 250 square foot open
space requirement per unit {13,500 square feet) shall be idenfified on the plans.
Response: We ore providing 15% open space and have included 13,500sqft oper,
space for the residential units.

The landscape plan needs to specify tree species in accordance with the City's
Approved Tree Planting List. If a tree is proposed, but not on the approved tree
list, provide an explanation on the free's appropriateness for the area.

Response: Al frees selected are on the Cily's approved hee list ana any
exceptions are noted (Dive T ' in the Plant Legend which not only thiives in
Bueliton’s Climatz Zore, butis -1 e n

Show calculation of percentages for landscape and hardscape areas, and show
locations for each.

Response: 8uildings cover 17% of the Lite, Hardscape [narking, paving, walkway's)
cover 23% of the cite, 1ne specilic square footages are shown on Shee: | -
Landscape Plan.

Landscape Plans must include the Model Water Efficiency Landscape Ordinance
statement to ensure compliance.

Response: The Landscape ordinance is on sheet L-1 of the landscape plans.
Clear labels identifying the location of all existing trees with trunk diameters over
3", showing type, frunk and canopy diameter; tabulate and indicate the status of
each tree idenfified (e.g. to be removed, saved, relocated) and applicable
replacement requirements to be incorporated into landscape plans.

Response: We are not removing any trees of this size, see sheet L-1 Landscape
Plan

B. Public Work Director / City Engineer Comments
1. A preliminary storm water control plan shall be submitted.
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M

A preliminary hydrology and hydraulic study shall be submitted.

3. A preliminary flood study shall be submitted.

Response: ltems 1-3 were undertaken by RRM & are ali included our submittal
~rlnags for your review,

4, The flood zones and cross section elevations shall be shown on the plans. Finished
elevations should to meet the 2' requirement above the BFE. Residential Units are not
dllowed within the floodplain. A CLOMR will be required to be processed through
FEMA to remove the site from the flood zone. Properly owner will need to sign
acknowledgement of development within the floodplain.

Response: “he requested flood zones and cross section elevations are included os
part of our submittal on Civil Sheet C-2 and on the site sections on C-4. We will process
a CLOMAR inrough FEMA to complete the requiremen:s to address this matter.

5. The grading plans identify Top of Bank {TOB). Based on the topo contours, the TOB
appears lower than it should be. Please clarify, comrect, or qualify.

Response: The TOB was verified for accuracy in Mcrch by Dudek both Rincon and
DFW agreed fo tne current TOB location,

6. Access is shown through the Rancho de Maria neighborhood. Please submit a letter
of accepiance of connection and use from their HOA. They have not allowed any
connections in the past. '

Response: | have reached out to Kit Nirerberg as a represeniciive for Rancho de
Maria HOA ard will updaie yo s as 10 our meeting This week (6.12.17)

7. Please submif access easements or letter of intent o grant access for the two
bridge/access points through the property to the west that connecis the site fo
industrial Way.

Response: we Jare only proposing one cccess £oint and have enclosed o copy o°
the access easemenis on the Civil plan C.0.4.

8. Site storm drain, detention basins and other treatment facilities shall be private.
Confirmed only the water mains are proposed as nublic.

9. Confirm that the sewer lines, lift station and force main will be private.

Respor-=: Confirmed the sewer lines, lift station and force main wii be private and
we have confracted Rob Miler of the Wallace gror:p to unc ke the design.

10. Confirm if the water lines will be private.

Respor-= The water lines are proposed as pubiic

11. Will there be a map processed with the project?

Response: There will be a Map divide the properiy into 3 lots, The proposal is 1o
separate out the Residential aparmments as a condo map on a separate lot. The light
industrial and the Hub buildings are also proposed as condominiums on their own
respecive lofs,

12. Permits from the appropriate state and federal wildlife agencies will be required.
Consultation should start as soon as possible.

Response: The orocess s underway and being handled by John Davis & Howard
Zelefsky.

13. Please show the eastern walk/bike trail in the cross sections. Are they within the

project’s property line? If not, i there an easemeni or agreement f{o

construct/maintain the trail2 Show the east-wst river irail and easement on the plans.
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Response: Th= Eastern Wal bike frail essentially starts from the East Emergen<y exitand
is shown on City Proper™- i.e. the west prcperly line of the Golf Course urtil the trail
fransitions in from of the Hub buildings and lirks to industrial way and the Terravant
trail 1o the Santa Ynez River. This is shown on Sheets C-4 of the Civil plans and L-1 of
the landscape plan.

14, Wilt public open space/trails casement be dedicated for the area south of the

Business Hubs?

Response: At tnis ime, we are not certain as 10 the extent of the Environmental
mitigate / habitat rastoration we are plonning or will 2 permitted to underiake so
we are keeping the oper. space south of the Hub private along with the other
community features. The East occess trail will be public and maintadined by the
opplicant / project.

C. County Building & Safety Division Comments (Beth Brooke 805-934-6250

| . The comments of the County of Sania Barbara Building and Safety Department are

aftached (email dated January 5, 2017).
Response: We have note d the comment as conditions which will be applied during
the approval process.

D. Housing Units

1.

F.
1.

Per the Municipal Code, 15% of the housing units, or 8.1 units, are required to have
affordable rents. However, an in-ieu fee may also be considered for these units. Staff
will work with you on the best option for this project.

Response: We refer you 10 the “Residential Compon=nt” which addresser this matter
on page one.

Per the discussions at the Planning Commission meeting, your intent is o have the
employee housing be for workers in the entire Industiial Way area. Staff will work with
you to place appropriate conditions on the project to accommodate this request.
Response: We refer you to the 'Resicdenticl Component” which addrassss this matter
on page one.

. Fire Department Comments

. The comments of the County of Santa Barbara Fire Department are forthcoming.

Response: We huve mee* with Zpt C' -~ Fidler who has approved of our site p'an
changes for access efc, We have noted the comment Js conditions which will be
applied during the approval process.

Environmental
The level of environmental review will be determined after all of the special studies
are completed and the Initial Study has been prepared for the project. The applicant
is responsible for covering the cost of the Initial Study (and whichever type of
environmental document is required).
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2.

The following two proposals have been submitted for Special Studies that will be

incorporated into required sections of the Initial Study as applicable.

a. Rincon Consultants has submitted a proposal for preparation of Air Quality,
Greenhouse Gas Emissions, and Biological Resources Peer Review analyses
sections of the Initial Study (attached letter dated January 5, 2017).

b. Associated Transportation Engineers {ATE) has submitted a proposal for the Trame
and Circulation Study section of the Initial Study (attached letter dated January
9, 2017).

The applicant may pay the fees for the Initial Study and Special Studies prior to
resubmittal of the project in order to begin the preparation of the Initial Study. The
preparation of the Initial Study and special studies will not begin unfil the applicable
fees have been paid.

kesponse: We have paid for the Rincon and Environmentat studies in addition to ocur
owr, s.udies underiaken by John Dovis of Dudek and recognize the environmental
process and responsibilities. We note the comment and will address any conditions
which vl mnlied quring the approval process.

G. Planning Commission Comments

| . The method of ensuring that the housing units are for employees in the area.

2.
3.

4.

The 3.18 unit per acre density is acceptable

How will the affordable housing requirements be met'2

Respoense: See “"residential Component on Page one.

Provide architectural elevations of the carports. Placing solar on top is acceptiable.
Response: included in the Architectural Details page

Address the privacy issues with the apartments and parking lot and walking areas.
Response: W2 have addressed this comment through additional landscaping.
Add texture 1o the concrete tilt up buildings. The Commission felt it was too plain
looking. The City's design consultant will make comments on this request.
Response: This have been addressed with a change in materiols,

The Commission appreciates taking the environment into account with the project
design and that you should work with local groups to help educate the public
about the habitat areas.

Response: We are dlready in contact with local neighbors and the have noted the
comment as conditions which will be applied during the approval process.

We believe the approval of the proposed project will be consistent with the City's
vision for the industrial zones, and add a much-needed diversity of uses that will
enhance the existing sefting. This project design is also the first of its type in Santa
Barbara County where a.true. live work design provides the opportunity for o
workforce to essentially walk to work and have a rich quality of life.
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{ The benefits o the local environment are also substantial. Restoration of Zaca
Creek the removal of concrete debris replaced with bio-swales and the careful
process of restoring native plant species to provide and environmental balance
and educational opportunity.

Thank you,
Gavin Moo 2s

Gavin Moores

805-692-4701
gavinm@cpdginc.com

Atltachments:

1. 10 copies of a complete revised full-sized set of plans
a. Architectural Plans
i. Coversheet
: ii. Site Photos
( iii. Site Plan
iv. Plan & Elevations
v. Building Sections
vi. Typical Roof Plans
vii. Typical Details
viii. Visual Renderings
ix. Photometric Study
x. Sign Plan
b. Civil Plans
i. Survey
ii. Preliminary Utility Plan
fil. Preliminary Grading & Drainage plan
iv. Sections
v. Proposed Easements
¢. Landscape Plan
i. Site details
li. Imigation plan
iii. Irigation details
iv. Outdoor lighting plan
2. Associated Reports
L a. Civil
i. Hydrology Repori
ii. Infiltration Report
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lil,

Strom water control plan

Biology

I
ii,

Dudek initial report and updates addressing Rincon Review
Rincon Peer review

Traffic Studies

i.
Green House Gas Reporis
i
ii.
Air Quality Reporis .
I,
if.

Not received

Rincon
Dudek Response forthcoming next week 6.22.2017

Rincon
Dudek Response forthcoming next week 6.22.2017

June 9th 2017

Soils reports
i. Geology

ii. Soils report
Letters
i. Marborg Trash Location Plan & Approval letter
i. Suppart letters, forthcoming
Additional City Document Copies
i. Digital Copy off Submittal
ii. One Binder with a hard copy of all items in digital copy

1. Separation Tabs
2. Plons 11x17

Planning Commissioners 11x17 Packages {six Number)

Incomplete Letter
Response letter
Architectural Plans
Civil Plans
Landscape Plans

I



