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This site is identified as Assessor Parcel Numbers 128-
096-001, -004, -005, located at the intersection of
Betteravia Road and Rosemary Road, in the Santa Maria
area, 5" Supervisorial District.

1.0 REQUEST

Hearing on the request of Claudia Sigona, agent for the applicants, OSR Enterprises Inc., NRG
Enterprises L.P., and OSR Ranch L.P. to consider the following:

1)

Case Number 06RZN-00000-00005 [application filed July 14, 2006] for approval

of a rezone to change the existing zoning designation for the 244.4 acres gross,
237.8 acres net, site commonly known as APN numbers 128-096-001, 128-096-
004, and 128-096-005 from the AG-II-100 (Agriculture with 100 acre minimum
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parcel size) zone district to the AG-11-40 (Agriculture with 40 acre minimum
parcel size) zone district;

2) Case Number 06TPM-00000-00019 [application filed on July 14, 2006] for
approval of a Tentative Parcel Map in accordance with County Code Chapter 21
to subdivide an existing 244.4 acres gross, 237.8 acres net, site commonly know
as APN numbers 128-096-001, 128-096-004, and 128-096-005 into three separate
legal parcels ranging from 40.0 acres gross to 122.8 acres gross;

3) Case Number 06DVP-00000-00009 [application filed on July 14, 2006] for
approval of a Development Plan to allow the construction of a 27-acre produce
cooling and processing facility in compliance with Section 35.82.080 of the
County Land Use and Development Code;

4) Case Number 06CUP-00000-00043 [application filed on July 14, 2006] for
approval of a Major Conditional Use Permit to allow the construction of an
agricultural processing facility within the AG-II zone district, in compliance with
Section 35.82.060 of the County Land Use and Development Code;

and to accept the Addendum (Attachment B) to Environmental Impact Report (04-EIR-08)
pursuant to the State Guidelines for Implementation of the California Environmental Quality Act.
The original EIR identified significant effects on the environment in the following categories:
Aesthetics, Agricultural Resources/Land Use, Air Quality, Groundwater, Noise, and
Traffic/Circulation. The application involves AP No. 128-096-001, -004, and -005 located at the
intersection of Betteravia Road and Rosemary Road, in the Santa Maria area, 5th Supervisorial
District.

The Addendum to the EIR and all documents may be reviewed at the Planning and Development
Department, 123 E. Anapamu St., Santa Barbara (or 624 W. Foster Rd., Santa Maria).

2.0 RECOMMENDATIONS AND PROCEDURES

Follow the procedures outlined below and recommend approval of Case Numbers 06RZN-
00000-00005, 06TPM-00000-00019, 06DVP-00000-00009, and 06CUP-00000-00043 marked
"Officially Accepted, County of Santa Barbara May 14, 2008 County Planning Commission
Exhibit No. 1", based upon the project's consistency with the County’s Comprehensive Plan and
based on the ability to make the required findings.

Your Commission's motion should include the following:

1. Recommend that the Board of Supervisors adopt the required findings for the
project specified in Attachment A of this staff report, including CEQA findings.
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2. Recommend that the Board of Supervisors approve the Addendum to the Uniform
Rules EIR (04-EIR-08).

3. Recommend that the Board of Supervisors approve 06RZN-00000-00005.

4. Recommend that the Board of Supervisors approve 06TPM-00000-00019 subject to
the conditions included as Attachment C-1.

5. Recommend that the Board of Supervisors approve 06DVP-00000-00009 subject to
the conditions included as Attachment C-2.

6.  Recommend that the Board of Supervisors approve 06CUP-00000-00043 subject to
the conditions included as Attachment C-3.

Refer back to staff if the County Planning Commission takes other than the recommended action.

3.0 JURISDICTION

LUDC Section 35.104.050.A.1 requires the Planning Commission to hold at least one noticed
public hearing on any proposed Zoning Map Amendment.

LUDC Section 35.104.050.A.2 states that the Planning Commission’s recommendation on the
proposed Zoning Map Amendment shall be transmitted to the Board of Supervisors in the form
of a written recommendation.

LUDC Section 35.104.050.B.1 requires the Board of Supervisors to hold a public hearing and
take final action regarding a requested Zoning Map Amendment.

LUDC Section 35.80.020 states that when two or more discretionary applications are submitted
that relate to the same development project and the individual applications are under the separate
jurisdiction of more than one review authority, all applications for the project shall be under the
jurisdiction of the review authority with the highest jurisdiction. Therefore, since the requested
Rezone is under the jurisdiction of the Board of Supervisors all of the proposed cases (including
the TPM, DP, and CUP) shall be under the jurisdiction of the Board as well.

4.0 ISSUE SUMMARY

Uniform Rules of Agricultural Preserve: This project is being proposed under the newly
amended Uniform Rules for Agricultural Preserves and Farmland Security Zones. These newly
amended rules allow for the placement of agricultural processing facilities on lands held in
agricultural preserve. However, Rule 2-2.1 A-1 of the Uniform Rules states that no such
processing facility shall exceed 50% of a parcel unless the Board of Supervisors can make the
finding that the processing facility will be a significant benefit to the surrounding agricultural
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community. The proposed project if approved would create a 40 acre parcel which contains a 27
acre processing facility. As this facility would exceed 50% of the parcel it is placed on, the Board
must make the finding that this project is a significant benefit to the surrounding agricultural
community.

Parcel Validity and Subdivision: Although the project site is commonly known as Assessor
Parcel Numbers 128-096-001, -004, and -005 the site consists of only one legal parcel. Multiple
parcel numbers can be created for various reasons (tax purposes, etc.) but unless a subdivision
map is approved in relation to this numbering the site is still considered one legal parcel. No
previous subdivision map has been approved on this project site. Therefore, the proposed
tentative parcel map (TM 14,707) would subdivide one legal parcel into three legal parcels.

5.0 PROJECT INFORMATION

5.1 Site Information

Site Information

Comprehensive Plan Designation | Rural, Agricultural

Ordinance, Zone LUDC, AG-1I-100, Agriculture, 100 acre min. parcel size
Site Size 244 4 acres gross, 237.8 acres net

Present Use & Development Cultivated Agriculture, mineral extraction (oil).
Surrounding Uses/Zone(s) North: AG-11-40, Agriculture

South. Betteravia Road, AG-1I-40, Agriculture
East: AG-11-40, Agriculture
West: Rosemary Road, AG-11-40/AG-1I-100, Agriculture

Access Access provided via Betteravia Road and Rosemary Road

Public Services Water Supply: Existing wells will provide potable water for
use in the cooling facility and all associated
structures. Water for pressurization of fire
hydrants will be provided by the City of
Santa Maria or onsite water storage tanks.

Sewage: Private septic system.
Fire: Santa Barbara County Station # 21
(Santa Maria)

5.2  Setting

Project Site and Surrounding Land Uses: The proposed project site is located in the Santa
Maria Valley approximately one mile east of Highway 101 and the limits of the City of Santa
Maria. The site is located on the northeast corner of the intersection of Betteravia Road and
Rosemary Road. The site currently contains five oil wells, one natural gas well, small oil storage
tanks, an irrigation reservoir, and over 200 acres of row crops.
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The project site is surrounded by parcels contained within the AG-I1-40 zone district to the north,
east, and south. Two parcels contained within the AG-II-100 zone district and one parcel
contained within the AG-I1-40 border the project site to the west. All of the surrounding parcels
currently support agricultural cultivation and agricultural support structures (i.e. wells, irrigation
reservoirs, etc.)

Slope/Topography: The project site consists of two large flat areas bisected from east to west by a
single 2:1 slope which is approximately 15 feet in height on average. Flat portions of the site slope
gently downwards to the northwest corner of the property.

Flora: The projects site has been in continuous agricultural production since 1938. Therefore,
flora on the site consists almost exclusively of cultivated vegetables during the growing season
and non-native grasses/weeds during the fallow season. There are neither trees nor any type of
significant native plant species present on the subject parcel.

Fauna: The project parcel has been in active agricultural cultivation for several decades. As a result
all native plant material has long since been stripped from the site and soils are routinely tilled
throughout the year. Therefore, very few animal species are expected to permanently inhabit the
site. Foraging species with wide ranges such as coyotes, rabbits, snakes and various bird species
could occupy the project site for short periods. The project site is located approximately half a mile
outside of the know range of the California Tiger Salamander (CTS).

Archaeological Sites: County Archaeology site maps and an Initial Records Search conducted by
the University of California Santa Barbara indicate that there are no known archaeological sites
within approximately 2000 feet of the project site.

Soils: Soils onsite consist of Pleasanton Sandy Loam on the southern half of the property and

Sorrento Sandy Loam on the northern half of the property. Both of these soils types are generally
considered prime agricultural soils if properly irrigated and drained.

5.3 Statistics

Statistics
Item Proposed Ordinance Standard
Structures (floor area) Phase 1: Not Applicable
Cooler: 58,800 sq. ft.
Engine Room: 4,720 sq. ft.
Dock Office: 5,600 sq. ft.
Office Bldg.: 10,496 sq. ft.
Field Supplies: 13,750 sq. ft.
Shade Structures: 9,320 sq. ft.
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Statistics
Item Proposed Ordinance Standard
Future Phases:
Cooler: 58,800 sq. ft.
Value-added: 57,900 sq. fi.
Field Supplies: 8,250 sq. ft.
Shade Structures: 10,000 sq. ft.
Max. Height of 35 feet No limit on non-residential.
Structure(s)
Building Coverage Phase 1: 102,686 sq. ft. (6%)* Not applicable
(footprint) Full build-out: 237,636 sq. ft. (14%)*
*Percentage of Parcel 1 only.
Roads No new roads proposed. Not Applicable
Number of Dwelling Units | Not Applicable One unit per legal lot
Project Density Not Applicable Not Applicable
Employees Business Office- 11 employees Not Applicable
Cooling Facility- 33 employees
Value-added Facility- 90 employees
Grading Phase 1: Not Applicable
Cut- 24,300 cubic yards
Fill- 8,550 cubic yards
Future Phases:
Cut- 2,700 cubic yards
Fill- 950 cubic yards
5.4 Description

The project proposal involves four (4) discretionary requests described below:

Rezome: The requested Rezone (06RZN-00000-00005) will change the existing zoning
designation for the 244.4 acres gross, 237.8 acres net, site commonly known as APN numbers
128-096-001, 128-096-004, and 128-096-005 from the AG-II-100 (Agriculture with 100 acre
minimum parcel size) zone district to the AG-11-40 (Agriculture with 40 acre minimum parcel
size) zone district.

Tentative Parcel Map: The requested Tentative Parcel Map (06TPM-00000-00019) will
subdivide the existing 244.4 acres gross, 237.8 acres net, site commonly know as APN numbers
128-096-001, 128-096-004, and 128-096-005 into three separate legal parcels. Parcel 1 will be
40.0 acres gross, 37.6 acres net. Parcel 2 will be 122.8 acres gross, 120.6 acres net. Parcel 3 will
be 81.6 acres gross, 79.6 acres net. Access to Parcel 1 will be provided from both Betteravia
Road and Rosemary Road. Access to Parcel 2 will be provided from Rosemary Road. Access to
Parcel 3 will be provided from Betteravia Road.
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Development Plan: The requested Final Development Plan (06DVP-00000-00009) would allow
the construction of 27-acre produce cooling and processing facility on Proposed Parcel 1. The

proposed facility will be developed in at least two phases over an approximate timeline of 5-8
years.

PHASE 1 DEVELOPMENT

Land Use Proposed Square Footage

Coolers and Refrigeration Dock 58,800 square feet

Engine Room, Electrical Services, and Ice 4,720 square feet

Storage

Dock Office and Trucker Facility First Floor: 2,800 square feet
(Two Story) Second Floor: 2,800 square feet
Office Building First Floor: 6,400 square feet
(Two Story) Second Floor: 4,096 square feet
Field Supplies, Machine Shop, and Battery 13,750 square feet

Storage

Shade Structures 9,320 square feet

Total Phase 1 Development 102,686 square feet

FUTURE PHASES OF DEVELOPMENT

Land Use Proposed Square Footage

Coolers and Refrigeration Dock 58,800 square feet

Value-Added Processing and Support Facilities | 57,900 square feet

Field Supplies 8,250 square feet

Shade Structures 10,000 square feet

Total Future Phase Development 134,950 square feet

Total Structural Development for All Phases | 237,636 square feet

LOT COVERAGE ANALYSIS

Land Use Proposed Phase 1 Development Full Facility Build-out

Building Footprints

102,686 square feet

237,636 square feet

Paved Areas

436,415 square feet

632,821 square feet

Detention and Wastewater

94,050 square feet

115,080 square feet

Landscaped Areas

151,231 square feet

158,347 square feet

Undeveloped Areas

840,768 square feet

481,266 square feet

Public Right-of-Way

124,146 square feet

124,146 square feet

Traffic_and Circulation: A traffic report was generated for the project by Associated

Transportation Engineers (dated January 26, 2007). The study determined there would be no
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impacts to levels of service at any of the roadways or intersections within the project vicinity as a
result of full build-out of the project.

Access: The proposed facility will include three vehicular access points on Rosemary Road and
one vehicular access point on Betteravia Road. These access points would include a combined
entrance/exit for “field” trucks on Betteravia Road, a combine entrance/exit for employee and
guest parking on Rosemary Road, and separate entrance and exit points for “line” trucks on
Rosemary.

Parking:
Land Use Phase 1 Full Project Build-out
Offices/ Administration 54 spaces required 54 spaces required
Warehousing/Manufacturing | 77 spaces required 202 spaces required
Total Required 131 spaces required 256 spaces required
Total Provided 145 spaces provided 259 spaces provided

Building Heights: Proposed structural development will range from a total height of 28 feet
(office and administration) to 35 feet (cooling and manufacturing). The height limit in the AG-1I-
100 zone district is 35 feet for residential structures; there is no height limit otherwise.

Landscaping: The project includes approximately 151,231 square feet of landscaping as part of
Phase 1 and 158,347 square feet of landscaping at full project build-out. This landscaping is
primarily located between the proposed development and the public right-of-ways on Betteravia
Road and Rosemary Road. This landscaping would provide screening and visual enhancement of
the parking areas and structural development.

Grading: Grading to accommodate Phase 1 of the proposed project would include 24,300 cubic
yards of cut and 8,550 cubic yards of fill. Despite the flat nature of the site (average slope of less
than 2%) Phase 1 requires a significant amount of cut in order to construct the proposed
stormwater retention basin. Future phases of the project would include an additional 2,700 cubic
yards of cut and 950 cubic yards of fill. This additional grading is primarily required to construct
the process wastewater retention basin.

Drainage: The current configuration of the site yields relatively large areas of impervious
surfacing in the form of paving and building footprint. Storm water will be conveyed into a
retention basin located in the northwest portion of the project site. This retention basin has been
designed to accommodate both 25-year and 100-year flood events. An additional retention basin
will be located in the northern portion of the site to accommodate process wastewater.

Miscellaneous ltems: Agricultural and Potable Water would be provided by on-site private wells.
Water pressure for the operation of fire hydrants on the site will be provided by either the City of
Santa Maria’s community water system or by onsite water storage tanks. Domestic wastewater
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generated by onsite employees and visitors will be disposed of with the use of a private septic
system located in the proposed landscaped areas of the project site. A Solid Waste Management
Plan shall be implemented during operation of the facility. This management plan will include
the recycling of paper, cardboard, and similar waster products and the composting of organic
waste to the maximum extent feasible.

Conditional Use Permit: The requested Major Conditional Use Permit (06CUP-00000-00043)
would allow the location of the proposed produce cooling and processing facility (which accepts
off-premise agricultural product) within the AG-II zone district.

5.5 Background Information

The proposed project site (APNs 128-096-001, -004, -005) is 244.4 acres in size (gross) and
currently contains multiple water wells, five oil wells, one natural gas well, small oil storage
tanks, and over 200 acres of row crops. The project site has been under agricultural preserve
contract since 1970 (Contract # 70-AP-094).

6.0 PROJECT ANALYSISN

6.1 Environmental Review

An addendum to the Uniform Rules and Farmland Security Zones EIR (04-EIR-08) was prepared
for the proposed project (see Attachment B) pursuant to the State Guidelines for the
implementation of the California Environmental Quality Act and the County of Santa Barbara
Environmental Guidelines. Issue areas addressed in the addendum are: aesthetics, agricultural
resources/land use, air quality, groundwater, noise, and transportation. The addendum concluded
that no project specific impacts, beyond those which were addressed in the previous EIR, would
be significant.

6.1.1 Impacts and Mitigation

Aesthetics: The proposed produce cooling facility would include the construction of 237,636
square feet of structures at full project build-out and total site coverage would amount to
approximately 27 acres of development (including paving, landscaping, etc.). Although the
proposed development is large in bulk and scale the County’s Visual Resource Guidelines allow
for such developments if “technical requirements” necessitate such a design. Agricultural cooling
and processing facilities have technical requirements which include the need for expansive
enclosed areas which can be kept clean, secure, and climate controlled. The project is not only
consistent with the Comprehensive Plan Policies but with the surrounding development pattern.
Existing developments in the surrounding area such as the M-1 zoned parcels located 2200 feet
to the west of the project site and the existing cooling facility located approximately 1900 feet to
the south, contain similar buildings of large bulk and scale. In an effort to minimize the presence
of this facility a condition requiring Board of Architectural Review approval prior to Land Use
Clearance will ensure that the structure is as compatible as is feasible with the natural
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environment. Furthermore, large areas of densely planted landscaping have been proposed
between the structures and the adjoining public roads. Although this project is consistent with
both Comprehensive Plan Visual Resource Policies and surrounding development patterns it
should be noted that potentially significant aesthetic and unmitigable (Class I) impacts of this
project upon the surrounding environment were disclosed as part of the Uniform Rules EIR (04-
EIR-08). The project will not result in any potentially significant impacts which were not
addressed in the previously approved EIR.

Agricultural Resources/Land Use: The proposed project is located on agriculturally zoned land
(AG-II) which is predominantly (85%) covered in prime soils. The construction of the proposed
cooling facility would result in the direct loss of 27 acres of farmable land with prime soils. In
accordance with the County’s Environmental Thresholds and Guidelines this is a significant
impact to the environment (Class I). However, the Uniform Rules EIR (04-EIR-08) acknowledged
that the construction of this facility and similar facilities throughout the County’s rural areas would
result in the significant loss of 283 acres of agricultural land. Therefore, this previous
environmental document already acknowledged this significant impact and the Board of
Supervisors already made the appropriate statement of overriding considerations. The proposed
project also requests a zoning change which would reduce the required minimum parcel size and
thereby create the potential of subdividing agricultural land into smaller parcels. In general as
agricultural parcels are reduced in size they become less viable. However, the County’s
Environmental Thresholds and Guidelines state that a subdivision which creates non-viable
agricultural parcels is a significant impact to the environment. Therefore, the proposed subdivision
requested as part of this project, and any future subdivision on this project site, would be evaluated
for the impacts to agriculture which may result from this reduction in parcel size. The proposed
subdivision requested as part of this project does not have the potential to create non-viable parcels.
Therefore, the project does not propose any additional impacts to agricultural resources beyond
those already addressed in the Uniform Rules EIR.

Air Quality: The potential air quality impacts resulting from the project were calculated with the
use of both estimated traffic counts and the Urbemis 2007 Version 9.2.4 air quality analysis
software. With the combined increase in traffic from both the cooling facility and an increase in
potential residential development from the rezone the project would result in the production of
10.45 pounds/day of ROC and 43.84 pounds/day of NOx. The County’s threshold of significance
for either Reactive Organic Compound (ROC) or Nitrogen Oxide (NOx) emission production is 25
pounds/day. Therefore, the project exceeds the County’s Threshold for NOx emissions and would
produce a significant, unmitigable impact (Class 1) to air quality. However, the Uniform Rules EIR
(04-EIR-08) acknowledged that such facilities would produce significant and long-term impacts
(Class 1) to air quality throughout the County and the Board of Supervisors made the appropriate
Statement of Overriding Considerations. Therefore, the significant air quality impacts associated
with this project have already been adequately analyzed and disclosed in the previously certified
document 04-EIR-08.
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Biological Resources: The projects site has been in continuous agricultural production for several
decades. Therefore, flora on the site consists almost exclusively of cultivated vegetables during
the growing season and non-native grasses/weeds during the fallow season. There are neither
trees nor any type of significant native plant species present on the subject parcel. As a result of
ongoing agricultural cultivation, all native plant material has long since been stripped from the site
and soils are routinely tilled throughout the year. Therefore, very few animal species are expected to
permanently inhabit the site. Foraging species with wide ranges such as coyotes, rabbits, snakes and
various bird species could occupy the project site for short periods. The project site is located
approximately half a mile outside of the know range of the California Tiger Salamander (CTS).
Therefore, the proposed project does not have the potential to result in significant impacts to
biological resources.

Cultural Resources: One known historical site is located on the northwestern edge of the project
site. However, this historical site is not located in an area of proposed development and is located
within the standard LUDC setbacks for proposed Parcel 2. Therefore, no future development could
disturb this potentially significant historic resource. A Phase 1 Archaeological Surface Survey was
conducted by the County archaeologist on April 21, 2008. No potentially significant prehistoric
resources were identified on the site, within areas proposed for development. An initial
Archaeological Records Search was also performed for the site and the surrounding vicinity. This
records search indicated that there are no known archaeological sites on the project site or within
2000 feet in any direction. Both site surveys and archaeological records indicate that the project is
unlikely to contain significant cultural resources which would be disturbed by the proposed project.
Therefore no significant impact would likely result from the project. The County’s standard
Discovery Clause will be applied to the project.

Fire: The proposed project is located in a designated high fire hazard area of the County.
However, the proposed project consists primarily of prefabricated metal structures which are not
readily combustible. In addition, due to the large size and quantity of proposed commercial
structures the fire code requires that all structures contain fire suppression sprinkler systems.
Therefore, a significant fire hazard is not expected to result from the construction of the project.
Furthermore, the Fire Department has included additional conditions requiring the installation of
eight fire hydrants, portable fire extinguishers, etc.

Hazardous Materials / Risk of Upset:

Anhydrous Ammonia: The proposed project would include the use of anhydrous ammonia, a
potentially harmful chemical, in the vegetable cooling process. A Screening Level Risk Assessment
was prepared by Marine Research Specialists (MRS) dated September 8, 2006. This analysis
concluded that the risks of injuries and/or fatalities resulting from the project would be in the Green
Zone as defined by the County’s Public Safety Thresholds. Risks which fall in the Green Zone are
considered less than significant.

Active and Abandoned Oil Wells: The proposed project site contains five active oil wells and
nine abandoned oil wells. A Phase I Site Assessment was prepared by Earth Systems Pacific and
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dated February 5, 2002. This site assessment acknowledged that there are multiple abandoned oil
well sites on the project parcels which need remediation. However, the Unocal Corporation is
currently implementing a program of remediating their oil production-related facilities in the Santa
Maria Valley. The Unocal Corporation is currently in the process of obtaining access agreements to
perform these necessary remediation efforts.

Noise: The proposed cooling facility would utilize noise producing machinery and equipment for
the cooling and processing of produce. This could include but is not limited to the use of large scale
HVAC equipment, generators, etc. Although the closest sensitive receptors are located a minimum
of 3000 feet from the development area, significant impacts from noise production may result from
the operation of the proposed facility. This potentially significant, unmitigable impact (Class 1) was
identified in the Uniform Rules EIR (04-EIR-08). In addition, temporary noise impacts may result
from the onsite construction activity associated with the proposed development. This construction
activity has the potential to significantly affect sensitive receptors in the surrounding area. However,
this potentially significant but mitigable impact (Class 11) was identified in the Uniform Rules EIR
and the application of the County’s standard conditions regarding limitations on construction hours
would reduce this potential impact to less than significant levels.

Public Facilities: A Solid Waste Management Plan has been proposed as part of the project.
Without the implementation of a Solid Waste management Plan the facility would be expected to
produce approximately 56 tons of refuse per year, which would be considered a significant
cumulative impact to County landfills. However, the predominant amount of refuse produced by
the facility includes cardboard, wood, paper, and produce cuttings; all materials which are highly
recyclable and/or compostable. With the implementation of the proposed Solid Waste Management
Plan the overall refuse production of the facility would be reduced by approximately 75%. This
expected amount of refuse generation would be well below the County’s threshold of significance.

Transportation: The proposed project would result in a noticeable increase in traffic from the
development of the cooling facility and a marginal increase of traffic from the proposed rezone.
Both the proposed cooling facility and the rezone would be expected to produce an additional 669
Average Daily Trips (ADTs) and 60 peak hour trips, combined. A traffic study was produced by
Associated Transportation Engineers and dated January 26, 2007. In accordance with the analysis
included within this traffic study the proposed addition of project related traftic would not result in
the degradation of Levels of Service (LOS) for area intersections. All area intersections would
maintain a minimum LOS C. Therefore, the proposed project will not result in significant impacts
to traffic and circulation within the County of Santa Barbara or the City of Santa Maria. It should be
noted that although this individual project is not expected to generate significant traffic related
impacts the Uniform Rules EIR both acknowledged and made over-riding considerations for the
fact that the development of such processing facilities in rural areas of the County could have
significant, unmitigable impacts (Class I) to County roads and intersections.
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Water Resources:

Groundwater usage: The proposed produce cooling facility is expected to consume 52 acre feet
per year (AFY) of ground water at full project build-out. However, the proposed facility would
displace approximately 27 acres of agricultural cultivation which consume 54 AFY in irrigation.
Therefore, the project is expected to result in a net decrease of 2 AFY in ground water consumption
from the site. Furthermore, as the majority of the water consumed by the facility is used for washing
and cooling produce a portion of this water can be safely detained onsite for use as irrigation or
infiltration back into the groundwater basin. It is estimated that this reuse would result in a further
40% reduction of water consumption on the project site, thereby resulting in an additional savings
of 20.8 AFY. The proposed rezone could result in a net increase of four residential units to be
developed on the project site. At this time the entire project site is currently used for the agricultural
production of row crops, which is an irrigation intensive use. The future construction of single-
family homes on the project site would directly displace row crop production. In an acre per acre
comparison, single-family homes consume less water than irrigated crops. Therefore, if additional
residential development resulted from the proposed rezone and/or tentative parcel map this
development would result in a net decrease of groundwater usage on the site. Therefore, the project
will not result in a significant impact to groundwater quantities within the Santa Maria
Groundwater Basin.

Stormwater Runoff: The proposed project has been designed to include a substantially sized
stormwater detention basin capable of containing runoff from either a 25 year or 100 year flood
event. Therefore, the project as designed would not result in a net increase of stormwater runoff
from the site.

6.2 Comprehensive Plan Consistency

POLICY CONSISTENCY ANALYSIS

REQUIREMENT DISCUSSION

Comprehensive Plan Policies

LAND USE ELEMENT

Land Use Designation : AC (Agriculture) Consistent. The proposed facility involves the
cooling and processing of locally grown produce.
The facility is capable of processing agricultural
product grown on approximately 5,000 acres of
surrounding farm land. This is a directly
supportive agricultural use as surrounding
growers will experience a reduction in the time
and expense of transporting their produce if the
facility is located within the region of cultivation.
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POLICY CONSISTENCY ANALYSIS

REQUIREMENT

DISCUSSION

Land Use Development, Policy # 4:

Prior to issuance of a use permit, the County
shall make the finding, based on information
provided by environmental documents, staff’
analysis, and the applicant, that adequate public
and private services and resources (i.e., water,
sewer, roads, etc.) are available to serve the
proposed development. The applicant shall
assume full responsibility for costs incurred in
service connections or improvements thal are
required as a result of the proposed project.
Lack of available public or private services or
resources shall be grounds for denial of the
project or reduction in the density otherwise
indicated in the land use plan.

Consistent.

Water: The proposed project will be provided
with potable and industrial water by existing
onsite wells. Water pressure for the required fire
hydrants will be provided by either the City of
Santa Maria’s municipal water system or by
onsite water tanks.

Sewer: Domestic wastewater will be disposed of
using a commercial grade septic system.
Industrial wastewater will treated onsite within
the proposed industrial wastewater retention
basin.

Roads: The proposed project will take access
from two County maintained and improved roads;
Betteravia Road and Rosemary Road. These
roads are adequate to serve the project and
project related traffic will not result in a
significant degradation of the current Level of
Service in this region of the County.

Fire: The proposed project site will be served by
County Fire Station #21, located at 3339
Terminal Drive, Santa Maria. The project also
includes the installation of eight new fire
hydrants.

Hillside and Watershed Protection Policies

Policy #1. Plans for development shall minimize
cut and fill operations. Plans requiring excessive
cutting and filling may be denied if it is
determined that the development could be carried
out with less alteration of the natural terrain.

Policy #2. All development shall be designed to
fit the site topography, soils, geology, hydrology,
and any other existing conditions and be oriented
so that grading and other site preparation is kept
to an absolute minimum. Natural features,
landforms, and native vegetation, such as trees,
shall be preserved to the maximum extent
feasible. Areas of the site which are not suited to

Comsistent. Phase 1 of the proposed project
improvements would require approximately 24,300
cubic yards of cut and approximately 8,550 cubic
yards of fill. Future phases of the project would
require an additional 2,700 cubic yards of cut and
950 cubic yards of fill. Structural development has
been located on a relatively flat portion of the site
and will require minimal amounts of grading. The
majority of earth movement will result from the
construction of the proposed stormwater and
wastewater retention basins. These basins have
been sited against an existing 2:1 slope which
bissects the property from east to west. This siting
location will help to eliminate excess grading by
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POLICY CONSISTENCY ANALYSIS

REQUIREMENT

DISCUSSION

development because of known soil, geologic,
flood, erosion or other hazards shall remain in
open space.

Policy #3. For necessary grading operations on
hillsides, the smallest practical area of land shall
be exposed at any one time during development,
and the length of exposure shall be kept to the
shortest practicable amount of time. The
clearing of land should be avoided during the
winter rainy season and all measures for
removing sediments and stabilizing slopes should
be in place before the beginning of the rainy
5eason.

Policy #4. Sediment basins (including debris
basins, desilting basins, or silt traps) shall be
installed on the project site in conjunction with
the initial grading operations and maintained
through the development process to remove
sediment from runoff waters. All sediment shall
be retained on-site unless removed to an
appropriate dumping location.

Policy #5. Temporary vegetation, seeding,
mulching, or other suitable stabilization methods
shall be used to protect soils subject to erosion
that have been disturbed during grading or
development. All cut and fill slopes shall be
stabilized as rapidly as possible with planting of
native grasses and shrubs, appropriate non-
native plants, or with acceptable landscaping
practices.

Policy #6. Provisions shall be made to conduct
surface water to storm drains or suitable
watercourses to prevenl erosion. Drainage
devices shall be designed to accommodate
increased runoff resulting from modified soil and
surface conditions as a result of development.
Water runoff shall be retained onsite whenever
possible to facilitate groundwater recharge.

allowing the slope to serve as one or more sides for
the retention basins. Therefore, the project has
been designed to reduce the amount of required
grading to the maximum extent feasible and is
consistent with this policy.

No grading on slopes with a gradient of more
than 20% would occur for the development of the
proposed cooling facility. No prominent natural
landforms, native trees, or significant amounts of
native vegetation would be disturbed by the
proposed project.

Consistent. Proposed project conditions require
that areas disturbed by grading be revegetated
within four (4) weeks after the completion of
earth-moving operations. Proposed mitigation
measures also require that no grading occur
during mid-November through late February. The
project would also be required to prepare a Storm
Water Pollution Prevention Plan and to
implement best management practices to reduce
erosion and sedimentation impacts. Finally, the
project would also be required to conform to the
Regional Water Quality Control Boards General
Waste Discharge Requirements and obtain a
permit if necessary.
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POLICY CONSISTENCY ANALYSIS

REQUIREMENT

DISCUSSION

Policy #7. Degradation of the water quality of
groundwater basins, nearby streams, or wetlands
shall not resull from development of the site.
Pollutants, such as chemicals, fuels, lubricants,
raw sewage, and other harmful waste, shall not be
discharged into or alongside coastal streams or
wetlands either during or afier construction.

Historical and Archaeological Sites Policy #2:
When developments are proposed for parcels
where archaeological or other cultural sites are
located, project design shall be required which
avoids impacts to such cultural sites if possible.

Visual Resources

Visual Resources Policy #2: In areas designated
as rural on the land use plan maps, the height,
scale, and design of structures shall be
compatible with the character of the surrounding
natural environment, except where technical
requirements dictate otherwise. Structures shall
be subordinate in appearance to natural
landforms, shall be designed to follow the natural

Consistent. The septic system would be designed
to EHS standards to ensure sewage and process
wastewater does not impact groundwater. The
proposed project would also be required to
comply with Water Quality Best Management
Practices (BMPs) and would be subject to review
and conditions by the Santa Barbara County
Public Works Flood Control District and Project
Clean Water.

Consistent. No known archaeological resources
exist within 2000 feet of the project site based on
the County’s Archaeological Resource Maps and
an Initial Records Search conducted by the
University of California Santa Barbara (UCSB).
Additionally, the County Archaeologist
conducted a Phase 1 Archaeological Surface
Survey of the proposed 27-acre development area
on April 21, 2008. No significant archaeological
resources were discovered during this survey. The
Initial Records Search conducted by UCSB did
indicate that there is a known historic site located
on the northwest fringes of the project site.
However, no development has been proposed in
this area and future development would be
prevented from disturbing this historical resource
by the application of the standard AG-I1 zone
district setbacks. The project has been
conditioned to include the standard discovery
clause if archaeological resources are
encountered during construction. As conditioned,
the project would be consistent with this policy

Consistent. The visual character of the area is
rural and consists of light industrial, agricultural,
and residential uses visible from public roads. In
addition this area of Santa Maria Valley includes
numerous active and/or abandoned oil extraction
facilities including: wells, tanks, pumps, etc. Due
to the lack of hillsides or ridges on the property,
the proposed development would not intrude into
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POLICY CONSISTENCY ANALYSIS

REQUIREMENT

contours of the landscape; and shall be sited so
as not to intrude into the skyline as seen from
public viewing places.

Visual Resources Policy #3: Ulilities, including
television, shall be placed underground in new
developments in accordance with the rules and
regulations of the California Public Utilities
Commission, except where cost of
undergrounding would be so high as to deny
service.

DISCUSSION

the skyline. At full build-out the proposed facility
would include approximately 237,636 square feet
of structural development with a maximum height
of 35 feet. While this amount of structural
development in a rural area is intensive, existing
developments in the surrounding area such as the
M-1 zoned parcels located 2200 feet to the west
of the project site and the existing cooling facility
located approximately 1900 feet to the south,
contain similar buildings of large bulk and scale.
The visual resource policies allow for the design
of structures to be relatively intrusive if technical
requirements require such a design. In this case
the large bulk and scale of the cooling facility is a
function of the use. The cooling, cleaning, and
processing of produce requires expansive
enclosed areas which can be kept clean and
secure. Therefore, the processing facility requires
relatively large-scale structures. In an effort to
minimize the presence of this facility a condition
requiring Board of Architectural Review approval
prior to Zoning Clearance will ensure that the
structure 1s as compatible as is feasible with the
natural environment. Furthermore, large areas of
densely planted landscaping have been proposed
between the structures and the adjoining public
roads. Therefore, the project is consistent with
this policy.

Consistent. Pursuant to this policy, conditions of
approval require that any new utility connections
be placed underground (and along driveways as
to not disturb additional areas).

CIRCULATION ELEMENT

A project that would contribute ADTs 1o a
roadway where the Estimated Future Volume
does not exceed the policy capacity and/or PHTs
to intersections operating at a LOS C or better is
considered consistent.

Conusistent. The proposed project would take
access off of both Betteravia Road and Rosemary
Road. The project would contribute an additional
669 Average Daily Trips and 60 Peak Hour Trips
to local roads and intersections. This amount of
additional traffic will not impact the current
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Level of Service on local roads or intersections.
The project will be required to contribute traffic
impact mitigation fees to mitigate the project’s
incremental contribution to the degradation of
local circulation elements. Therefore, the
proposed project is consistent with this policy.

AGRICULTURAL ELEMENT

GOAL 1. Assures and enhances the continuation
of agriculture as a major viable production
industry in Santa Barbara County.

GOAL II. Agricultural lands shall be protected
from adverse urban influence.

GOAL III. Conversion of agricultural lands shall
not interfere with remaining agricultural
operations.

Policy V.B. Provides allowance for supportive
agricultural services within a reasonable
distance and access to farm users.

Consistent. The project would support the
processing of produce cultivated onsite and on an
additional 5,000 acres located in the Santa Maria
Valley. By placing the cooling and processing
facility in close proximity to local areas of
cultivation it decreases transportation time and
expense for the local grower, thereby increasing
the viability of surrounding agricultural
operations. Therefore, the proposed project would
be consistent with this policy.

Consistent. The limited amount of land dedicated
to the cooling and processing facility (27 acres)
would directly support and enhance the
agricultural productivity of approximately 5,000
acres of adjacent lands. The facility will decrease
the time and expense for local growers to
transport their produce to the appropriate
processing facility. Allowing the requested zoning
change would reduce the required minimum parcel
size and thereby create the potential of subdividing
agricultural land into smaller parcels. In general as
agricultural parcels are reduced in size they
become less viable. However, the County’s
Environmental Thresholds and Guidelines state
that a subdivision which creates non-viable
agricultural parcels is a significant impact to the
environment. Therefore, the proposed subdivision
requested as part of this project, and any future
subdivision on this project site, would be evaluated
for the impacts to agriculture which may result
from this reduction in parcel size.

Consistent. Approval of the project would
provide cooling, packing, and value-added
facilities in an area directly adjacent to farmable
acreage used to cultivate various types of
produce.
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6.3 Zoning: Land Use and Development Code Compliance
6.3.1 Compliance with Land Use and Development Code Requirements

AG-II (Agriculture) zone district. The AG-1I zone district is applied to areas appropriate for
agricultural land uses on prime and non-prime agricultural lands located within the Rural Area as
shown on the Comprehensive Plan maps. The proposed produce cooling and processing use is
allowed within the AG-II zone, subject to the approval of a conditional use permit for processing
of produce grown off-premises. The project as designed meets all Land Use Development Code
requirements for setbacks, height limits, etc.

6.3.2 Compliance with County Code Chapter 21

The proposed project would be consistent with the rules and regulations of the County’s
subdivision regulations as described in the findings (attachment A). The proposed lots would
conform to the configuration requirements as outlined in Chapter 21 and therefore would comply
with the minimum requirements of the Subdivision Map Act.

6.4 Subdivision/Development Review Committee

The project has been reviewed by all members of the Subdivision Review Committee. All
departmental condition letters are included in the Conditions of Approval, Attachment C.

6.5 Design Review

The County’s Northern Board of Architectural Review (NBAR) conceptually reviewed the
conceptual Site, Elevation, and Landscape plans for the project on February 8, 2008. The minutes
from this meeting state that the NBAR would prefer: that gabled ends be added to proposed
structures (if feasible), a more subdued color palette, and that both the density and height of the
landscaping along streetscapes be increased. The project would need final BAR approval prior to
Zoning Clearance (ZC) for development.

6.6 Agricultural Preserve

The proposed project site is currently under agricultural preserve contract (Contract 70-AP-094).
The recently amended Uniform Rules for Agricultural Preserves and Farmland Security Zones
allow processing facilities on agricultural preserve land. However, in accordance with
Agricultural Preserve Rule 2-2.1 A-1 in order for a processing facility to exceed 50% of the total
parcel area the Board of Supervisors must make a finding that the project is a significant benefit
to the surrounding agricultural community. The proposed project was presented to the
Agricultural Preserve Advisory Committee (APAC) on February 1, 2008. Minutes from this
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meeting indicate that the APAC would find the project in conformance with the Uniform Rules if
the Board is able to make the finding that the project is a substantial benefit to the surrounding
agricultural community. The project was also presented to the Agricultural Advisory
Commission (AAC) on March 5, 2008. The AAC made the recommendation that the Board
recognize the OSR/Rice Cooling and Processing Facility as a significant benefit to the
surrounding agricultural community. A copy of the recommendation has been included in this
staft report as Attachment M.

6.7 Development Impact Mitigation Fees

A series of ordinances and resolutions adopted by the County Board of Supervisors require the
payment of various development impact mitigation fees. This project is subject to the fees as
shown in the following table. The amounts shown are estimates only. The actual amounts will be
calculated in accordance with the fee resolutions in effect when the fees are paid.

The developer of a project that is required to pay development impact mitigation fees may appeal
to the Board of Supervisors for a reduction, adjustment, or waiver of any of those fees based on
the absence of a reasonable relationship between the impacts of the proposed project and the fee
category for which fees have been assessed. The appeal must be in writing and must state the
factual basis on which the particular fee or fees should be reduced, adjusted or waived. The
appeal must be submitted to the director(s) of the relevant departments within 15 calendar days
following the determination of the fee amount(s). For a discretionary project, the date of
determination of fee amounts is the date on which the decision-maker adopts the conditions of
approval and approves the project.

Estimated Countywide Development Impact Mitigation Fees

Fee Program Base Fee (per unit or 1,000 sf) | Estimated Fee Fee due at
Recreation (Parks) Not Applicable Not Applicable | Not Applicable
Transportation $480.00 per Peak Hour Trip $15,360.00 Land Use Clearance
Fire (30.10/sf) $0.10 per square foot $23,074.00 Final Inspection

7.0 APPEALS PROCEDURE

The Planning Commission must make a formal recommendation to the Board of Supervisors. As
the Board of Supervisors has the jurisdiction to take final action no appeal of this project is
possible.
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ATTACHMENT A: FINDINGS

CEQA FINDINGS:

Consideration of the Addendum and Full Disclosure

The Board of Supervisors has considered the Addendum, dated April 25, 2008, together
with the previously certified EIR (04-EIR-08) for the Uniform Rules of Agricultural
Preserve and Farmland Security Zones. The Addendum reflects the independent judgment
of the Board of Supervisors and has been completed in compliance with CEQA. The
Addendum, together with 04-EIR-08, is adequate for this proposal.

Location of Documents

The documents and other materials which constitute the record of proceedings upon
which this decision is based are in the custody of the Secretary of the Santa Barbara
County Planning Commission, Ms. Dianne Black, Planning and Development, located at
123 East Anapamu Street, Santa Barbara, CA 93101.

Environmental Reporting and Monitoring Program

Public Resources Code Section 21081.6 requires the County to adopt a reporting or
monitoring program for the changes to the project which it has adopted or made a condition
of approval in order to mitigate or avoid significant effects on the environment. The
approved project description and conditions of approval, with their corresponding permit
monitoring requirements, are hereby adopted as the monitoring program for this project.
The monitoring program is designed to ensure compliance during project implementation.

Findings Addressing Addendum Issue Areas

The Addendum prepared for the project addressed the following issues:

Class 1 (significant and unavoidable)
Project related — Agricultural Resources/Land Use. Air Quality, Noise
Cumulative — Traffic/Circulation, Aesthetics

Class II (potentially significant but mitigable)
Project related — Noise, Air Quality

In approving the updated Uniform Rules for Agricultural Preserve and Farmland Security
Zones, the Board of Supervisors adopted a Statement of Overriding Considerations for
significant impacts that could not be fully mitigated.
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2.1.1

2.1.2

2.1.3

ADMINISTRATIVE FINDINGS:
REZONE FINDINGS

Pursuant to Section 35-325.5, in order for the Planning Commission to recommend
approval or for the Board of Supervisors to approve a rezone request, the following
findings shall be made by the Board of Supervisors:

The request is in the interests of the general community welfare.

The proposed rezone from AG-11-100 (Agricultural, 100 acre minimum parcel size) to
AG-11-40 (Agriculture, 40 acre minimum parcel size) would reduce the minimum parcel
size allowed on the project site but would not result in any change to the allowed uses.
This request is in the interest of the general community welfare as the predominant zone
district in this area of the County is AG-1I-40. Rezoning the project site to this
predominant zone district would promote orderly and consistent development patterns
within this region of the Santa Maria Valley. Therefore, this finding can be made.

The request is consistent with the Comprehensive Plan, the requirements of State
planning and zoning laws, and Article II1.

State law requires zoning ordinances to be consistent with the comprehensive plan. The
subject parcel is designated Agriculture 11, 100-acre minimum parcel size (A-11-100) under
the County Comprehensive Plan. The request would rezone the subject property to
Agriculture 11, 40-acre minimum parcel size. This rezone would not result in any change of
allowed uses on the subject property, just a reduction in minimal parce] size. The proposed
rezone is consistent with the County’s Comprehensive Plan, the requirements of State
planning and zoning laws, and Article IIl. Therefore, the proposed rezone is consistent
with this finding.

The request is consistent with good zoning and planning practices.

The proposed rezone from AG-II-100 (Agricultural, 100 acre minimum parcel size) to
AG-11-40 (Agriculture, 40 acre minimum parcel size) would reduce the minimum parcel
size allowed on the project site but would not result in any change to the allowed uses.
This request is consistent with good zoning and planning practices as the predominant
zone district in this area of the County is AG-II-40. Rezoning the project site to this
predominant zone district would promote orderly and consistent development patterns
within this region of the Santa Maria Valley. Therefore, this finding can be made.
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2.2.1

2.2.2

2.2.3

SUBDIVISION MAP ACT FINDINGS (Tract Map No. 14,707)

According to the Subdivision Map Act, the Board of Supervisors must deny this tentative
parcel map if the Board is either unable to make the requisite statutory findings for approval
of the project or, in the alternative, makes any of the specified statutory findings that would
require disapproval. For the reasons discussed below, the Board of Supervisors adopts each
of the required statutory findings necessary to approve this Tentative Parcel Map:

State Government Code §66473.1 The design of the subdivision for which a tentative
map is required pursuant to §66426 shall provide, to the extent feasible, for future
passive or natural heating or cooling opportunities in the subdivision.

The proposed subdivision would create three new parcels the smallest of which is
approximately 40 acres. Ample space and favorable topography within these parcels would
allow for the future use of passive or natural heating or cooling opportunities in the
subdivision. Therefore, the Board of Supervisors finds that the design of the subdivision
provides, to the extent feasible, for future passive or natural heating or cooling
opportunities.

State Government Code §66473.5 No local agency shall approve a tentative map, or a
parcel map for which a tentative map was not required, unless the legislative body finds
that the proposed subdivision, together with the provisions for its design and
improvement is consistent with the general plan required by Article 5 (commencing with
(commencing with §65450) of Chapter 3 of Division 1.

As discussed in the policy consistency section of this staff report (section 6.2, incorporated
herein by reference), the map is consistent with the County’s Comprehensive Plan with the
incorporation of conditions of approval identified in this staff report dated April 25, 2008.
Therefore, the Board of Supervisors finds that the proposed project is consistent with the
County’s Comprehensive Plan.

State Government Code §66474. The following findings shall be caused for disapproval
of a Vesting Tentative Tract Map:

The proposed map is not consistent with applicable general and specific plans as
specified in §66451

As evaluated in Section 6.2 of the staff report, the project is consistent with all applicable
Comprehensive Plan policies. The project is not subject to a specific or community plan.

The design or improvement of the proposed subdivision is not consistent with applicable
general and specific plans

The design and improvements set forth in TM 14,707, and as conditioned, are consistent
with the County’s Comprehensive Plan in respect to lot width, depth, and size. The parcel
contains an adequate building site and private services are available to serve development
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on the site, including access to the building area. The project is not subject to a specific or
community plan.

The site is not physically suitable for the type of development proposed

The proposed subdivision includes the creation of three parcels ranging in size from
approximately 40 acres to 122 acres. A proposed 27-acre produce cooling and processing
facility would be placed on the 40 acre parcel. All three proposed parcels contain ample
acreage and favorable topography to allow the currently proposed development and future
development which may be proposed.

The site is not physically suited for the proposed density of development

The proposed subdivision includes the creation of three parcels ranging in size from
approximately 40 acres to 122 acres. A proposed 27-acre produce cooling and processing
facility would be placed on the 40 acre parcel. Additional development in the form of one
primary residence per legal lot and additional agricultural structures could be developed on
the additional parcels. All three parcels have ample acreage and favorable topography
necessary to support the proposed density of development.

The design of the subdivision or the proposed improvements are likely to cause
substantial environmental damage or substantially and avoidably injure fish or wildlife
or their habitat

As noted in the Addendum to 04-EIR-08, the project will have certain significant and
unavoidable project related and cumulative impacts and potentially significant but mitigable
project related and cumulative impacts. However, these impacts are the same as originally
analyzed in 04-EIR-08 and the Board of Supervisors adopted a Statement of Overriding
Considerations for these Class I impacts. Further, the project site is located in an
agriculturally disturbed area with little habitat value. In addition, night lighting associated
with structural development will be limited in intensity and directed downward in order to
reduce any nuisance effect on local wildlife. Mitigation measures from the Addendum
have now been incorporated into the project as conditions of approval. Therefore, the
project would not result in substantial environmental damage nor would the project be
harmful to fish, wildlife or the habitat on which they rely.

The EIR and Addendum did not reveal any impacts to fish, wildlife or the environment
generally which could not be mitigated to insignificance. Project conditions of approval
require the implementation of erosion control measures during construction, and the use
of protective devises to minimize and filter runoff prior to it leaving the site.

The design of the subdivision or type of improvements is likely to cause serious public
health problems

The subdivision and build-out of the proposed parcels with an agricultural processing
facility and additional low-density residential development is not expected to result in
activities that will cause significant health or safety impacts. Proposed conditions of
approval will minimize construction-related air emissions and project related traffic would
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2.3

2.3.1

2.3.2

2.3.3

not result in impacts associated with localized increases in carbon monoxide concentrations.
Thus, with the implementation of proposed conditions of approval, the project would not
result in serious public health problems.

The design of the subdivision or the type of improvements will conflict with easements,
acquired by the public at large, for access through or use of, property within the proposed
subdivision

The proposed subdivision would not conflict with any easements located on the property.
No easements would need to be altered or relocated as a result of the proposed project.

The governing body of any local agency shall determine whether discharge of waste from
the proposed subdivision into an existing community sewer system would result in
violation of existing requirements prescribed by a California Regional Water Quality
Control Board pursuant to Division 7 (commencing with §13000) of the Water Code

The proposed subdivision will be served by private septic disposal systems and an industrial
wastewater retention basin subject to the approval of the Environmental Health Department.
Therefore, waste discharge from the proposed subdivision will not affect and existing
community sewer system.

CHAPTER 21, COUNTY SUBDIVISION REGULATIONS

The following findings shall be cause for disapproval of a tentative map or lot split map,
but the tentative map or lot split may nevertheless be approved in spite of the existence of
such conditions where circumstances warrant.

Easements or rights-of-way along or across proposed county streets which are not
expressly subordinated to street widening, however the road commissioner may
approve such easements or rights-of-way without such subordinations

The proposed project does not propose any easements or right-of-ways along or across
County public streets that are not for street dedication or widening purposes.

Lack of adequate width or improvement of access roads to the property; creation of a
landlocked lot or parcel without frontage on a street or other approved ingress and
egress from the street

Adequate access and ingress/egress is provided for the proposed parcels via Betteravia
Road and Rosemary Roads. Public Works, Roads Division has reviewed the proposed
access way to the site and has determined that it would be adequate to serve the proposed
project.

Cuts or fills having such steep slopes or great heights as to be unsafe under the
circumstances or unattractive to view

The proposed project includes the creation of minor cut and fill slopes in order to
development the required stormwater and industrial wastewater retention basins.
However, these slopes will not be of such steepness and/or height as to be unsafe or
unattractive to view.
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2.4.1

Grading or construction may not be performed prior to the approval of the final map

No grading has occurred nor is proposed for any street or lot prior to recordation of the
final map, except for any allowed structures under existing zoning regulations.

Potential creation of hazard to life or property from floods, fire, or other catastrophe

The project has been reviewed by both the County’s Flood Control and Fire Prevention
Departments. These aforementioned departments have implemented the necessary
conditions required to avoid the creation of hazards associated with flooding and fires.

Nonconformance with any adopted general plan of the County or with any alignment
of a state highway officially approved or adopted by the state highway commission

Compliance with the conditions of approval identified in Attachment C, ensures that the
design and improvements of the proposed subdivision and future development are
consistent with the County’s Comprehensive Plan, as discussed in the previous findings
and in Section 6.2 of this report. The proposed project does not conflict or impact the
alignment of any state highway.

Creation of a lot or lots which have a ratio depth to width in excess of 3 to 1

The project would not result in lots that have a ratio depth to width in excess of 3:1.

Subdivision designs with lots backing up to watercourses

The proposed subdivision does not back up to a watercourse. Grading and drainage plans
that include erosion control measures (temporary and permanent) would be required prior
to future development of the site. Review and approval by P&D and Flood Control of
these plans is required pursuant to the conditions of approval.

DEVELOPMENT PLAN FINDINGS

Pursuant to Section 35.82.080.E, a Final Development Plan (06DVP-00000-00008) shall be
approved only if all of the following findings can be made:

That the site for the project is adequate in size, shape, location, and physical
characteristics to accommodate the density and intensity of development proposed.

The proposed project is located in a rural area of the County and is surrounded by low-
density residential development, cooling facilities, light-industrial development, oil
extraction facilities, and cultivated agriculture. The parcel is a relatively flat with the
exception of one minor slope (15 feet in height) that bisects the property from east to
west. The proposed 40-acre site contains one existing oil well. The proposed cooling and
processing facility would be approximately 27-acres which represents approximately
68% in total lot coverage. Upon full build-out of the facility, including structures and
supporting improvements (i.e. parking lots, landscaping, wastewater treatment, etc.), 13
acres of the site will remain cultivated with row crops. The physical characteristics, shape
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and size of the site are adequate to support both the proposed development. Therefore,
this finding can be made.

That adverse impacts are mitigated to the maximum extent feasible.

As noted 1n the Addendum to 04-EIR-08, the impacts of the proposed project are the same
or less than those identified in 04-EIR-08 prepared for the update to the Uniform Rules of
Agricultural Preserve and Farmland Security Zones. The Board of Supervisors adopted a
Statement of Overriding Considerations for 04-EIR-08 for the significant impacts that could
not be fully mitigated.

That streets and highways are adequate and properly designed.

The street system surrounding the project site is adequate to accommodate the net increase
of 629 Average Daily Trips (ADT) and 56 Peak Hour Trips (PHT) which would be
generated by the proposed development. As discussed in Section 4.0 of the proposed
Final Addendum to 04-EIR-08, the addition of project-generated traffic to area roadways
and intersections would not create significant impacts to areas roadways or intersections.
As designed, the project is adequate to serve development onsite and meet Fire
Department Standards for emergency access. As conditioned, proposed access ways
would not result in the creation of turning movement conflicts or hazards to pedestrians,
cyclists or vehicles on Betteravia Road or Rosemary Road. Therefore, this finding can be
made.

That there are adequate public services, including but not limited to, fire protection,
water supply, sewage disposal, and police protection to serve the project.

The proposed project will be provided with potable water via onsite private wells.
Wastewater disposal will be achieved by the use of private septic systems which are subject
to the approval of the Environmental Health Department. Adequate police and fire
protection are available to serve the proposed project. Therefore, this finding can be made.

That the project will not be detrimental to the health, safety, comfort, convenience, and
general welfare of the neighborhood and will not be incompatible with the
surrounding areas.

The project will not be detrimental to the health, safety, comfort, convenience, and
general welfare of the surrounding neighborhood. Traffic generated by the project will not
substantially affect roadways used by residents of the surrounding area. The proposed
project will use anhydrous ammonia during the produce cooling process, however, risk
assessments indicate that a release of this potentially hazardous chemical on the project
site does not pose a significant risk to surrounding residents. The County Fire Department
has reviewed and conditioned the project as required to prevent the creation of significant
fire or hazardous chemical risks. Therefore, this finding can be made.
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2.4.6 That the project is in conformance with the applicable provisions of the Development
Code and the Comprehensive Plan, including any applicable community or area plan.

As discussed in Sections 6.2 and 6.3 of the staff report dated April 25, 2008 and
incorporated herein by reference, the project is in conformance with the applicable
provisions of the Land Use Development Code and Comprehensive Plan. The project is not
subject to the requirements of any community or area plan. Therefore, this finding can be
made.

2.4.7 That in designated rural areas the use is compatible with and subordinate to the scenic
and rural character of the area.

The proposed project is located in a rural area of the County and is surrounded by low-
density residential development, cooling facilities, light-industrial development, oil
extraction facilities, and cultivated agriculture. As similar cooling facilities and light-
industrial facilities with similar site design and architectural style exist in this region of
the County the proposed project is consistent with the character of the area. Therefore,
this finding can be made.

2.4.8 That the project will not conflict with any easements required for public access through,
or public use of a portion of the property.

There are no public access easements on the property nor has there been any public use of
the property.

2.4.9 The plan is in substantial conformity with any previously approved Preliminary
Development Plan, except when the applicable review authority considers a Final
Development Plan for which there is no previously approved Preliminary Development
Plan. In this case, the review authority may consider the Final Development Plan as
both a Preliminary and Final Development Plan. Where the Director cannot make the
finding that the Final Development plan is in substantial conformity with the
previously approved Preliminary Development Plan, the Director shall refer the Final
Development Plan to the review authority that approved the Preliminary Development
Plan for a decision on the Final Development Plan.

The proposed project site is not subject to a previously approved Development Plan.
Therefore, this finding can be made.

2.4.10 As the proposed processing fucility would occupy more than 50% of the parcel, in order
for the project to be consistent with Rule 2-2.1 A-1 of the Uniform Rules for
Agricultural Preserve the Board must make the finding that the project is a substantial
benefit to the agricultural community and the public.

The project is a 27-acre produce cooling and processing facility. The project would be a
substantial benefit to the agricultural community and the public as it would serve the
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produce cooling and processing needs for approximately 5,000 acres of agricultural land.
The placement of such a facility in close proximity to the land which it serves will allow
cheaper and faster cooling. This is a benefit to the agricultural producer and increases the
shelf-life of produce which is a benefit to the public. Therefore, this finding can be made.

2.5 CONDITIONAL USE PERMIT FINDINGS

Pursuant to Section 35.82.060.E, a Conditional Use Permit application shall only be
approved or conditionally approved if all of the following findings are made:

2.5.1 That the site for the project is adequate in size, shape, location, and physical
characteristics to accommodate the type of use and level of development proposed.

The proposed project is located in a rural area of the County and is surrounded by low-
density residential development, cooling facilities, light-industrial development, oil
extraction facilities, and cultivated agriculture. The parcel is a relatively flat with the
exception of one minor slope (15 feet in height) that bisects the property from east to
west. The 40-acre site contains one existing oil well. The proposed cooling and
processing facility would be approximately 27-acres which represents approximately
68% in total lot coverage. Upon full build-out of the facility, including structures and
supporting improvements (i.e. parking lots, landscaping, wastewater treatment, etc.), 13
acres of the site will remain cultivated with row crops. The physical characteristics, shape
and size of the site are adequate to support both the proposed development. Therefore,
this finding can be made.

2.5.2 That significant environmental impacts are mitigated to the maximum extent feasible.

As noted in the Addendum to 04-EIR-08, the impacts of the proposed project are the same
or less than those identified in 04-EIR-08 prepared for the update to the Uniform Rules of
Agricultural Preserve and Farmland Security Zones. The Board of Supervisors adopted a
Statement of Overriding Considerations for 04-EIR-08 for the significant impacts that could
not be fully mitigated.

2.5.3 That streets and highways are adequate and properly designed.

The street system surrounding the project site is adequate to accommodate the net increase
of 629 Average Daily Trips (ADT) and 56 Peak Hour Trips (PHT) which would be
generated by the proposed development. As discussed in Section 4.0 of the proposed
Final Addendum to 04-EIR-08, the addition of project-generated traffic to area roadways
and intersections would not create significant impacts to areas roadways or intersections.
As designed, the project is adequate to serve development onsite and meet Fire
Department Standards for emergency access. As conditioned, proposed access ways
would not result in the creation of turning movement conflicts or hazards to pedestrians,
cyclists or vehicles on Betteravia Road or Rosemary Road. Therefore, this finding can be
made.
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2.5.5

2.5.6

2.5.7

That there are adequate public services, including but not limited to fire protection, water
supply, sewage disposal, and police protection to serve the project.

The proposed project will be provided with potable water via onsite private wells.
Wastewater disposal will be achieved by the use of private septic systems which are subject
to the approval of the Environmental Health Department. Adequate police and fire
protection are available to serve the proposed project. Therefore, this finding can be made.

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 will not be detrimental to the health, safety, comfort, convenience, and
general welfare of the surrounding neighborhood. Traftic generated by the project will not
substantially affect roadways used by residents of the surrounding area. The proposed
project will use anhydrous ammonia during the produce cooling process, however, risk
assessments indicate that a release of this potentially hazardous chemical on the project
site does not pose a significant risk to surrounding residents. The County Fire Department
has reviewed and conditioned the project as required to prevent the creation of significant
fire or hazardous chemical risks. Therefore, this finding can be made.

That the project is in conformance with the applicable provisions and policies of the
Development Code and the Comprehensive Plan.

As discussed in Sections 6.2 and 6.3 of the staff report dated April 25, 2008 and
incorporated herein by reference, the project is in conformance with the applicable
provisions of the Land Use Development Code and Comprehensive Plan. The project is not
subject to the requirements of any community or area plan. Therefore, this finding can be
made.

That in designated rural areas the use is compatible with and subordinate to the scenic
and rural character of the area.

The proposed project is located in a rural area of the County and is surrounded by low-
density residential development, cooling facilities, light-industrial development, oil
extraction facilities, and cultivated agriculture. As similar cooling facilities and light-
industrial facilities with similar site design and architectural style exist in this region of
the County the proposed project is consistent with the character of the area. Therefore,
this finding can be made.



OSR/Rice Cooling and Processing Facility
06RZN-00000-00005; 06TPM-00000-00019; 06DVP-00000-00009; 06CUP-00000-00043
Page B-1

ATTACHMENT B: ADDENDUM




ATTACHMENT B

TO: Decision-Makers

FROM: Nathan Eady, Planner 11
Development Review Division, Planning and Development
Supervising Planner: Gary Kaiser

DATE: April 25,2008
RE: OSR/Rice Cooler CEQA 15164 Addendum to Uniform Rules EIR (04-EIR-08)

Case Numbers 06RZN-00000-00005; 06TPM-00000-00019; 06DVP-00000-00009;
06CUP-00000-00043; APN’s:128-096-001, -004, -005

CEQA

Determination:  Finding that CEQA section 15164 (Addendum) applies to the OSR/Rice Cooler
Development. CEQA section 15164 allows an addendum to be prepared when only
minor technical changes or changes which do not create new significant impacts would
result. The Uniform Rules EIR (04-EIR-08) was prepared for the amended Uniform
Rules for Agricultural Preserves and Farmland Security Zones and anticipated the build-
out of a 27 acre cooling facility, is hereby amended by this 15164 letter for the
OSR/Rice Cooler project.

INTRODUCTION

The California Environmental Quality Act (CEQA) requires analysis and disclosure of environmental
impacts that could occur as a result of project development. Hence, prior to the adoption of the revisions
to the Uniform Rules for Agricultural Preserves and Farmland Security Zones, the County prepared,
considered, and certified the Uniform Rules Environmental Impact Report. This aforementioned EIR
(04-EIR-08) consists of two (2) volumes: Volume I includes, but is not limited to: the project
description, impact analysis, policy consistency analysis, project alternatives, and public comments with
responses; and Volume II contains a series of eleven (11) appendices which contain documentation used
during production of the EIR.

There are no substantial changes to the proposed project which involves a new significant environmental
effect or a substantial increase in the severity of previously identified significant effects. The project
proposes the same uses at the same or lesser density than previously analyzed, the analysis contained
within that EIR addresses the cumulative impacts that would be associated with the proposed project and
identifies the mitigation measures that would mitigate those impacts to the extent feasible.

CEQA is clear in its preference to use previously prepared environmental documents when anticipated
project specific impacts have been clearly assessed. Section 15162 of the State CEQA Guidelines gives
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the criteria where a previously certified EIR can be used and when a new EIR should be prepared.
Documentation of new and/or unanticipated impacts must be identified if a new EIR is to be prepared.

The above section seems particularly relevant to the case at hand because it specifically addresses the
issue of a proposed project that was anticipated and evaluated in a prior environmental document. As
briefly explained below, the proposed project was anticipated and provided for by the amended Uniform
Rules for Agricultural Preserve and Farmland Security Zones, and the Uniform Rules EIR evaluated,
disclosed, and mitigated potentially significant effects to the extent feasible. There have been no
substantial unanticipated changes to the project, the project site, the project setting, or circumstances
surrounding the project that would require further environmental analysis. CEQA Guidelines Section
15162 therefore applies.

This document has been prepared pursuant to State CEQA Guidelines Section 15164 and is referred to as
an Addendum to an EIR. Where an EIR has been certified and a proposed project is consistent with the
development anticipated by this aforementioned document, further environmental review is limited to
effects upon the environment which are peculiar to the parcel or the project and which are not addressed as
significant effects in the prior EIR. The Uniform Rules EIR evaluated impacts associated with buildout
under the amended Uniform Rules for Agricultural Preserves and Farmland Security Zones, including
detailed descriptions of the existing environmental setting and the analysis of cumulative impacts
associated with buildout under the amended Uniform Rules. The Uniform Rules EIR identified significant
cumulative impacts in the areas of Agricultural Resources/Land Use, Visual Resources, Noise,
Traffic/Circulation, Air Quality, and Groundwater Resources, associated with buildout resulting from the
amended Uniform Rules for Agricultural Preserves and Farmland Security Zones. The EIR included
mitigation measures that addressed these impacts where appropriate.

The Board of Supervisors found that the adverse impacts identified in the Uniform Rules EIR as significant
have been mitigated to the maximum extent feasible, and to the extent these impacts remain significant and
unavoidable after implementation of mitigation measures, that such impacts are acceptable when weighed
against the overriding social, economic, and other considerations set forth in the Statement of Overriding
Considerations as adopted by the Board of Supervisors for the amended Uniform Rules for Agricultural
Preserves and Farmland Security Zones. The Executive Summary Table of 04-EIR-08 is included as
Attachment A of this document.

The applicant proposes development consistent with the amended Uniform Rules for Agricultural
Preserves and Farmland Security Zones. This document is intended to analyze potentially significant
impacts which may result from the proposed project as well as determine any changes to the environmental
setting that may require additional mitigation to reduce project-related impacts to less than significant
levels that were not addressed in the Uniform Rules EIR. This environmental document, together with the
Uniform Rules EIR, will be used by the decision-makers in their consideration of the proposed project. For
a detailed analysis of the impacts and mitigation measures listed herein, one must refer to the Uniform
Rules EIR. The general project characteristics (such as: land use, approximate site size, groundwater use,
etc) were assessed in 04-EIR-08 as the OSR/Rice Cooling Facility. Notwithstanding the absence of
substantial changes or substantial new information, there are now details about the project that were not
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previously known. For example, the exact project site location, site design, and architectural style of the
proposed development were not known when the Uniform Rules EIR was prepared.

PROJECT LOCATION

The project site consists of Assessor Parcel Numbers: 128-096-001, -004, -005, consisting of
approximately 244.4 acres gross and 237.8 acres net, located at the intersection of Beiteravia Road and
Rosemary Road, in Santa Maria Valley, Fifth Supervisorial District.

PROPOSED PROJECT DESCRIPTION
The project proposal involves four (4) discretionary requests described below:

Rezone: The requested Rezone (06RZN-00000-00005) will change the existing zoning designation for
the 244.4 acres gross, 237.8 acres net, site commonly known as APN numbers 128-096-001, 128-096-
004, and 128-096-005 from the AG-1I-100 (Agriculture with 100 acre minimum parce] size) zone district
to the AG-11-40 (Agriculture with 40 acre minimum parcel size) zone district.

Tentative Parcel Map: The requested Tentative Parcel Map (06TPM-00000-00019) will subdivide the
existing 244.4 acres gross, 237.8 acres net, site commonly know as APN numbers 128-096-001, 128-
096-004, and 128-096-005 into three separate legal parcels. Parcel 1 will be 40.0 acres gross, 37.6 acres
net. Parcel 2 will be 122.8 acres gross, 120.6 acres net. Parcel 3 will be 81.6 acres gross, 79.6 acres net.
Access to Parcel 1 will be provided from both Betteravia Road and Rosemary Road. Access to Parcel 2
will be provided from Rosemary Road. Access to Parcel 3 will be provided from Betteravia Road.

Development Plan: The requested Final Development Plan (06DVP-00000-00009) would allow the
construction of a 27-acre produce cooling and processing facility on Proposed Parcel 1. The proposed
facility will be developed in at least two phases over an approximate timeline of 5-8 years.

PHASE 1 DEVELOPMENT

Land Use Proposed Square Footage
Coolers and Refrigeration Dock 58,800 square feet

Engine Room, Electrical Services, and Ice 4,720 square feet

Storage

Dock Office and Trucker Facility First Floor: 2,800 square feet

(Two Story)

Second Floor: 2,800 square feet

Office Building

First Floor: 6,400 square feet

(Two Story) Second Floor: 4,096 square feet
Field Supplies, Machine Shop, and Battery 13,750 square feet
Storage

Shade Structures

9,320 square feet

Total Phase 1 Development

102,686 square feet
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FUTURE PHASES OF DEVELOPMENT

Land Use Proposed Square Footage

Coolers and Refrigeration Dock 58,800 square feet

Value-Added Processing and Support Facilities | 57,900 square feet

Field Supplies 8,250 square feet
Shade Structures 10,000 square feet
Total Future Phase Development 134,950 square feet

Total Structural Development for All Phases | 237,636 square feet

LOT COVERAGE ANALYSIS
Land Use Proposed Phase 1 Development Full Facility Build-out
Building Footprints 95,790 square feet 237,636 square feet

Paved Areas

436,415 square feet

632,821 square feet

Detention and Wastewater

94,050 square feet

115,080 square feet

Landscaped Areas

151,231 square feet

158,347 square feet

Undeveloped Areas

840,768 square feet

481,266 square feet

Public Right-of-Way

124,146 square feet

124,146 square feet

Traffic and Circulation: A traffic report was generated for the project by Associated Transportation
Engineers (dated January 26, 2007). The study determined there would be no impacts to levels of service
at any of the roadways or intersections within the project vicinity as a result of full build out of the
project.

Access: The proposed facility will include three vehicular access points on Rosemary Road and one
vehicular access point on Betteravia Road. These access points would include a combined entrance/exit
for “field” trucks on Betteravia Road, a combine entrance/exit for employee and guest parking on
Rosemary Road, and separate entrance and exit points for “line” trucks on Rosemary.

Parking:

Land Use Phase 1 Full Project Build-out

Offices/Administration 54 spaces required 54 spaces required

Warehousing/Manufacturing | 77 spaces required 202 spaces required

Total Required 131 spaces required 256 spaces required

Total Provided 145 spaces provided 259 spaces provided

Building Heights: Proposed structural development will range from a total height of 28 feet (office and
administration) to 35 feet (cooling and manufacturing). The height limit in the AG-II-100 zone district 1s
35 feet for residential structures; there is no height limit otherwise.
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Landscaping: The project includes approximately 151,231 square feet of landscaping as part of Phase 1
and 158,347 square feet of landscaping at full project build-out. This landscaping is primarily located
between the proposed development and the public right-of-ways on Betteravia Road and Rosemary
Road. This landscaping would provide screening and visual enhancement of the parking areas and
structural development.

Grading: Grading to accommodate Phase 1 of the proposed project would include 24,300 cubic yards of
cut and 8,550 cubic yards of fill. Despite the flat nature of the site (average slope of less than 2%) Phase
1 requires a significant amount of grading in order to construct the proposed storm water retention basin.
Future phases of the project would include an additional 2,700 cubic yards of cut and 950 cubic yards of
fill. This grading is primarily required to construct the proposed wastewater retention basin for process
related discharge.

Drainage: The current configuration of the site yields relatively large areas of impervious surfacing in the
form of paving and building footprint. Storm water will be conveyed into a retention basin located in the
northwest portion of the project site. This retention basin has been designed to accommodate both 25-
year and 100-year flood events. An additional retention basin will be located in the northern portion of
the site to accommodate process wastewater.

Miscellaneous Items: Agricultural and Potable Water would be provided by on-site private wells. Water
pressure for the operation of fire hydrants on the site will be provided by either the City of Santa Maria’s
community water system or by onsite water storage tanks. Domestic wastewater generated by onsite
employees and visitors will be disposed of with the use of a private septic system located in the proposed
landscaped areas of the project site. A Solid Waste Management Plan shall be implemented during
operation of the facility. This management plan will include the recycling of paper, cardboard, and
similar waster products and the composting of organic waste to the maximum extent feasible.

Conditional Use Permit: The requested Major Conditional Use Permit (06 CUP-00000-00043) would
allow the location of the proposed produce cooling and processing facility (which accepts oft-premise
agricultural product) within the AG-II zone district.

PROJECT IMPACT ANALYSIS

Development of this project type and size was reviewed under CEQA as part of the amended Uniform
Rules for Agricultural Preserves and Farmland Security Zones environmental impact report 04-EIR-08
(certified 9/25/07). This EIR included the OSR/Rice Cooler project in its cumulative project list as a Tier
IT project and included impacts resulting from this specific project in the document’s cumulative impact
analysis of build-out resulting from the amended Uniform Rules. The issue areas discussed below were
addressed in the Uniform Rules EIR. The discussion below includes the original cumulative analysis,
original site specific analysis and a description of the proposed project’s specific impacts and any
circumstances that may have changed. The total development acreage reviewed under the original EIR
(04-EIR-08) for the OSR/Rice Cooler project was approximately 27 acres.
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In approving the amended Uniform Rules for Agricultural Preserves and Farmland Security Zones,
including the future build-out of the 27 acre OSR/Rice Cooler development, the Board adopted a Statement
of Overriding Considerations for those identified environmental impacts which could not be fully mitigated
(i.e., residual impacts after mitigation which were determined to be significant and unavoidable [Class I
impacts]).

The sections which follow do not include discussions of impacts to the following areas: Biological
Resources, Archaeological and Historic Resources, Hazards/Risk of Upset, Public Services, Parks,
Recreation and Trails, and Schools. No significant impacts to these resources were identified during mitial
evaluation of the proposed project and project site. The proposed project would not change the impact
levels or conclusions of the original FEIR for these impact categories. Significant impacts are anticipated
for several other issue areas and are described in detail below.

1. Agricultural Resources/Land Use

Setting

The Santa Maria Valley comprises the largest amount of agricultural acreage in the County and accounts
for more than half of the County’s agricultural value. It is an area of intensive vegetable production and
contains the largest concentration of prime agricultural land in the County. The Santa Maria and Sisquoc
river flood plains have given the valley level fields and highly fertile soils. The cities of Santa Maria and
Guadalupe provide a majority of the area’s agricultural support facilities. High value row crops including
broccoli, strawberries, lettuce, cauliflower, and celery are the predominant agricultural endeavors on the
valley floor. The surrounding foothills are used for vineyards and cattle grazing. The Santa Maria Valley
contains 255 individual contracts totaling approximately 134,000 acres. Almost 75% of the
agriculturally-zoned land in this region is enrolled in the Agricultural Preserve Program.

The project site is located in the AG-II-100 zone district and currently supports a cultivated agricultural
operation (row crops). In accordance with County land use maps approximately 85% (207.7 acres) of the
total project site is designated as “Prime Farmlands™ and the remaining 15% (36.7 acres) is designated as
“Farmlands of Statewide Importance.” Additionally, soil maps indicated that “Prime” soils cover 85% of

the project site. The project site is surrounded by agricultural land uses and agricultural zone districts
(either AG-1I-40 or AG-1I-100) on all sides.

General Impacts

The following potential impacts from Section 3.1 (Agricultural Resources) of the Uniform Rules EIR
(Volume 1) were identified for development resulting from the revisions to the Uniform Rules:

Impact AG-1: Conversion of agricultural soils and loss or impairment of agricultural productivity.
Expansion of agricultural support facilities allowed under the Proposed Uniform Rules, including large-
scale wineries, preparation and processing facilities, commercial composting facilities and facilities in
the Agricultural Industry Overlay would result in the combined conversion of approximately 283 acres
of agricultural soils to developed uses (Table 3.1-6). Development of agricultural support facilities 7
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acres or larger would constitute a potentially significant impact by permanently eliminating
agricultural soils from commercial agricultural production.

Impact AG-2: Compatibility of land uses and structures. Increased land uses and structures within or
adjacent to agriculturally productive areas would result in land use conflicts and could impair the
productivity of agricultural lands. These conflicts would increase where large-scale wineries and
agricultural support facilities, including those developed under an Agricultural Industry Overlay,
commercial composting facilities and special events are proposed on or adjacent to agricultural lands
actively engaged in cultivation or grazing operations. Such land use conflicts would constitute a
potentially significant impact by impairing the ability of agriculturists to fully engage in their
agricultural operations.

Impact AG-3: Growth inducement and population increases. The introduction of certain uses,
activities, and facilities on contracted land would likely result in increases in both temporary and
permanent populations in the County’s rural agricultural areas and potential growth inducement
associated with greater development on contracted land. While many of these provisions are sufficiently
restricted to minimize the potential for growth inducement and population increases, the provision
allowing large-scale wineries, preparation facilities, agricultural processing facilities under the
Agricultural Industry Overlay, and special events would constitute a potentially significant impact on
land use and agricultural resources. Population increases associated with new residential development
and small-scale guest ranches on contracted land could further add to the potential severity of this
impact.

Impact AG-8: Agricultural Support Facility Expansion. The adequacy of agricultural support
facilities within a region can have a significant effect upon the viability and long-term sustainability of
agriculture. Proposed Uniform Rule 2-2.1 (Preparation and Processing) and Uniform Rule 2-6
(Agricultural Industry Overlay) will result in an indirect beneficial impact to agricultural resources in
Santa Barbara County. This change will increase opportunities for large-scale preparation and processing
facilities, cooling and packing facilities, and other facilities which make agriculture more efficient,
economic and profitable; thereby allowing local farms to complete more successfully in the marketplace.
(Uniform Rule 2-2.1 Preparation and Processing and Uniform Rule 2-6 Agricultural Indusiry Overlay)
Allowing additional opportunities for facilities for preparation of raw agricultural products will increase
the productivity of the premises and increase the long-term sustainability and viability of the agricultural
operation. Locating these facilities closer to the growing areas reduces the amount of time and fuel for
hauling crops from harvesting sites to packing and cooling facilities. Increased efficiency in farming
reduces overall costs of farming and in turn, the consumer enjoys increased freshness of products. As
noted in Sec 2.4.3.B there is an estimated shortage of local wine processing capacity of approximately
2.85 billion cases of wine county-wide. In addition to contributing to the sustainability and viability of
individual agricultural operations by allowing for increased local wine processing through increased
employment opportunities, income stream and capital investment will contribute in a broader sense to
agricultural sustainability at a regional level. This would also be true for processing of non-grape crops
in AIO facilities on contracted land.
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Impact AG-11: Additional Monitoring and Reporting: The amended Uniform Rules propose revised
agricultural production and reporting requirements (Rule 1-2.3). These changes will help to limit
participation in the Agricultural Preserve Program to bona fide farmers and ranchers actively involved in
commercial agriculture operations. This strengthening of the rules will ensure the integrity of the
Agricultural Preserve Program which is characterized as an indirect beneficial impact to the social
benefits of agriculture.

Residual Impacts

Mitigation Measure AG-7 would help to ensure that preparation facilities are incidental to commercial
agricultural production by requiring at least a portion of the parcel with the facility to be in cultivation.
However, the mitigation measure would still allow for the siting of large-scale facilities on small parcels,
potentially creating development of a greater intensity than found within the surrounding area and
intensity of existing development. The land use conflicts identified in Impact AG-2 associated with the
introduction of large-scale preparation and winery facilities and agricultural support facilities developed
under an Agricultural Industry Overlay (AIO) designation will be significant and unavoidable (Class I)
despite implementation of the recommended mitigation measures (Mitigation Measure AG-3 and
Mitigation Measure AG-7) and application of existing policies and development standards as part of the
permit process.

Project Specific Impacts

Rezone:

The proposed rezone of the project site would change the current zone district for approximately 244.4
acres from AG-11-100 to AG-II-40. This proposed zone change retains the agricultural use of the project
site but reduces the minimum parcel size from 100 acres to 40 acres. The principle result of this change in
zone district is the ability to subdivide the property into a maximum of 6 legal parcels instead of 2 parcels
as allowed by the current zone district. Ultimately this increases the development potential of the project
site from a maximum of 2 primary residences to a maximum of 6 primary residences. This marginal
increase in residential density, with a net gain of 4 additional single-family residences, would not result in
significant impacts to public facilities or the land use pattern in this region of the County. Furthermore, the
predominant zone district within the Santa Maria Valley is AG-11-40 and the proposed rezone would in fact
facilitate an orderly development pattern within this area. Allowing the requested zoning change would
reduce the required minimum parcel size and thereby create the potential of subdividing agricultural land
into smaller parcels. In general as agricultural parcels are reduced in size they become less viable.
However, the County’s Environmental Thresholds and Guidelines state that a subdivision which creates
non-viable agricultural parcels is a significant impact to the environment. Therefore, the proposed
subdivision requested as part of this project, and any future subdivision on this project site, would be
evaluated for the impacts to agriculture which may result from this reduction in parcel size.

Development Plan and Conditional Use Permit;

The proposed project will result in the direct conversion of approximately 27 acres of agricultural land to
an agriculturally supportive, processing use. The agricultural acreage is predominantly designated as both
“Prime” farmlands and contains prime soils. In accordance with the County’s Environmental Thresholds
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and Guidelines Manual the loss of such a substantial amount of prime agricultural acreage to structural
development is an unmitigable significant impact to the environment (Class I). However, the Uniform
Rules EIR acknowledged that the construction of this facility and similar facilities throughout the County’s
rural areas would result in the significant loss of 283 acres of agricultural land. Despite the fact that this
project would result in the direct loss of 27 acres of farmable land it would also have a substantial benefit to
the surrounding agricultural community. The facility would provide the necessary means to cool, wash, and
eventually package the agricultural product grown on 5,000 acres of local farm land. This would result in a
substantial benefit to the local agricultural community and the County’s economy at large. The project
would not result in the creation of significant impacts to agricultural resources beyond those already
identified in the Uniform Rules EIR.

Tentative Parcel Map:

The proposed project includes the request for a tentative parcel map to create three new agricultural parcels.
Proposed Parcel 1 will be 40.0 acres gross, 37.6 acres net. Proposed Parcel 2 will be 122.8 acres gross,
120.6 acres net. Proposed Parcel 3 will be 81.6 acres gross, 79.6 acres net. The parent parcel 1s
approximately 244 acres, is currently used for the agricultural production of row crops, and contains a
significant area of prime soils. These characteristics, combined with favorable topography and water
availability, make the parent parcel agriculturally viable under the County’s Environmental Thresholds.
In consideration of the proposed tentative parcel map, all three proposed parcels would share the same
favorable characteristics of flat topography, easy access to groundwater, and surrounding agricultural
land uses which would not conflict with the continued agricultural production onsite. Proposed Parcels 2
and 3 would also have ample acreage (approximately 79 acres minimum) with prime soils still available
for the ongoing production of agricultural crops. Proposed Parcel 1, however, would be predominantly
occupied by the proposed cooling and processing facility (27 acres of development footprint) thereby
only leaving approximately 10.6 acres of farmable land. Although this quantity of farmable acreage is
relatively minimal in comparison to other viable parcels within the County it should be noted that the
existence of a cooling and processing facility on the parcel would substantially offset the lack of
farmable acreage. Typically, agricultural parcels allow for the growth and harvesting of produce and this
produce is exported for sale in its raw form. Regardless of the type of industry (agriculture,
manufacturing, etc.) the economic value of a refined product is far greater than a product in its raw form.
In this instance the cooling, cleaning, and value-added packaging of produce grown on Parcel 1
dramatically increases its value. Therefore, the amount of agricultural product grown on 10.6 acres and
refined through a value-added facility is equivalent to the economic value of an unrefined agricultural
product grown on a much larger number of acres. As a specific example, raw lettuce harvested from the
field and sold directly to a wholesaler is worth approximately 12 cents per % of a pound. However,
lettuce which has been washed, cut, and processed prior to sale is worth approximately $1.50 per % of a
pound. This reflects an approximate 1250% increase in value. Table 1 below contains the parcel
agricultural viability analysis for the existing parent parcel and all three of the proposed parcels. Parcel 1
ultimately receives very low scores for parcel size, soil classification, and agricultural suitability. These
point allotments result from all soils being covered with development (approximately 27 acres) being
considered Class 7 (extremely poor quality) and with the majority of the site developed it is no longer
“highly” suitable for the cultivation of row crops or cattle grazing. Despite these aforementioned low
point scores proposed Parcel 1 as well as Parcels 2 and 3 are all agriculturally viable in accordance with
the County’s Environmental Thresholds and Guidelines.
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Table 1
Agricultural Suitability and Productivity Analysis
Agricultural Maximum | Existing Parcel | Proposed Proposed Proposed
Suitability and Point 237.8 acres Parcel 1 Parcel 2 Parcel 3
Productivity Value (net) 37.6 acres (net) | 120.6 acres 79.6 acres (net)
(net)
Parcel Size 15 1] 8 11 -9
Soil 15 11 3 11 11
Classification
Water 15 15 15 15 15
Availability
Agricultural 20 10 3 10 10
Suitability
Existing and 5 5 5 5 5
Historic Land
Use
Comprehensive 5 5 5 5 5
Plan
Designation
Adjacent Land 10 10 10 10 10
Uses
Agricultural 7 7 7 7 7
Preserve
Potential
Combined 5 3 5 1 1
Farming
Operations
Total 97 77 61 75 73

Mitigation Measures

The following mitigation measures presented in Section 3.1 of the Uniform Rules EIR would help reduce
potentially significant impacts:

Mitigation AG-1: Amend Uniform Rule 2-6 as follows: Uniform Rule 2-6.D. Agricultural facilities
developed within an Agricultural Industry Overlay (AlO) shall only be approved if the Board of
Supervisors finds that the AIO is necessary to address an unmet regional need and will not result in the
concentration of agricultural industry facilities on contracted land within any particular region will not

significantly compromise the long-term productivity of adjoining and surrounding agricultural land.
(Addresses Impacts AG-1, AG-2, and AG-3).
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Mitigation AG-2: Amend Uniform Rule 2-7 as follows: Uniform Rule 2-7.B.6. The footprint of the
commercial composting facility occupies no more than 10% of the premises, or 35 acres, whichever is
less; that composting is not enclosed and that any associated composting enclosure on a particular site
appropriately sited and scaled; and that it is incidental to the primary agricultural use of the premises.
Commercial composting facilities shall only occur on premises at least 40 acres in size within the AG-II

zone district, in order to ensure compatibility with surrounding agricultural lands. (4ddresses Impacts
AG-1 and, AG-2).

Mitigation AG-3: Amend Uniform Rule 2-2.1 as follows: Uniform Rule 2-2.1.A.1. Premises greater
than 500 acres are permitted 1 additional acre for a winery site for each additional 100 acres above 500
under contract, not to exceed 20 acres. (Addresses Impacts AG-1, AG-2, and AG-3).

Mitigation AG-7: Amend Uniform Rule 2-2.1 as follows: Add a new requirement as subsection
2.2.1.A.4. The parcel with the preparation facility has at least 50% of the parcel or 50 acres in
commercial agricultural production, whichever is less, unless it can be demonstrated to the Agricultural
Preserve Advisory Committee that it is unreasonable due to terrain, sensitive habitat and/or resources or
other similar constraints. Where constraints are determined to exist, the Agricultural Preserve Advisory
Committee will recommend the minimum productive acreage particular to the premises.
Notwithstanding the commercial production eligibility requirements in Rule 1-2.3, the Board of
Supervisors may establish different minimum production acreage requirements particular to the parcel
and/or premises if the Board finds that a substantial benefit to the agricultural community and public can
be demonstrated. (Addresses Impacts AG-1, AG-2, and AG-3).

2. Visual Resources

Settin

Santa Barbara County is known for its scenic beauty. The visual resources of the County are bountiful
and diverse, including: the rolling grasslands dotted with oak trees in the inland valleys; the rich riparian
corridors along the County’s river and stream systems; the steep woodland and chaparral covered
mountains of Los Padres National Forest and the Santa Ynez and San Rafael mountains; the foothills,
plains, and steep bluffs along the Gaviota and South coasts; and the diverse coastline of the Pacific
Ocean. One of the reasons for the continuance of these visual qualities has been the lasting presence of
agriculture throughout the County. Agriculture has helped to maintain scenic open vistas and preserve
the rural character of much of the County. As shown in Figure 1, agricultural properties enrolled in
Agricultural Preserve Program are distributed throughout these scenic areas of the County. Limited
improvements such as ranch houses, agricultural employee housing units, barns and other farm buildings
may be present on these properties, but they are generally consistent with the existing rural character and
are not prominent features interrupting the rural landscape. Below is a general description of the visual
resources of each of the rural regions of the County.

Santa Maria Valley: The Santa Maria Valley is formed by the San Rafael Mountains to the east and the
Casmalia and Solomon Hills to the south and south-west. The Sisquoc and Cuyama rivers converge just
east of the City of Santa Maria, forming the Santa Maria River. The area is characterized by rolling hills
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covered in annual grasses and scattered oak woodlands in the south (predominantly used for cattle
grazing), cultivated agriculture on the valley floor (mainly strawberry and vegetable crops), and the
urban areas of Santa Maria, Orcutt, Guadalupe, Garey and Sisquoc. The Guadalupe Dunes extend along
the coast south from the Santa Maria River Mouth to Mussel Point. Point Sal is located south of the
Dunes and northwest of Vandenberg Air Force Base. Major travel corridors in this region include U.S.
Highway 101, and State Highways 1, 135, and 166.

The proposed project site currently contains private water wells, five oil wells, one natural gas well, small
oil storage tanks, and an irrigation reservoir, and various minor agricultural support structures. The majority
of the project site is currently occupied by cultivated agriculture (row crops). The project site and future
development would be readily visible from public views along Betteravia Road and Rosemary Road.
Existing development within this region of the County includes agricultural support structures (i.e. bams,
livestock enclosures, irrigation reservoirs, etc.), single-family residential development, light-industrial
buildings, and cooling facilities.

General Impacts:

The following potential impacts from Section 3.2 (Visual Resources) of the Uniform Rules EIR (Volume I)
were identified for development resulting from the revisions to the Uniform Rules:

Impact VIS-1: Obstruction or degradation of public viewsheds and/or the creation of views or
conditions that are inconsistent with the rural character of the area. Development resulting from
changes to the Uniform Rules would result in potentially significant impacts to visual resources
primarily due to the potential for large-scale agricultural support facilities and winery development to be
located along travel corridors or adjacent to public or private viewsheds, especially if located along a
Statedesignated scenic highway. (dddresses Uniform Rules: 1-4. Principal Dwelling, 2-2 Supportive
Agricultural Uses, 2-4 Small-Scale Guest Ranches and 2-6 Agricultural Indusiry Overlay).

Impact VIS-2: Introduction of development that is visually incompatible with surrounding uses,
structures, or the intensity of existing development. The proposed Uniform Rules amendments
allowing for increased opportunities for large-scale agricultural support facilities, including wineries and
those facilities developed under an Agricultural Industry Overlay, commercial composting facilities, and
special events would facilitate greater development in the rural areas of the County thereby increasing
structural and/or visual intrusion into areas of active agricultural production which contribute to the
visual character of the area by providing open vistas. (Addresses Uniform Rules: 2-4 Supportive
Agricultural Uses, 2-6 Agricultural Industry Overlay, 2-7 Solid Waste and Composting Facilities)

Impact VIS-3: Introduction of new sources of light and/or glare. New sources of night lighting
and/or glare associated with increased opportunities for large-scale agricultural support facilities and
wineries, residential development, and small-scale guest ranches would result in potentially significant
impacts 1o the visual quality of the agricultural areas of the County. (Addresses Uniform Rules: 1-4
Principal Dwelling, 2-4 Supportive Agricultural Uses and 2-4 Small-Scale Guest Ranches)
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Residual Impacts

Impact VIS-1: The visual impacts on public viewsheds and the potential creation of offensive or
inconsistent views or conditions associated with expanding the opportunities for large-scale preparation
and winery facilities and agricultural support facilities developed under an Agricultural Industry Overlay
(Impact VIS-1), will become significant but mitigable (Class II) upon implementation of the mitigation
measures and application of existing policies and development standards addressing visual resources.
Mitigation VIS-1 and VIS-2 will help to ensure that large-scale wineries, preparation and processing
facilities, and AIO facilities are designed to be visually compatible with and subordinate to the scenic,
rural character of the surrounding areas in order to protect public views as seen from scenic highways.

Impact VIS-2: The impacts to visual resources in terms of introducing development that is visually
incompatible with surrounding structures and uses and the existing intensity of development (Impact
VIS-2) associated with the anticipated increase in development occurring under the amended Uniform
Rules are considered significant and unavoidable (Class I) despite implementation of the identified
mitigation measures and application of existing policies and development standards addressing visual
impacts. While standard conditions and policy consistency would address many visual concerns, they
would not be able to adequately address the number of new facilities or their ultimate scale as long as the
need was demonstrated. Mitigations measures AG-2 and AG-3 will help to address the total size of
individual facilities, but not the overall impacts to visual resources associated with the introduction of
potentially incompatible development and the conversion of agriculture and open space to more
intensive land uses and development. By applying size and frequency limitations on non-winery special
events, Mitigation AG-5 reduces the likelihood that such events would be visually incompatible with the
rural character of the area, though impacts could still occur depending on the type and location of such
events. However, these mitigation measures would not address the location of events or their potential
concentration in particular areas of the County. The potential for localized impacts would remain
significant.

Impact VIS-3: Application of existing standard conditions addressing new sources of light and glare
would be applied to any future development project. For residential projects and small-scale guest
ranches, the residual visual impacts associated with night lighting and glare (Impact VIS-3) will be
adverse but less than significant (Class III) due to their small-scale and the low density of
development.

While standard conditions addressing new sources of light and glare would be applied to large-scale
preparation and winery facilities, and facilities developed under an Agricultural Industry Overlay, the
potential scale and distribution or concentration of these facilities could permanently alter the night sky.
Nighttime visual impacts associated with these facilities are considered significant and unavoidable
(Class I).
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Project Specific Impacts

Rezone:

The proposed change in zone district would retain the present land uses allowed on the project site, but
would reduce the minimum parcel size from 100 acres to 40 acres. The only change in land use pattern this
could result in would be a maximum net increase in primary residential development of four units. The
maximum development potential of one primary residence per 40 acres would still be visually consistent
with the predominant rural, agricultural land use pattern in the Santa Maria Valley.

Development Plan and Conditional Use Permit:

The proposed produce cooling facility would include the construction of 237,636 square feet of structures
at full project build-out and total site coverage would amount to approximately 27 acres of development
(including paving, landscaping, etc.). This structural development includes the construction of cooling
and storage facilities, offices, shade structures, etc. The project was conceptually reviewed by the
Northern Board of Architectural Review (NBAR) on February 8, 2008. The Board was supportive of the
overall siting, bulk, scale, and materials of the proposed structures. However, the Board did indicate the
desire for a milder color palette, gable ends to be added to the structural design (if feasible), and that
additional landscaping be provided between the structures and public streets. Although the proposed
development is large in bulk and scale the County’s Visual Resource Guidelines allow for such
developments if “technical requirements” necessitate such a design. Agricultural cooling and processing
facilities have technical requirements which include the need for expansive enclosed areas which can be
kept clean, secure, and climate controlled. The project is not only consistent with the Comprehensive
Plan Policies but with the surrounding development pattern. Existing developments in the surrounding
area such as the M-1 zoned parcels located 2200 feet to the west of the project site and the existing
cooling facility located approximately 1900 feet to the south, contain similar buildings of large bulk and
scale. In an effort to minimize the presence of this facility a condition requiring Board of Architectural
Review approval prior to Land Use Clearance will ensure that the structure is as compatible as is feasible
with the natural environment. Furthermore, large areas of densely planted landscaping have been
proposed between the structures and the adjoining public roads. Although this project is consistent with
both Comprehensive Plan Visual Resource Policies and surrounding development patterns it should be
noted that potentially significant aesthetic and unmitigable (Class I) impacts of this project upon the
surrounding environment were disclosed as part of the Uniform Rules EIR (04-EIR-08). The project will

not result in any potentially significant impacts which were not addressed in the previously approved
EIR.

Tentative Parcel Map:

The proposed tentative parcel map would subdivide 244.4 acres into three legal parcels varying in size
from 40 acres to 120 acres. This subdivision could result in the ministerial approval of up to 3 primary
residences instead of the currently allowed one single-family residence. Generally, the construction of
additional residential units would not be a significant visual impact if the surrounding area already
exhibits a similar development pattern. The Santa Maria Valley does contain sparse residential
development, therefore, the additional development of two new single-family homes would be out of
character with the area. Additionally, newly proposed homes would be need be consistent with the
County’s Comprehensive Plan policies and therefore would have to be, “subordinate to the rural
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character of the area.” Therefore, the potential for additional residential development created by the
proposed subdivision would not result in a significant impact to visual resources.

Mitigation Measures

The following mitigation measures presented in Section 3.2 of the Uniform Rules EIR would help reduce
potentially significant impacts:

Existing Policies and Development Standards that May Reduce Impacts

Existing policies in the County’s Comprehensive Plan, Local Coastal Plan (LCP), and applicable
Community plans address visual resources, specifically Policy 4-3 of the LCP, and Visual Resource
Policy 2 and Hillside and Watershed Protection Policy 2 of the Land Use Element. Approval of any
development project under the Uniform Rules, whether it be for a principal residence, winery processing
facility, or other development, would be contingent upon a finding of consistency with these County
policies. The zoning ordinances which apply to agricultural land throughout the unincorporated areas of
the County apply development standards on residential structures in agricultural zone districts (except
the AG-II zone district in Article II) which include height restrictions on dwellings not to exceed 35 feet.
There are also specific design standards for wineries (LUDC §35.42.270.D.4) which address visual
impacts and ensure compatibility with other development in the vicinity. In addition, the LUDC requires
all structures be consistent with the following development standard related to visual resources:

In areas designated as rural on the Land Use Element Maps, the height, scale, and design of
structures shall be compatible with the character of the surrounding natural environment, exceplt
where technical requirements dictate otherwise. Structures shall be subordinate in appearance 1o
natural landforms, shall be designed to jfollow the natural contours of the landscape, and shall be
sited so as not to intrude into the skyline as seen from public viewing places.

The zoning ordinances also have a provision for the protection of visual resources on hillsides and
ridgelines, with development guidelines and Board of Architectural Review approval required for all
structures in any zone district where there is a 16 foot or greater drop in elevation within 100 feet in any
direction from the building footprint. Other standard conditions commonly applied to development
projects that would address visual impacts include: 1) the requirement that any exterior lighting be of
low intensity, low glare design, and shall be hooded/shielded to minimize the spread of light off-site and
to minimize impacts to the rural nighttime character; 2) natural building materials and colors (earth tones
and non-reflective paints) compatible with the surrounding terrain shall be used to minimize the contrast
of the development with adjacent undeveloped areas; and 3) the design, scale and character of the
architecture shall be compatible with other development in the vicinity. Therefore, many of the visual
impacts identified in this impact analysis may be partially or fully mitigated through compliance with
existing policies, development standards, and common conditions applied to development projects.
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Proposed Mitigation Measures

Mitigation VIS-1: Add Rule 2-1.1.A.4: Agricultural preparation and processing facilities visible from a
State-designated scenic highway should be sited, screened, and designed to be compatible with the
scenic and rural character of the area. (Addresses Impact VIS-1).

Mitigation VIS-2: Add to the criteria in Rule 2-6: Facilities located within an Agricultural Industry
Overlay (AIO) on contracted land and is visible from a State-designated scenic highway should be sited,
screened and designed to be compatible with the scenic and rural character of the area, consistent with
the intent of Government Code §51220. (Addresses Impact VIS-1).

Mitigation VIS-3: Refer to Mitigation AG-1. (4ddresses Impacts VIS-2 and VIS-3)
Mitigation VIS-4: Refer to Mitigation AG-2. (Addresses Impacis VIS-2 and VIS-3).
Mitigation VIS-5: Refer to Mitigation AG-3. (Addresses Impacts VIS-2 and VIS-3).
Mitigation VIS-6: Refer to Mitigation AG-7. (Addresses Impact VIS-2).

3. Noise

Settin

Noise is generally defined as unwanted or objectionable sound. Sound levels are expressed as decibels
(dB). The A-weighted noise level has been developed to correspond with people’s subjective judgment
of sound levels and is referenced in units of dB(A). Sound levels diminish as distance from the source
increases. Noise levels from single stationary point sources decrease at a rate of 6 dB for every doubling
of distance from the source. Noise levels from a line source (e.g. roadway) decrease at a rate of 3 dB for
every doubling of distance. In general, a 1 dB change in ambient noise levels is imperceptible, 3 dB is
generally noticeable, and 10 dB is perceived as nearly half (or twice) as loud.

Primary sources of intrusive noise within the rural areas of the County include motor vehicles,
agricultural activities, railroads, and airports. Ambient noise levels on most contracted land are expected
to be less than 50 dB (Ldn — Day-Night Average Level), which is typical of rural areas, unless the land is
adjacent to or in close proximity to roads or railways. Along roadways, such as U.S. Highway 101 and
State Highways 1, 246, and 154, noise levels from vehicular traffic can be in excess of 65 dB(A) CNEL
(Community Noise Equivalent Level) at 50 feet from the nearest travel lane centerline.

The project site lies adjacent to Betteravia Road, which is defined as a “major road” and functions as a
primary travel route between Santa Maria and the surrounding valley. The entire site is exposed to high
noise levels generated by vehicle traffic on this roadway. Sensitive receptors to noise production in this area
of the County would be considered occupants of existing residences. The closest residential structure in
relation to the proposed development footprint is located approximately 3000 feet to the east.
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General Impacts

The following potential impacts from Section 3.3 of the Uniform Rules EIR (Volume I) were identified for
development resulting from the revisions to the Uniform Rules:

Impact Noise-1: Generation of noise greater than 65 dB or substantial increases in ambient noise
levels that affect noise-sensitive receptors. Agricultural support facilities, commercial composting
facilities, and special events have the potential to impact noise-sensitive receptors by generating noise in
excess of 65dB or substantially increasing ambient noise levels depending on their size and location
relative to noise-sensitive receptors, and the nature of their operation. Impacts are considered potentially
significant. (Addresses Uniform Rules: 2-2 Agricultural Support Facilities, 2-7 Waste Disposal and
Commercial Composting Facilities and 2-11 Temporary Filming and Special Events).

Impact Noise-2: Short-term noise impacts associated with construction and grading. Greater
development opportunities under the amended Uniform Rules would result in pofentially significant
impacts to noise-sensitive receptors associated with construction and grading activities at project sites.
(Addresses Uniform Rules: 1-4. Principal Dwelling, 2-2 Agricultural Support Facilities, 2-6
Agricultural Industrial Overlay).

Residual Impacts

Noise impacts associated with activities and uses that may occur on contracted land under the amended
Uniform Rules (Impact Noise-1) would be effectively mitigated on a project-specific basis through
compliance with existing policies and regulations applied during the permit process Furthermore, the
size of rural parcels and the density of residential development will likely facilitate the avoidance of
impacts to noise-sensitive receptors from these activities and uses since there is the greater ability for
them to be located away from each other. Therefore, impacts would become significant but mitigable
(Class II).

Short-term noise impacts to noise-sensitive receptors associated with construction and grading at a
project site (Impact Noise-2) will become significant but mitigable (Class IT) upon implementation of
the standard conditions and policy consistency requirements applied to any future development or use
requiring a permit. Furthermore, the size of rural parcels and the density of residential development will
likely facilitate the avoidance of impacts to noise-sensitive receptors from these activities and uses since
there is a greater ability for them to be located away from each other.

Project Specific Impacts

Rezone:

The proposed rezone would result in the reduction of minimum parcel size, not a change in allowed land
uses. Therefore, the rezone would not result in a significant change to the noise producing land uses
currently allowed on the project and within the AG-II zone district.
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Development Plan and Conditional Use Permit.

The proposed cooling facility would utilize noise producing machinery and equipment for the cooling and
processing of produce. This could include but is not limited to the use of large scale HVAC equipment,
generators, etc. Although the closest sensitive receptors are located a minimum of 3000 feet from the
development area, significant impacts from noise production may result from the operation of the proposed
facility. This potentially significant, unmitigable impact (Class I) was identified in the Uniform Rules EIR
(04-EIR-08). In addition, temporary noise impacts may result from the onsite construction activity
associated with the proposed development. This construction activity has the potential to significantly
affect sensitive receptors in the surrounding area. However, this potentially significant but mitigable impact
(Class II) was identified in the Uniform Rules EIR and the application of the County’s standard conditions
regarding limitations on construction hours would reduce this potential impact to less than significant
levels.

Tentative Parcel Map.

The proposed tentative parcel map could result in the construction of two additional primary residences.
Single-family homes are not considered significant noise generators and would not result in significant
noise impacts to surrounding developments.

Mitigation Measures

The following Mitigation Measures from Section 3.3 of the Uniform Rules EIR (Volume I) shall apply to
future development on this site:

Existing Policies and Development Standards that May Reduce Impacts:

Existing policies and development standards in the County’s Noise Element and adopted community
plans, as well as standard conditions applied to permits serve to minimize noise impacts and protect
sensitive noise receptors from projects that generate either short or long-term noise beyond established
thresholds. In particular, the following requirements address potential noise impacts:

Conditional Use Permit Findings (4rticle 111, Section 35-315.8 & Article 11, Section 35-172.68):
2. That significant environmental impacts are mitigated to the maximum extent feasible.

5. 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.

Standard Conditions:

Stationary construction equipment that generates noise which exceeds 65 dBA at the project
boundaries shall be shielded ... and shall be located away from noise-sensitive receptors.

Any short-term noise impacts related to the construction of residences, guest ranches, agricultural
support facilities, or other structural development will be required to abide by County standards and
conditions that mitigate the impacts of noise on sensitive receptors by limiting construction to specific
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daytime hours and ensuring that stationary construction equipment which exceeds noise thresholds be
shielded and located far enough away from occupied residences or other sensitive receptors so as to
minimize impacts. Adherence to these standards would ensure that there would be no significant impacts
to surrounding noise-sensitive receptors as a result of short-term noise impacts from construction-related
activities. A development plan would be required for the approval of wineries large enough to likely
impact noise levels. Findings required for approval of a development plan ensure that a project will be
compatible with the surrounding area and any significant impacts are mitigated to the maximum extent
feasible. Similar findings are required for approval of a conditional use permit, which would be applied
to such uses as guest ranches, commercial composting facilities or larger-scale special events.

The County’s Right to Farm Ordinance would also address potential noise conflicts between residential
uses and agricultural activities by ensuring that new residential development in agricultural areas is
aware of the potential nuisances, including noise, which may occur as the natural result of living in or
near agricultural areas.

Proposed Mitigation Measures

No further mitigation measure is deemed necessary beyond policies, standards and regulatory
requirements currently in place to adequately mitigate potential noise impacts. These regulatory
requirements would be applied on a case by case basis as proposed projects are reviewed during the

permit process.

4. Traffic/Circulation

Setting

The project site is located on the northeast comer of the intersection of Rosemary and Betteravia Roads.
The Uniform Rules EIR states that the acceptable traffic capacity of Betteravia Road (east of Nicholson
Avenue) is 12,800 average daily trips (ADT’s) and that the existing traffic volume on this portion of
Betteravia is 6,800 ADT’s. The County defines roadway and intersection operation in terms of level of
service (LOS) A-F, with A being free flow and F being highly congested. LOS C is the County's current
acceptable standard. Most of the roadways and intersections in the unincorporated areas of the Santa Maria
Valley currently operate at acceptable Levels of Service. The current LOS for project related intersections
are reflected below in Table 1.
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Table 1
Existing A.M. and P.M. Peak Hour Levels of Service
Intersection Control Jurisdiction AM. Peak Hour | P.M. Peak Hour
LOS LOS
Betteravia Road/ Stop Sign County of SB LOSC LOS B
Rosemary Road
U.S. 101 SB Ramp/ Signal City of Santa Maria LOS A LOS A
Betteravia Road
U.S. 101 NB Ramp/ Signal City of Santa Maria LOS A LOS A
Betteravia Road

Increased traffic resulting from the proposed project would affect intersections located within the City of
Santa Maria as well as the County. It should be noted that the County’s Environmental Thresholds are more
stringent than the City of Santa Maria’s Thresholds. Therefore, if the project will not result in a significant
impact under County regulations then the same can be assumed under the City’s regulations.

General Impacts

The following potential impacts from Section 3.4 (Transportation/Circulation) of the Uniform Rules EIR
(Volume I) were identified for development resulting from the revisions to the Uniform Rules:

Impact CIRC-1: Increased traffic on rural roads. The combination of expanded or new land uses
allowed under the Proposed Rules could generate an estimated 11,780 vehicle trips per day throughout
the County. Over 90% of this traffic would likely occur in the northern and central regions of the County
comprising the Santa Ynez Valley (1,813 ADT), Lompoc Valley (3,087 ADT), San Antonio Creek
(1,885 ADT) and Santa Maria Valley (4,063 ADT) rural regions. Traffic impacts in the South Coast,
Gaviota and Cuyama rural regions would be less than significant.

Thirty three percent or 3,870 of the county-wide trips are attributed to residential, small-scale guest
ranch and small-scale processing development which would likely be distributed throughout the seven
rural regions. Thus, while they may contribute to cumulative traffic impacts, individual projects would
not likely affect road capacities and would be less than significant. (Addresses Uniform Rules: 1-4.1
Principal Dwelling, 2-4 Small-Scale Guest Ranches, and small-scale processing facilities under Rule 2-
2 Agricultural Support

Facilities).

The remaining 67 % of potential daily trips are attributed to large-scale wineries (2,240 ADT),
preparation facilities (560 ADT), industrial development in an AIO (5,050 ADT) and commercial
composting facilities (60 ADT) that would be expected to locate in the Santa Ynez Valley, Lompoc
Valley, San Antonio Creek and Santa Maria Valley regions. Depending on their location, ultimate size
and intensity of use, these facilities could individually or cumulatively have a potentially significant
impact on the capacity of local rural roads within the four regions likely affected. (dddresses Uniform
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Rules: 2-2 Agricultural Support Facilities, 2-6 Agricultural Industry Overlay, 2-7 Waste Disposal and
Commercial Composting Facilities).

Impact CIRC-2: Circulation safety hazards. Addition of project and cumulative traffic associated
with the proposed Uniform Rules amendments, including potential development of large-scale wineries
and preparation/processing facilities and agricultural overlay uses in the Santa Ynez Valley, Lompoc
Valley, San Antonio Creek and Santa Maria Valley regions, could result in safety problems on rural
roadways with unfavorable design features (e.g. narrow lane-width, sharp curves, limited sight distance,
etc.) and/or utilized by bulky and slow agricultural machinery. Impacts are considered potentially
significant. (Addresses Uniform Rules: 2-2 Agricultural Support Facilities and 2-6 Agricultural
Industry Overlay).

Impact CIRC-3: Roadway degradation. Addition of project and cumulative traffic associated with
potential development of large-scale wineries and preparation/processing facilities, agricultural industrial
overlay uses, and commercial composting facilities could result in increased levels of truck traffic and
repetitive loading from employee and visitor traffic. These impacts would apply to roads in the Santa
Ynez Valley, Lompoc Valley, San Antonio Creek and Santa Maria Valley regions where large-scale
development is anticipated and where there is a prevalence of rural roads with structural limitations.
Without the funding to address additional demand for maintenance or needed improvements, roadway
degradation could occur. Pavement failure or other road hazards associated with inadequate maintenance
could contribute to potential safety problems. Impacts are considered potentially significant. (Addresses
Uniform Rules: 2-2 Agricultural Support Facilities, 2-6 Agricultural Industry Overlay, 2-7 Waste
Disposal and Commercial Composting Facilities).

Residual Impacts

Impact CIRC-1: In spite of mitigation measures AG-2 and AG-3, potential for development of large-
scale wineries, large-scale preparation facilities, AIOs and commercial composting facilities would
individually and cumulatively generate substantial vehicular trip increases in relation to existing low
volume rural roads. Therefore this impact is considered to be significant and unavoidable (Class I).

Impact CIRC-2: While mitigation measures AG-2 and AG-3 will place limits on the size of large-scale
wineries, preparation facilities and commercial composting facilities, they along with AIOs would still
generate substantial project-specific and cumulative vehicle trips on rural roadways with unfavorable
design features (e.g. narrow lane-width, sharp curves, limited sight distance, etc.) Thus the potential for
conflicts as a result of increased traffic by residents, tourist, commuters and trucks carrying wine or
produce in conjunction with existing agricultural traffic remains and the impact on safety hazards is
considered significant and unavoidable (Class I).

Impact CIRC-3: Mitigation measures AG-2 and AG-3 would limit the size of large-scale wineries,
preparation facilities, and commercial composting facilities for which roadway impact fees would be
collected on a project-specific basis. While roadway impact fees would be assessed upon future
development and assist with local roadway access improvements, the fees may not be sufficient to
address the on-going road maintenance deficit combined with substantial cumulative vehicle trip
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increases on County rural roads. Therefore the residual roadway degradation impacts are considered to
be significant and unavoidable (Class I).

Project Specific Impacts

Rezone:

The proposed rezone would result in the reduction of minimum parcel size from 100 acres to 40 acres. This
would result in the maximum increase in residential development from 2 units to 6 units. The net increase
of 4 residential units would be expected to result in 4 additional peak hour trips and 40 average daily trips.
This marginal increase in traffic would result in insignificant impacts to area roads and intersections.

Development Plan and Conditional Use Permit:

Project specific impacts to traffic and circulation were assessed in the OSR/Rice Cooling Facility Traffic,
Parking, and Circulation Study which was produced by Associated Transportation Engineers and dated
January 26, 2007. In accordance with this study the proposed project would result in an insignificant
increase in traffic along County and City roads. The project’s projected increase in traffic is reflected below
in Table 2.

Table 2
Project Trip Generation
Size ADTs AM. Peak | P.M. Peak
Rate } Trips Hour Trips | Hour Trips

Employees
Business Office
Sales 4 Empl. 3.02 12 0 0
Clearical 7 Empl. 3.02 21 6 6
Cooling Facility
Supervisory 4 Empl. 3.02 12 1 2
Dispatch 5 Empl. 3.02 15 1 2
Forklift Operators 24 Empl. 3.02 72 7 7
Value-Added Facility
General Employees 90 Empl. 3.02 272 0 0
Employee Subtotal | 134 Empl. 405 15 17
Trucks
Field Trucks 35 Trucks n/a 70 4 4
Line Trucks 77 Trucks n/a 154 8 8
Truck Subtotal 112 Trucks 224 12 12

Total 629 27 29
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With the addition of the above listed number of ADTs and Peak Hour Trips associated with the project all
intersections in the immediate area would continue to operate at acceptable levels. Tables 3 and 4 below
indicate the LOS for project affected intersections with project generated traffic included.

Table 3
Existing + Project A.M. Peak Hour Levels of Service
Intersection Control Jurisdiction A.M. Peak Hour Impact
Existing Existing + Project
Betteravia Road/ Stop Sign County of Santa LOSC LOS C No
Rosemary Road Barbara
U.S. 101 SB Ramp/ Signal City of Santa Maria LOS A LOS A No
Betteravia Road
U.S. 101 NB Ramp/ Signal City of Santa Maria LOS A LOS A No
Betteravia Road

: Table 4
Existing + Project P.M. Peak Hour Levels of Service

Intersection Control Jurisdiction P.M. Peak Hour Impact
Existing Existing + Project

Betteravia Road/ Stop Sign County of Santa LOSB LOS B No

Rosemary Road Barbara

U.S. 101 SB Ramp/ Signal City of Santa Maria LOS A LOS A No

Betteravia Road

U.S. 101 NB Ramp/ Signal City of Santa Maria LOS A LOS A No

Betteravia Road

As illustrated in the above tables the proposed addition of project related traffic would not result in the
degradation of LOS for area intersections. All area intersections would maintain a minimum LOS C.
Therefore, the proposed project will not result in significant impacts to traffic and circulation within the
County of Santa Barbara or the City of Santa Maria.

Tentative Parcel Map:

As mentioned above the proposed rezone could result in the maximum net increase in four residential units
if the property were subdivided to its maximum extent of six legal parcels. However, at this time the
proposed tentative parcel map would only subdivide the property into three legal parcels, thereby increasing
the allowed residential density to three primary residences. The development potential of two additional
primary residences would likely produce two additional peak hour trips and twenty additional average daily
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trips. This marginal increase in project related traffic would have insignificant impacts upon area roads and
intersections.

Mitigation Measures

All of the identified cumulative mitigation measures require new development to pay fees so that the
County can continue to study traffic flows and construct necessary roadway improvements. The mitigation
measures listed below would reduce site-specific impacts associated to traffic and circulation to a level of
less than significant (Class II), while cumulative impacts to traffic and circulation would remain significant
and unavoidable (Class I).

Mitigation CIRC-2: Refer to Mitigation AG-2. (Addresses Impacts CIRC-1, CIRC-2 and CIRC-3.)

Mitigation CIRC-3: Refer to Mitigation AG-3. (Addresses Impacts CIRC-1, CIRC-2, CIRC-3 and
CIRC -4.)

5. Air Quality
Settin

Santa Barbara County enjoys a Mediterranean climate which is characterized by mild temperatures year
round, light winds and moderate humidity. There are few major stationary sources of pollution due to its
relatively modest-sized urban areas and minimal industry. However, relative to the County’s population,
a disproportionate amount of traffic and related pollution is generated by long commutes, a robust tourist
industry and long distance train and truck traffic passing through Santa Barbara. The light winds,
dominant on-shore air flow and frequent inversion layers trapped by the several mountain ranges that
extend into the County from the east increase the occurrence of air pollution from these sources. The
County is currently classified by the California Air Resources Board (CARB) as a non attainment area
for two pollutants: ozone and particulate matter (PM10).

National ambient air quality standards set by the USEPA, highlight six principal pollutants as "criteria"
pollutants critical to air quality. They are: Ozone (O-3), Particulate Matter (PM10) Carbon Monoxide
(CO), Nitrogen Oxide (NOx) Sulfur Dioxide (SO-2) and Lead. Particulate Matter (PM10) refers to
particles of dust, soot, smoke, etc. found in the air resultant of vehicle emissions, construction, burning
of wood, unpaved roads, stone crushing, and agricultural tilling. These particles are responsible for a
variety of health related and environmental impacts. Due to their microscopic size and varying makeup,
particles become lodged in the lungs and cause myriad breathing disorders from aggravated asthma and
allergies to long-term decreased lung functioning and chronic bronchitis. Recently, ambient air quality
standards were also adopted for fine particulate matter (PM2.5).

Ozone, which is protective in the stratosphere, but dangerous when formed at ground-level, occurs when
NOx (Nitrogen Oxide) and ROC (reactive organic compounds) interact in the presence of sunlight.
Vehicular exhaust, industrial emissions, chemical solvents and other volatile chemicals help to form
ozone. A variety of lung-related disorders, including aggravated asthma, wheezing, coughing, painful
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aspiration, reduced lung capacity and long term lung damage are effects of ozone. In addition, ozone also
interferes with plants’ abilities to make and store food and decreases their susceptibility to insects,
disease and harsh weather.

After decades of non-attainment, in 2003 Santa Barbara County was designated in attainment of the
federal one-hour ozone standard. More recently in 2004, the County was designated in attainment of the
federal eight-hour ozone standard. In spite of these improvements, Santa Barbara still does not meet the
state standards for ozone or particulate matter. For that reason, it continues to be necessary to minimize
ozone levels and particulate matter to ensure continued federal attainment and to attain state ozone
standards.

General Impacts

The following potential impacts from Section 3.5 of the Uniform Rules EIR (Volume I) were identified for
development resulting from the revisions to the Uniform Rules:

Impact AQ-1: Increased emissions of ozome precursors. Large-scale non-grape preparation and
Agricultural Industry Overlay (AIO) facilities are assumed to generate vehicle trips which may exceed
project-specific thresholds of significance (County Santa Barbara, Environmental Thresholds and
Guidelines Manual). Potential commercial composting facilities allowed under the amended Uniform
Rules will likely generate odors. The potential development of large-scale wineries, non-grape
preparation and commercial composting facilities may have the potential to cause significant long-term
air quality impacts. (Addresses Uniform Rules: 2-2 Agricultural Support Facilities, 2-6 Agricultural
Industry Overlay and 2-7 Waste Disposal and Commercial Composting Facilities.)

Impact AQ-2: Short-term dust and PM10 generation. Construction and site preparation activities
involving heavy equipment associated with development provisions under the amended Uniform Rules
would generate potentially significant fugitive dust and diesel exhaust emissions. (Addresses Uniform
Rules: 1-4.1 Principal Dwelling, 2-2 Agricultural Support Facilities, 2-4 Small-Scale Guest Ranches, 2-
6 Agricultural Industry Overlay, 2-7 Waste Disposal and Commercial Composting Facilities).

Residual Impacts

Impact AQ-1: Mitigation measures AQ-2 and AQ-3 would limit the potential size of large-scale
wineries, non-grape preparation and processing and commercial composting facilities, but would not set
a limit on the size of AIO facilities which will likely range in size from 15 to 30 acres. Even with
reduced envelope sizes for non-grape preparation and processing facilities, project specific emissions

resulting from stationary, operational, mobile sources or a combination thereof, may remain significant
and unavoidable (Class I).

Impact AQ-2: With the application of APCD Standard dust control measures, impacts associated with
construction and site preparation activities involving heavy equipment and the generation of fugitive
dust emissions (short-term impacts) would be significant, but mitigable (Class II).



CEQA §15164 Addendum

OSR/Rice Cooler

06RZN-00000-00005; 06 TPM-00000-00019; 06DV P-00000-00009; 06CUP-00000-00043
Page 26 of 40

Project Specific Impacts

Rezone and Tentative Parcel Map:

The proposed project includes both a tentative parcel map for a three-way lot split and a rezone which
would reduce the minimum parcel size from 100 acres to 40 acres. Although the tentative parcel map only
proposes to create three legal parcels, the proposed rezone could allow further subdivision resulting in the
maximum creation of six legal parcels. If fully subdivided into six parcels the rezone would directly result
in the net increase of four residential units. As previously discussed in the Transportation Analysis section
of this document, the increase in residential density would create an additional 4 peak hour trips and 40
average daily trips (ADTs). Based on Urbemis 2007 Version 9.2.4 air quality run for this aforementioned
traffic increase (40 ADTs) would generate approximately 0.18 pounds/day of ROC and 0.16 pounds/day of
NOx. Although the additional emission production resulting from the rezone and subdivision process is
less than significant the emissions from the production facility will be well in excess of the County’s
Threshold and will constitute a significant unmitigable, impact (Class I). For further clarification regarding
Class | air quality impacts resulting from the project refer to the discussion below.

Development Plan and Conditional Use Permit:

ITE Trip rates calculated in the OSR/Rice Cooling Facility Traffic, Parking, and Circulation Study,
prepared by Associated Transportation Engineers dated January 26, 2007, indicated ITE Trip rates of 629
ADTs for the proposed project.

Based on the URBEMIS 2007 Version 9.2.4 air quality run for this project, an increase in traffic of 629
ADTs with associated emissions would generate approximately 10.27 pounds/day ROC and 43.68
pounds/day NOx. The total project emissions from the cooling facility and the rezone related traffic would
result in the approximate production of 10.45 pounds/day of ROC and 43.84 pounds/day of NOx. This
emission production is associated with traffic related emissions only, additional amounts of emissions
would be produced by onsite equipment (fork lifis, generators, etc.) This increase in NOx emissions
exceeds the County’s 25 pounds/day threshold and constitutes a significant, unmitigable impact (Class 1) to
air quality. However, the Uniform Rules EIR (04-EIR-08) acknowledged that such facilities would produce
significant and long-term impacts (Class 1) to air quality throughout the County and the Board of
Supervisors made the appropriate Statement of Overriding Considerations. Therefore, the significant air
quality impacts associated with this project have already been adequately analyzed and disclosed in the
previously certified document 04-EIR-08.

Impacts relating to carbon monoxide (CO) are considered significant if the additional CO from a project
would create a “hot spot” where the California one-hour standard of 20 parts per million of carbon
monoxide is exceeded. CO modeling to determine whether or not a project may generate significant CO
concentrations may be required when traffic levels exceed 800 peak hour trips to an existing congested
intersection at LOS D or below or traffic under the cumulative condition scenario would cause an
intersection to reach Los D or below. Proposed build-out of the project would generate an estimated 27
trips during the AM peak hour and 29 trips during the PM peak hour. With project and cumulative traffic,
the LOS would remain at C or better at all study area intersections. Therefore, post-project conditions
would not meet the APCD criteria to require CO modeling.
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Mitigation Measures

To reduce the amount of dust and ozone precursors associated with the project the following Mitigation
Measures from Section 3.5 of the Uniform Rules EIR (Volume 1) shall apply to future development on this
site.

Existing Policies and Development Standards that May Reduce Impacts:

Included in Section 4, Consistency with Locally Adopted Plans and Policies is a discussion of the
existing policies in the County’s Comprehensive Plan which address air quality issues. Policies within
the Land Use, Circulation and Environmental Resource Management Elements of the Comprehensive
Plan and the Coastal Plan do not specifically speak to development within rural or agricultural areas.
Implementation of APCD Standard dust control measures is assumed to mitigate short-term dust and
PM10 impacts.

Proposed Mitigation Measures:

Mitigation AQ-2: Refer to Mitigation AG-2. (Addresses Impacts AQ-1 and 2).

Mitigation AQ-3: Refer to Mitigation AG-3. (Addresses Impacts AQ-1 and 2).

6. Groundwater

Settin

The proposed project site is underlain by the Santa Maria Groundwater Basin which has an applied
significance threshold of 25 acre feet per year (AFY). The proposed project site is primarily occupied by a
cultivated agricultural operation (row crops). The approximate build-out area of the project would displace
27 acres of cultivated agriculture. The annual water consumption for irrigation of the 27 acres of row crops

which will be displaced is approximately 54 AFY.

General Impacts

The following general impacts from Section 3.6 of the Uniform Rules EIR (Volume I) were identified for
development resulting from the revision to the Uniform Rules:

Impact GW-1: Water demand exceeding groundwater basin safe yield thresholds. Water demand
for large-scale preparation facilities proposed to be allowed under Rule 2-2.1 and similar industries
located within an AIO allowed under Rule 2-6 could exceed safe yield thresholds for basins in a state of
overdraft which would be a potentially significant impact. (Addresses Uniform Rules: 2-2 Agricultural
Support Facilities and 2-6 Agricultural Industry Overlay).
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Residual Impacts

Impact GW-1: Water demand for future large-scale preparation facilities serving individual contract
holders or as a regional facility in an AIO, and commercial composting facilities would potentially
exceed the threshold of significance established for the Lompoc, San Antonio and/or Santa Maria
groundwater basins. These impacts represent a significant and unavoidable impact (Class I) of the
project on water resources.

Project Specific Impacts

Rezone and Tentative Parcel Map:

Although the proposed tentative parcel map would create three legal parcels, the reduction in minimum
parcel size resulting from the proposed rezone could result in a maximum creation of six legal parcels. If
the project site was further subdivided to this maximum extent it could result in the net increase of four
additional primary residences. At this time the entire project site is currently used for the agricultural
production of row crops, which is an irrigation intensive use. The future construction of single-family
homes on the project site would directly displace row crop production. In an acre per acre comparison,
single-family homes consume less water than irrigated crops. Therefore, if additional residential
development resulted from the proposed rezone and/or tentative parcel map this development would result
in a net decrease of groundwater usage on the site.

Development Plan and Conditional Use Permit.

The proposed produce cooling facility is expected to consume 52 AFY per year at full project build-out.
However, the proposed facility would displace approximately 27 acres of agricultural cultivation which
consume 54 AFY in irrigation. Therefore, the project is expected to result in a net decrease of 2 AFY in
ground water consumption from the site. Furthermore, as the majority of the water consumed by facility is
used for washing and cooling produce a portion of this water can be safely detained onsite for use as
irrigation or infiltration back into the groundwater basin. It is estimated that this reuse would result in a
further 40% reduction of water consumption on the project site, thereby resulting in an additional savings
of 20.8 AFY. Therefore, the project will not result in a significant impact to groundwater quantities within
the Santa Maria Groundwater Basin.

Mitigation Measures

Uniform Rules EIR:

No feasible mitigation measures have been identified that would reduce impacts of the water demand
associated with proposed large-scale market preparation facilities, similar facilities located within an
AlO and commercial composting facilities. While such facilities could be mandated to be reduced in
area, the remaining facility size may not be sufficient to accomplish the purposes of that component of
the program.
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Changes in circumstance and CEQA Sections 15162:

CEQA is clear that no further environmental review is necessary for a project when the conditions of
15162 are met. Section 15162 of the State CEQA Guidelines gives the criteria where a previously
certified EIR can be used and when a subsequent or supplemental EIR should be prepared. No new
mitigation measures or alternatives have been identified, and, no new substantial changes to the project,
the project site, the project setting, or circumstances surrounding the project that would require further
environmental analysis. CEQA Guidelines Section 15162 applies and additional environmental review
would therefore be prohibited. This document, together with the 04-EIR-08, is intended to inform
decision-makers and the general public of the potentially significant environmental effects of the
proposed OSR/Rice Cooler project and the mitigation measures that have been identified to minimize
those effects to the extent feasible.

FINDINGS:

It is the finding of the Planning Commission that the previous environmental documents as herein
amended may be used to fulfill the environmental review requirements of the current project. Because
the current project meets the conditions for the application of State CEQA Guidelines Section 15164 and
none of the conditions described in section 15162 have occurred, preparation of an EIR or Negative
Declaration is not required.

Discretionary processing of the OSR/Rice Cooler Facility (06RZN-00000-00005, 06TPM-00000-00019,
06DVP-00000-00009, and 06CUP-00000-00043) may now proceed with the understanding that any
substantial changes in the proposal may be subject to further environmental review.

ATTACHMENTS

A. Executive Summary — 04-EIR-08

FAGROUP\PERMITTING\Case Files\GPA\06 cases\06GPA-00000-00012 OSR\CEQA\Rice Cooler Draft Addendum 4-28-08.doc
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ATTACHMENT A: EXECUTIVE SUMMARY (04-EIR-08)

Update Final EiR
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f e local agrioultural commume. the Board of

Supervisors 1 April 20

3 dare

2 the Compreliensive Planning Division 1o work wath the Agnculural

Praserve Advisory Comnutize (APACY and membars of the agncultural conununity o update the
'[T

neform Rules to bring them mro conformance witl: lepislative amendments to the Williamson Act and 1o

cider addinenal changes that would be bensficial o the Agneultaral Praserve Prograw ond the long-

e viabilivy of agrculture mn Santa Barbara Couary.

The Uniform Rulas Update proposes changes to saveral as

naciz of the Uniform Rules 1a order 1o mees the

following obrecuves: 1 brng the Uniform Rules mra conformance wath recent legslanve amendments 10

the Willian

13001 Act 1) addrass dizorapancies i ths Uniform Rules that were idennfiad i a 2001 audis by

v Appeudix 103 30 ensure the m2grin

of the Agnculural

the Cahfornia Departmens of Finonce (re

D

serve Progran: aud Jrmcrease the clarin and flexibiny of the Umform Rules to easure contmued and

sxpagded parnnipanon in the Agenitural Preserve Prograny Below 15 a general description of some of

the major changes bang proposed as part of the project deseriphon. The compiere draft of proposed

Uniformn Ruls changss is providad as Appendix 2 and the currerns Unifarm Rules are provided m

Appenchy 4

Srimary additions o briwg the Umiform Rules mto eomformance with the Williamson Act melude

meorporating praciples of oo

o

vahiating anbihty of
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facilitiss Uniform Rule 2-71 and golf cours

state the ratiomale for melusion of superps

and elandy size elimbility requirements for parcels and presarvas (Rale 1-2.2),

In erder to 2nsure the ntegniy of e Agnicnliwral Preserve Program and nunimze its abusa. the anended

.

Unnform Rulse praposs reviced agncuitwal producnon and reportmg requirements (Rule 1-2 3% prananly

on prime and superprines land

Some of the propossd changss 1o nerzase the clariy and fdexibiny of the Uniform Rules o ensurs

cemtinued participanon i the program melude: changes to r2adenual allewances w provide more housing

opportuaites on coagacted land (Rule -4 meraase m the feximbry of facilines for the preparanan and
~

of agricultural products (Rule 2-2% including the developmens of agriculmeal facihines under

pro¢esss

an Amculmral Indusry Overlay (Rule 2-63 the addinon of ac all

ance for small-scale gusst ranches

(Rule 2-4) and comercial composing facilines subject to cartam raguirements (Rule 2-7% and the

allowanee for temporary filmmg and speeial eveats {Ruke 2-11:

Project Location

The Uniform Rules apply to agricultural and open space lands enrolled in the Agricultural
Preserve Program throughout the unincorporated areas of Santa Barbara County exclusive of
areas under state and federal jurisdiction.  Approximately $33.400 acres of agricultural land are
enrolled in the Agriculnural Preserve Program. which represents roughly 74%: of the total private
land in the County zoned for agriculure. Parcels zoned for agriculture under Chapter 35 of the

Santa Barbara County Code (AG-T and AG-IT) are elizible for the Agricultural Preserve Program.

SUMMARY OF IMPACTS AND MITIGATION MEASURES

Table EX-1. at the emt of dus secuon provides o summary of all e residual Class I 1T and 10T

AVEDIMENA] DERACTS 38k possible nutiganon measures

mro consideraton. Class Timpacts are defined ¢ aemiicans. naavondable advarse mnpacts which requurs
3 of she Srare CEQA

ses if the project 1s approved. Class 1T fmapacts are spmficans adverse mpacts that can be feanblv

a stamment of evercding consideranon by the Board of Supervizors per 130

Guid

mingated to less than significant levels and whick requars fimdimes 10 he made under 17081 of the Srase
CEQA Guidelfner. Class 1T impacts are considerad adverse but less than sigmficant. requiriag ms

mintzation. and Clase TV iapaets are considerad bensfinia

vzes e i

Tlus emvrenmenial document ans

ete of the project desorpnon and proposed alternanves on

the following resource 19302 arzas

m
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Uniform F
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¢ Visual Resourced
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e Groundwarar Resowrees

Impacts @ ather resowees, such as bolagical resources. were considerad l2ss than siznificant and nor
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Class I - Significant and Unavoidable Impacts
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Class IT - Significant bur Mitigable Impacts
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of Light and glare assocared with resadenual and ocher small-scaie development

Cgenerason of amse g i 67 dAB o substantial mereases 1 ambient amse levels that

NOIE-221810 Ve rReentors] short-term noise LPpacts associatad wih conzpuchon and

short-rermn dust and PALpg generanon associated svirh construcnon and g

Class IIT — Adverse but Less Than Significant Impacts
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aai ResonrcessLovd Use ntroduction of meomparible uses associated with smaller

seals dev

d wth residential
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developmemt and commercial eudtural land

facihmes. loss of productve
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Uniform R EiR

associarad with residennal developmen: on superprmie land. smali-s and the

v
1

reduction of the requrements for wimerss where the cultivaton o grapes wocurs

¢ Pisual Resowrces. visuaily meompauble residennal development i rural aves

Class IV — Beneficial Impacts

il Resolirces

¢ gt ad Use: greater producon requurements on superprime land. greater

nousing opportihies  support faouly farms: mereazed lnd use companbihny dirongh ramoval
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OPPOrTINTs:.

[ 3!
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PROJECT ALTERNATIVES

As requurad v CEQA §
Chapter 6 of this EIR. T

21266 aleruanves w the proposed Umfmm Rules update are svaluared 1

hzse alternatives meluds:

e No Project - the Umform Rules would remam unchangad
e Altamanve @ - Lepislarive Updates and Codificanion of Practice — this alternanve mcludes onlv

those changs: mandarad by legislauve amendmant o the Williamszon Act or denved from the

2001 audir of Santa Barbara Cetnnv’s Agreuivwal Pres Program by the Cald
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¢ prR

¢  Alternative 2 — Maodified Thuform Rulss — 11 alternatve 15 g vananon o2

he o

T f.‘ii?lllav'h &
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changing nzeds of the County’s agnenlmral mdasury
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II.

ATTACHMENT C-1: CONDITIONS OF APPROVAL (TPM)

OSR/Rice Cooling and Processing Facility Tentative Parcel Map
06TPM-00000-00019 / TPM 14,707

Date: May 14, 2008

PROJECT DESCRIPTION

This project is based upon and limited to compliance with the project description, the
hearing exhibits marked Exhibit #1 dated May 14, 2008, and conditions of approval set
forth below. Any deviations from the project description, exhibits or conditions must be
reviewed and approved by the County for conformity with this approval. Deviations may
require approved changes to the permit and/or further environmental review. Deviations
without the above described approval will constitute a violation of permit approval.

The project description is as follows:

Hearing on the request of Claudia Sigona, agent for the applicants, OSR
Enterprises Inc., NRG Enterprises L.P., and OSR Ranch L.P. to consider Case No.
06TPM-00000-00019 [application filed on July 14, 2006] for approval of a Tentative
Parcel Map in accordance with County Code Chapter 21 to subdivide the existing
244.4 acres gross, 237.8 acres net, site commonly know as APN numbers 128-096-
001, 128-096-004, and 128-096-005 into three separate legal parcels. Parcel 1 will be
40.0 acres gross, 37.6 acres net. Parcel 2 will be 122.8 acres gross, 120.6 acres net.
Parcel 3 will be 81.6 acres gross, 79.6 acres net. Access to Parcel 1 will be provided
from both Betteravia Road and Rosemary Road. Access to Parcel 2 will be provided
from Rosemary Road. Access to Parcel 3 will be provided from Betteravia Road.

MITIGATION MEASURES FROM ADDENDUM TO 04-EIR-08

Noise: Construction activity for site preparation and for future development shall be
limited to the hours between 7 AM to 4 PM, Monday through Friday. No construction
shall occur on State holidays (e.g. Thanksgiving, Labor Day). Construction equipment
maintenance shall be limited to the same hours. Non-noise generating construction
activities such as interior painting are not subject to these restrictions.

Plan Requirements: Two signs stating these restrictions shall be provided by the
applicant and posted on site.

Timing: Signs shall be in place prior to beginning of and throughout grading and
construction activities. Violations may result in suspension of permits.
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Ii1

MONITORING: Building Inspectors and Permit Compliance shall spot check and
respond to complaints.

PROJECT SPECIFIC CONDITIONS

Archaeological remains: In the event archaeological remains are encountered during
grading, work shall be stopped immediately or redirected until a P&D qualified
archeologist and Native American representative are retained by the applicant to evaluate
the significance of the find pursuant to Phase 2 investigations of the County
Archaeological Guidelines. If remains are found to be significant, they shall be subject to
a Phase 3 mitigation program consistent with County Archaeological Guidelines and
funded by the applicant.

Plan Requirements and Timing: This condition shall be printed on all building and
improvement plans.

Agricultural Preserve Replacement Contracts: Concurrent with P&D clearance for
recordation of the Final Map the applicant shall submit applications for replacement
contracts for each of the newly configured parcels.

STANDARD CONDITIONS FOR TENTATIVE PARCEL MAPS

Informational Sheet: Prior to recordation of the tentative map and subject to P&D
approval as to form and content, the applicant shall include all of the conditions,
agreements, and specific plans associated with or required by this project approval on a
separate informational sheet to be recorded with the Parcel Map. All applicable
conditions of the project shall be printed on grading and/or building plans and shall be
graphically illustrated where feasible. If Zoning Clearances are obtained prior to
recordation, Tentative Map conditions will not apply retroactively to the previously
issued Zoning Clearance. For any subsequent development on any parcels created by the
project, each set of plans accompanying a Zoning Clearance shall contain these
conditions.

Revisions: If the proposed parcel map is revised from the approved Tentative Map, or if
changes to conditions are sought, approval shall be in the same manner as for the
originally approved Tentative Map.

Final Map Clearance: Two copies of the map to finalize the tentative map and required
review fees in effect at the time shall be submitted to Planning and Development (P&D)
for compliance review of P&D conditions before P&D will issue Parcel Map clearance to
the County Surveyor. The map shall show statistics for net lot area (gross area less any
public road right of way) and any open space.

Easements: Prior to recordation, public utility easements shall be provided at the
locations and of widths required by the serving utilities that require easements. The
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10.

11.

12.

13.

14.

15.

subdivider shall submit to the County Surveyor a set of prints of the parcel map
accompanied by a letter from each utility and water and sewer district serving the
property stating that the easements shown thereon are acceptable (Chapter 21, Sec. 21-30;
Ord. No. 2199, Sec. 13).

Expiration: The Tentative Map shall expire three years after approval or conditional
approval by the final decision maker unless otherwise provided in the Subdivision Map
Act, Government Code Section 66452.6.

Underground Utilities: All utilities shall be installed underground.

COUNTY RULES & REGULATIONS / LEGAL REQUIREMENTS

Impact Mitigation Fees. Prior to issuance of the Zoning Clearance, the applicant shall
pay the applicable Transportation Impact Mitigation fee with the Public Works
Department and prior to Final Map Recordation the mitigation fee with Parks
Department.

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 obtain a Zoning Clearance and
Building Permit from the Planning and Development Department. These Permits are
required by ordinance and are necessary to ensure implementation of the conditions
required by the County Planning Commission. Before any Permit will be issued by the
Planning and Development Department, the applicant must obtain written clearance from
all departments having conditions. Such clearance shall indicate that the applicant has
satisfied all pre-construction conditions. A form for such clearance is available at the
Planning and Development Department office.

Departmental Conditions: Compliance with Departmental Letters:

Public Works Department Project Clean Water letter dated September 12, 2006.
Santa Barbara County Fire Department letter dated April 25, 2008.

Santa Barbara County A.P.C.D. letter dated April 18, 2008.

Public Works Department of Flood Control letter dated August 17, 2006.
Public Works Transportation letter dated April 28, 2008.

Environmental Health Services letter dated April 24, 2008.

County Surveyor’s Office letter dated August 2, 2006.

Santa Barbara County Parks Department has no conditions.

FRSe Re TR

Print and illustrate conditions on plams: All conditions of approval contained herein
shall be printed in their entirety on plans submitted to the Planning and Development
Department and reflected in graphic illustrations where appropriate.

Fees Required: Prior to the issuance of Zoning Clearance, the applicant shall pay all
applicable permit processing fees in full.
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16.

17.

18.

Change of Use: Any new or changed use on the site shall be subject to appropriate
review by the County, including building code compliance and environmental review if
applicable.

Indemnity and Separation Clauses: The applicant shall defend, indemnify and hold
harmless the County or its agents, officers and employees from any claim, action or
proceeding against the County or its agents, officers or employees, to attack, set aside,
void, or annul, in whole or in part, the County's approval of this Development Plan. In
the event that the County fails to promptly notify the applicant of any such claim, action
or proceeding, or that the County fails to cooperate fully in the defense of said claim, this
condition shall thereafter be of no further force or effect.

Legal Challenge: In the event that any condition imposing a fee, exaction, dedication or
other mitigation measure is challenged by the project sponsors in an action filed in a court
of law or threatened to be filed therein which action is brought within the time period
provided for by law, this approval shall be suspended pending dismissal of such action,
the expiration of the limitation period applicable to such action, or final resolution of such
action. If any condition is invalidated by a court of law, the entire project shall be
reviewed again by the County and substitute conditions may be imposed.
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ATTACHMENT C-2: CONDITIONS OF APPROVAL (DVP)

OSR/Rice Cooling and Processing Facility Development Plan
06DVP-00000-00009

Date: May 14. 2008

I. PROJECT DESCRIPTION

1. This project is based upon and limited to compliance with the project description, the
hearing exhibits marked Exhibit #1 dated May 14, 2008, and conditions of approval set
forth below. Any deviations from the project description, exhibits or conditions must be
reviewed and approved by the County for conformity with this approval. Deviations may
require approved changes to the permit and/or further environmental review. Deviations
without the above described approval will constitute a violation of permit approval.

The project description is as follows:

Hearing on the request of Claudia Sigona, agent for the applicants, OSR
Enterprises, Inc., NRG Enterprises L.P., and OSR Ranch L.P. to consider Case No.
06DVP-00000-00009 [application filed on July 14, 2006] for approval of a
development plan to allow for the construction of a 27-acre produce cooling and
processing facility on Proposed Parcel 1. The proposed facility will be developed in
at least two phases over an approximate timeline of 5-8 years.

PHASE 1 DEVELOPMENT

Land Use Proposed Square Footage
Coolers and Refrigeration Dock | 58,800 square feet

Engine Room, Electrical 4,720 square feet

Services, and Ice Storage

Dock Office and Trucker First Floor: 2,800 square feet
Facility Second Floor: 2,800 square feet
(Two Story)

Office Building First Floor: 6,400 square feet
(Two Story) Second Floor: 4,096 square feet

Field Supplies, Machine Shop,
and Battery Storage

13,750 square feet

Shade Structures

9,320 square feet

Total Phase 1 Development

102,686 square feet
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FUTURE PHASES OF DEVELOPMENT

Land Use Proposed Square Footage

Coolers and Refrigeration Dock 58,800 square feet

Value-Added Processing and Support | 57,900 square feet
Facilities

Field Supplies 8,250 square feet

Shade Structures 10,000 square feet

Total Future Phase Development 134,950 square feet

Total Structural Development for | 237,636 square feet

All Phases

LOT COVERAGE ANALYSIS
Land Use Proposed Phase 1 Development Full Facility Build-out
Building 102,686 square feet 237,636 square feet
Footprints

Paved Areas

436,415 square feet

632,821 square feet

Detention and 94,050 square feet 115,080 square feet
Wastewater

Landscaped Areas | 151,231 square feet 158,347 square feet
Undeveloped 840,768 square feet 481,266 square feet
Areas

Public Right-of- 124,146 square feet 124,146 square feet
Way

Traffic and Circulation: A traffic report was generated for the project by
Associated Transportation Engineers (dated January 26, 2007). The study
determined there would be no impacts to levels of service at any of the roadways or
intersections within the project vicinity as a result of full build out of the project.

Access: The proposed facility will include three vehicular access points on Rosemary
Road and one vehicular access point on Betteravia Road. These access points would
include a combined entrance/exit for “field” trucks on Betteravia Road, a combine
entrance/exit for employee and guest parking on Rosemary Road, and separate
entrance and exit points for “line” trucks on Rosemary.

Parking:

Land Use Phase 1 Full Project Build-out

Offices/Administration 54 spaces required 54 spaces required

Warehousing/Manufacturing | 77 spaces required 202 spaces required

Total Required 131 spaces required 256 spaces required

Total Provided 145 spaces provided 259 spaces provided
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I

Building Heights: Proposed structural development will range from a total height of
28 feet (office and administration) to 35 feet (cooling and manufacturing). The
height limit in the AG-II-100 zone district is 35 feet for residential structures; there
is no height limit otherwise.

Landscaping: The project includes approximately 151,231 square feet of
landscaping as part of Phase 1 and 158,347 square feet of landscaping at full project
build-out. This landscaping is primarily located between the proposed development
and the public right-of-ways en Betteravia Road and Rosemary Road. This
landscaping would provide screening and visual enhancement of the parking areas
and structural development.

Grading: Grading to accommodate Phase 1 of the proposed project would include
24,300 cubic yards of cut and 8,550 cubic yards of fill. Despite the flat nature of the
site (average slope of less than 2%) Phase 1 requires a significant amount of cut in
order to construct the proposed storm water and process water retention basins.
Future phases of the project would include an additional 2,700 cubic yards of cut
and 950 cubic yards of fill.

Drainage: The current configuration of the site yields relatively large areas of
impervious surfacing in the form of paving and building footprint. Storm water will
be conveyed into a retention basin located in the northwest portion of the project
site. This retention basin has been designed to accommodate both 25-year and 100-
year flood events. An additional retention basin will be located in the northern
portion of the site to accommodate process wastewater.

Miscellaneous Items: Agricultural and Potable Water would be provided by on-site
private wells. Water pressure for the operation of fire hydrants on the site will be
provided by either the City of Santa Maria’s community water system or by onsite
water storage tanks. Domestic wastewater generated by onsite employees and
visitors will be disposed of with the use of a private septic system located in the
proposed landscaped areas of the project site. A Solid Waste Management Plan
shall be implemented during operation of the facility. This management plan will
include the recycling of paper, cardboard, and similar waster products and the
composting of organic waste to the maximum extent feasible.

MITIGATION MEASURES FROM ADDENDUM TO 04-EIR-08

Noise: Construction activity for site preparation and for future development shall be
limited to the hours between 7 AM to 4 PM, Monday through Friday. No construction
shall occur on State holidays (e.g. Thanksgiving, Labor Day). Construction equipment
maintenance shall be limited to the same hours. Non-noise generating construction
activities such as interior painting are not subject to these restrictions.
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Plan Requirements: Two signs stating these restrictions shall be provided by the
applicant and posted on site.

Timing: Signs shall be in place prior to beginning of and throughout grading and
construction activities. Violations may result in suspension of permits.

III. PROJECT SPECIFIC CONDITIONS

3. Archaeological remains: In the event archaeological remains are encountered during
grading, work shall be stopped immediately or redirected until a P&D qualified
archeologist and Native American representative are retained by the applicant to evaluate
the significance of the find pursuant to Phase 2 investigations of the County
Archaeological Guidelines. If remains are found to be significant, they shall be subject to
a Phase 3 mitigation program consistent with County Archaeological Guidelines and
funded by the applicant.

Plan Requirements and Timing: This condition shall be printed on all building and
improvement plans.

4. Solid Waste Management Plan: The permittee shall develop and implement a Solid
Waste Management Program. The program shall identify the amount of waste generation
projected during processing of the project. The program shall include the following
measures, but is not limited to those measures:

a. Provision of 200 square feet of space and/or bins for storage of recyclable materials
(i.e., enough space for two recycling dumpsters) within the project site clearly marked
with the appropriate recycling signs, and accessible at all times.

b. Implementation of a green waste source reduction program, including the creation of
composting areas, and the use of mulching mowers in all open space lawns.

c. Implementation of a curbside recycling program or participation in an existing
program to serve the new development. If it is determined by Planning and
Development that a curbside recycling program cannot be implemented then it will be
the responsibility of the applicant to contract with a recycling service acceptable to
Planning and Development to implement a project-wide recycling program.

d. Development of a Source Reduction Plan (SRP), describing the recommended
program(s) and the estimated reduction of the solid waste disposed by the project.
For example, the SRP may include a description of how fill will be used on the
construction site, instead of landfilling, or a detailed set of office procedures such as
use of duplex copy machines and purchase of office supplies with recycled content.

e. Implementation of a program to purchase materials that have recycled content for
project construction and/or operation (i.e., plastic lumber, office supplies, etc.). The
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program could include requesting suppliers to show recycled materials content. To
ensure compliance, the applicant shall develop an integrated solid waste management
program, including recommended source reduction, recycling, composting programs,
and/or a combination of such programs, subject to P&D review and approval prior to
Land Use Permit approval. Reports on materials purchased, recycled content,
participation, and other available information shall be made available to permit
compliance upon request.

Plan Requirement: The applicant shall submit a Solid Waste Management Program to
P&D for review and approval prior to Zoning Clearance.

Timing: Program components shall be implemented prior to occupancy clearance and
throughout the life of the project.

MONITORING: P&D shall site inspect during construction, prior to occupancy, and
after occupancy to ensure solid waste management components are established and
implemented.

Erosion Control: A grading and erosion control plan shall be designed to minimize
erosion and shall include the following:

a. Graded areas shall be revegetated within 4 weeks of grading activities with deep
rooted, native, drought-tolerant species to minimize slope failure and erosion
potential. Geotextile binding fabrics shall be used if necessary to hold slope soils
until vegetation is established.

b. Grading on slopes steeper than 5:1 shall be designed to minimize surface water
runoff.

Plan Requirements: The grading and erosion control plan(s) shall be submitted for
review and approved by P&D prior to Zoning Clearance. The applicant shall notify
Permit Compliance prior to commencement of grading.

Timing: Components of the grading plan shall be implemented prior to occupancy
clearance.

MONITORING: Permit Compliance will photo document revegetation and ensure
compliance with plan. Grading inspectors shall monitor technical aspects of the grading
activities.

Revegetation/Soil Stabilization: If the construction site is graded and left undeveloped
for over four weeks, the applicant shall employ the following methods immediately to
inhibit dust generation:

a. seeding and watering to revegetate graded areas; and/or
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b. spreading of soil binders; and/or

c. any other methods deemed appropriate by Planning and Development.
Plan Requirements: These requirements shall be noted on all plans.

Timing: Plans are required prior to Zoning Clearance.

MONITORING: Grading Inspector shall perform periodic site inspections.

7. Dust Abatement: Dust generated by the development activities shall be kept to a
minimum with a goal of retaining dust on the site. Follow the dust control measures listed
below.

a. During clearing, grading, earth moving, excavation, or transportation of cut or fill
materials, water trucks or sprinkler systems are to be used to prevent dust from
leaving the site and to create a crust after each day's activities cease.

b. During construction, water trucks or sprinkler systems shall be used to keep all areas
of vehicle movement damp enough to prevent dust from leaving the site. At a
minimum, this would include wetting down such areas in the later morning and after
work is completed for the day and whenever wind exceeds 15 miles per hour.

c. Soil stockpiled for more than two days shall be covered, kept moist, or treated with
soil binders to prevent dust generation.

Plan Requirements: All requirements shall be shown on grading and building plans.
Timing: Condition shall be adhered to throughout all grading and construction periods.
MONITORING: P&D shall ensure measures are on plans. P&D Grading and Building

inspectors shall spot check; Grading and Building shall ensure compliance on-site. APCD
inspectors shall respond to nuisance complaints.

8. Dust Abatement Monitoring: The contractor or builder shall designate a person or
persons to monitor the dust control program and to order increased watering as necessary
to prevent transport of dust off-site. Their duties shall include holiday and weekend
periods when work may not be in progress.

Plan Requirements: The name and telephone number of such persons shall be provided
to the APCD.

Timing: The dust monitor shall be designated prior to Zoning Clearance.

MONITORING: P&D shall contact the designated monitor as necessary to ensure
compliance with dust control measures.
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9.

10.

11.

12.

13.

Construction Debris: Excess construction materials shall be separated onsite for
reuse/recycling or proper disposal (e.g., concrete asphalt). During grading and
construction, separate bins for recycling of construction materials and brush shall be
provided onsite.

Plan Requirements: This requirement shall be printed on the grading and construction
plans. Permittee shall provide P&D with receipts for recycled materials or for separate
bins.

Timing: Materials shall be recycled as necessary throughout construction. All materials
shall be recycled prior to occupancy clearance. P&D shall review receipts prior to
occupancy clearance.

Construction / Employee Trash: To prevent construction and/or employee trash from
blowing offsite, covered receptacles shall be provided onsite prior to commencement of
grading or construction activities. Waste shall be picked up weekly or more frequently as
needed.

Plan Requirements / Timing: Prior to Land Use Permit approval, applicant shall
designate and provide to Planning and Development the name and phone number of a
contact person(s) to monitor trash/waste and organize a clean-up crew. Additional
covered receptacles shall be provided as determined necessary by Permit Compliance
staff. This requirement shall be noted on all plans. Trash control shall occur throughout
all grading and construction activities. Permit Compliance staff shall inspect periodically
throughout grading and construction activities.

DEVELOPMENT PLAN CONDITIONS OF APPROVAL

DP Expiration: Approval of the Final Development Plan shall expire five (5) years after
approval by the Planning Commission unless prior to the expiration date, substantial
physical construction has been completed on the development or a time extension has
been applied for by the applicant. The decision-maker with jurisdiction over the project
may, upon good cause shown, grant a time extension for one year.

Final DP conformity: No permits for development, including grading, shall be issued
except in conformance with the approved Final Development Plan. The size, shape,
arrangement, use, and location of buildings, walkways, parking areas, and landscaped
areas shall be developed in conformity with the approved development plan marked
Exhibit # 1, dated May 14, 2008. Substantial conformity shall be determined by the
Director of P&D.

Subsequent DP: On the date a subsequent Preliminary or Final Development Plan is
approved for this site, any previously approved but un-built plans shall become null and
void.
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14.

15.

16.

17.

18.

Time Extension — Revision: If the applicant requests a time extension for this
permit/project, the permit/project may be revised to include updated language to standard
conditions and/or mitigation measures and additional conditions and/or mitigation
measures which reflect changed circumstances or additional identified project impacts.
Mitigation fees shall be those in effect at the time of Zoning Clearance issuance.

BAR: The applicant shall obtain final approval from the Board of Architectural Review
(BAR) prior to Zoning Clearance issuance.

The landscape plan shall provide a combination of landscaping with low water-use plants
and/or a solid screen wall or fence shall be provided to effectively obscure the public
view of parking areas from surrounding roadways.

COUNTY RULES AND REGULATIONS

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 obtain applicable Zoning
Clearances and Building Permits from Planning and Development. These permits are
required by ordinance and are necessary to ensure implementation of the conditions
required by the Planning Commission. Before any permit will be issued by Planning and
Development, the applicant must obtain written clearance from all departments having
conditions; such clearance shall indicate that the applicant has satisfied all pre-
construction conditions. A form for such clearance is available from Planning and
Development.

Landscape Performance Securities: Two performance securities shall be provided by
the applicant prior to Zoning Clearance Issuance, one equal to the value of installation of
all items listed in section (a) below (labor and materials) and one equal to the value of
maintenance and/or replacement of the items listed in section (a) for 3 years of
maintenance of the items. The amounts shall be agreed to by P&D. Changes to approved
landscape plans may require a substantial conformity determination or an approved
change to the plan. The installation security shall be released upon satisfactory
installation of all items in section (a). If plants and irrigation (and/or any items listed in
section (a) below) have been established and maintained, P&D may release the
maintenance security 2 years after installation. If such maintenance has not occurred, the
plants or improvements shall be replaced and the security held for another year. If the
applicant fails to either install or maintain according to the approved plan, P&D may
collect security and complete work on property. The installation security shall guarantee
compliance with the provision below:

a. Installation of planting, irrigation, and seeding materials consistent with the final
landscaping plans approved by the BAR prior to occupancy clearance.
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19.

20.
a.
b.
C.
d.
€.
f.
g.

21.

22.
to:
a.
d.
b.

23.

MONITORING: P&D shall inspect landscaping and improvements for
compliance with approved plans prior to authorizing release of both installation
and maintenance securities.

Landscape Requirements: Landscaping shall be maintained for the life of the project.

Compliance with Departmental letters required as follows:

Public Works Department Project Clean Water letter dated September 12, 2006.
Santa Barbara County Fire Department letter dated April 25, 2008.

Santa Barbara County A.P.C.D. letter dated April 18, 2008.

Public Works Department of Flood Control letter dated August 17, 2006.
Public Works Transportation letter dated April 28, 2008.

Environmental Health Services letter dated April 24, 2008.

Santa Barbara County Parks Department has no conditions.

Print & Illustrate conditions on plans: All applicable final conditions of approval shall
be printed in their entirety on applicable pages of grading/construction or building plans
submitted to P&D or Building and Safety Division. These shall be graphically illustrated
where feasible.

Mitigation Monitoring required: The applicant shall ensure that the project complies
with all approved plans and all project conditions including those which must be
monitored after the project is built and occupied. To accomplish this, the applicant agrees

Contact P&D compliance statf as soon as possible after project approval to provide
the name and phone number of the future contact person for the project and give
estimated dates for future project activities.

Contact P&D compliance staff at least two weeks prior to commencement of
construction activities to schedule an on-site pre-construction meeting with the
owner, compliance staff, other agency personnel, and with key construction
personnel.

Pay fees prior to approval of Zoning Clearances as authorized under ordinance
and fee schedules to cover full costs of monitoring as described above, including
costs for P&D to hire and manage outside consultants when deemed necessary by
P&D staff (e.g. non-compliance situations, special monitoring needed for
sensitive areas including but not limited to biologists, archaeologists) to assess
damage and/or ensure compliance. In such cases, the applicant shall comply with
P&D recommendations to bring the project into compliance. The decision of the
Director of P&D shall be final in the event of a dispute.

Signed Agreement to Comply with Conditions Required: Prior to Zoning Clearance
issuance, the applicant shall provide evidence that they have recorded an Agreement to
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24,

25.

26.

27.

Comply with Conditions on a form acceptable to Planning and Development. Such form
may be obtained from the P&D office.

Fees Required: Prior to Zoning Clearance issuance, the applicant shall pay all applicable
P&D permit processing fees in full.

Change of Use: Any change of use in the proposed building or structure shall be subject
to environmental analysis and appropriate review by the County including building code
compliance.

Indemnity and Separation Clauses: Developer shall defend, indemnify and hold
harmless the County or its agents, officer and employees from any claim, action or
proceeding against the County or its agents, officers or employees, to attack, set aside,
void, or annul, in whole or in part, the County’s approval of the Development and
Conditional Use Permit. In the event that the County fails promptly to notify the
applicant of any such claim, action or proceeding, or that the County fails to cooperate
fully in the defense of said claim, this condition shall thereafter be of no further force or
effect.

Legal Challenge: In the event that any condition imposing a fee, exaction, dedication or
other mitigation measure is challenged by the project sponsors in an action filed in a court
of law or threatened to be filed therein which action is brought within the time period
provided for by law, this approval shall be suspended pending dismissal of such action,
the expiration of the limitation period applicable to such action, or final resolution of such
action. If any condition is invalidated by a court of law, the entire project shall be
reviewed by the County and substitute conditions may be imposed.
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ATTACHMENT C-3: CONDITIONS OF APPROVAL (CUP)

Date: May 14, 2008

PRELIMINARY DRAFT
OSR/RICE COOLING AND PROCESSING FACILITY
CONDITIONAL USE PERMIT
SANTA BARBARA COUNTY LAND USE AND DEVELOPMENT CODE
CASE NO. 06CUP-00000-00043

A Conditional Use Permit is Hereby Granted:

TO: OSR Enterprises, Inc., NRG Enterprises L.P., and OSR Ranch L.P.
APN: 128-096-001, -004, -005

PROJECT ADDRESS: Betteravia and Rosemary Roads, northeast corner

ZONE: AG-1I-100

AREA: Santa Maria

SUPERVISORIAL

DISTRICT: Fifth

FOR: A Major Conditional Use Permit to allow for the construction and use of an agricultural
processing facility which accepts off-premise agricultural product.

This permit is subject to compliance with the following condition(s):

I PROJECT DESCRIPTION

1. This project is based upon and limited to compliance with the project description, the
hearing exhibits marked Exhibit # 1 dated May 14, 2008, and conditions of approval set
forth below. Any deviations from the project description, exhibits or conditions must be
reviewed and approved by the County for conformity with this approval. Deviations may
require approved changes to the permit and/or further environmental review. Deviations
without the above described approval will constitute a violation of permit approval.

The project description is as follows:
Public hearing on the request of Claudia Sigona, agent for the applicants, OSR

Enterprises, Inc., NRG Enterprises L.P., and OSR Ranch L.P. to consider Case No.
06CUP-00000-00043 [application filed on July 14, 2006] for approval of a Major
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1

Conditional Use Permit to allow for the construction and use of am agricultural
processing facility located within the AG-II zone district, in compliance with Section
35.82.060 of the Santa Barbara County Land Use and Development Code.

MITIGATION MEASURES FROM ADDENDUM TO 04-EIR-08

Noise: Construction activity for site preparation and for future development shall be
limited to the hours between 7 AM to 4 PM, Monday through Friday. No construction
shall occur on State holidays (e.g. Thanksgiving, Labor Day). Construction equipment
maintenance shall be limited to the same hours. Non-noise generating construction
activities such as interior painting are not subject to these restrictions.

Plan Requirements: Two signs stating these restrictions shall be provided by the
applicant and posted on site.

Timing: Signs shall be in place prior to beginning of and throughout grading and
construction activities. Violations may result in suspension of permits.

PROJECT SPECIFIC CONDITIONS

The processing facility shall not process agricultural products grown more than 25 miles
beyond the boundaries of the County of Santa Barbara unless otherwise approved by the
Director of Planning and Development.

COUNTY RULES AND REGULATIONS

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 obtain applicable Zoning
Clearances and Building Permits from Planning and Development. These permits are
required by ordinance and are necessary to ensure implementation of the conditions
required by the Planning Commission. Before any permit will be issued by Planning and
Development, the applicant must obtain written clearance from all departments having
conditions; such clearance shall indicate that the applicant has satisfied all pre-
construction conditions. A form for such clearance is available from Planning and
Development.

Compliance with Departmental letters required as follows:

Public Works Department Project Clean Water letter dated September 12, 2006.
Santa Barbara County Fire Department letter dated April 25, 2008.

Santa Barbara County A.P.C.D. letter dated April 18, 2008.

Public Works Department of Flood Control letter dated August 17, 2006.

Public Works Transportation letter dated April 28, 2008.

Environmental Health Services letter dated April 24, 2008.

L
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g. Santa Barbara County Parks Department has no conditions.
6. Print & Illustrate conditions on plans: All applicable final conditions of approval shall

10.

11.

be printed in their entirety on applicable pages of grading/construction or building plans
submitted to P&D or Building and Safety Division. These shall be graphically illustrated
where feasible.

Mitigation Monitoring required: The applicant shall ensure that the project complies
with all approved plans and all project conditions including those which must be
monitored after the project is built and occupied. To accomplish this, the applicant agrees
to:

a. Contact P&D compliance staff as soon as possible after project approval to
provide the name and phone number of the future contact person for the project
and give estimated dates for future project activities.

b. Contact P&D compliance staff at least two weeks prior to commencement of
construction activities to schedule an on-site pre-construction meeting with the
owner, compliance staff, other agency personnel, and with key construction
personnel.

c. Pay fees prior to approval of Zoning Clearances as authorized under ordinance
and fee schedules to cover full costs of monitoring as described above, including
costs for P&D to hire and manage outside consultants when deemed necessary by
P&D staff (e.g. non-compliance situations, special monitoring needed for
sensitive areas including but not limited to biologists, archaeologists) to assess
damage and/or ensure compliance. In such cases, the applicant shall comply with
P&D recommendations to bring the project into compliance. The decision of the
Director of P&D shall be final in the event of a dispute.

Signed Agreement to Comply with Conditions Required: Prior to Zoning Clearance
issuance, the applicant shall provide evidence that they have recorded an Agreement to
Comply with Conditions on a form acceptable to Planning and Development. Such form
may be obtained from the P&D office.

Fees Required: Prior to Zoning Clearance issuance, the applicant shall pay all applicable
P&D permit processing fees in full.

Change of Use: Any change of use in the proposed building or structure shall be subject
to environmental analysis and appropriate review by the County including building code
compliance.

Indemnity and Separation Clauses: Developer shall defend, indemnify and hold
harmless the County or its agents, officer and employees from any claim, action or
proceeding against the County or its agents, officers or employees, to attack, set aside,
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12.

13.

14.

15.

16.

17.

void, or annul, in whole or in part, the County’s approval of the Development and
Conditional Use Permit. In the event that the County fails promptly to notify the
applicant of any such claim, action or proceeding, or that the County fails to cooperate
fully in the defense of said claim, this condition shall thereafter be of no further force or
effect.

Legal Challenge: In the event that any condition imposing a fee, exaction, dedication or
other mitigation measure is challenged by the project sponsors in an action filed in a court
of law or threatened to be filed therein which action is brought within the time period
provided for by law, this approval shall be suspended pending dismissal of such action,
the expiration of the limitation period applicable to such action, or final resolution of such
action. If any condition is invalidated by a court of law, the entire project shall be
reviewed by the County and substitute conditions may be imposed.

This Conditional Use Permit is not valid until a Zoning Clearance for the development
and/or use has been obtained. Failure to obtain said Zoning Clearance shall render this
Conditional Use Permit null and void. Prior to the issuance of the Zoning Clearance, all
of the conditions listed in this Conditional Use Permit that are required to be satisfied
prior to approval of a Zoning Clearance must be satisfied. Upon issuance of the Zoning
Clearance, the Conditional Use Permit shall be valid. The effective date of this Permit
shall be the date of expiration of the appeal period, or if appealed, the date of action by
the Board of Supervisors.

If the Planning Commission determines at a noticed public hearing that the permittee is
not in compliance with any permit condition(s), pursuant to the provisions of Section
35.82.60 of the Santa Barbara County LUDC, the Planning Commission is empowered, in
addition to revoking the permit pursuant to said section, to amend, alter, delete, or add
conditions to this permit.

Any use authorized by this Conditional Use Permit shall immediately cease upon
expiration or revocation of this Conditional Use Permit. Any Zoning Clearance issued
pursuant to this Conditional Use Permit shall expire upon expiration or revocation of the
Conditional Use Permit. Conditional Use Permit renewals must be applied for prior to
expiration of the Conditional Use Permit.

The applicant's acceptance of this permit and/or commencement of construction and/or
operations under this permit shall be deemed acceptance of all conditions of this permit
by the permittee.

Within 5 years after the effective date of this permit, construction and/or the use shall
commence. Construction or use cannot commence until a Zoning Clearance has been
issued. Failure to commence the construction and/or use pursuant to a valid Zoning
Clearance shall render the Conditional Use Permit null and void.
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18.

19.

All time limits may be extended by the Planning Commission for good cause shown,
provided a written request, including a statement of reasons for the time limit extension
request is filed with Planning and Development prior to the expiration date.

If the applicant requests a time extension for this permit/project, the permit/project may
be revised to include updated language to standard conditions and/or mitigation measures
and additional conditions and/or mitigation measures which reflect changed
circumstances or additional identified project impacts. Mitigation fees shall be those in
effect at the time of issuance of a Zoning Clearance.

Diane Meester Black, Director of Development Services
For John Baker, Director

Date

cC:

Owner: Phil and Sheri May. 3130 Skyway Drive, Ste 501, Santa Maria. CA 93455

Agent: Mr. David Swenk, Urban Planning Concepts, 2624 Airpark Drive. Santa Maria, CA 93455

Case Files

Fire Department

Flood Control

Park Department

Public Works

Environmental Health Services
APCD
Deputy County Counsel
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Fire Department Condition Letter

Memorandum

Date: April 25, 2008

To: Nathan Eady
Plam\ing & Development
Santa Mzria

From: Russ Sechler, Inspector ;7,72///

Fire Department

Subject:  APN: 128-096-031/001/005
Case #: 06GIPA-C0012/06RZN-00005 /06 1PM-00019/06DVE-00004 /06CUP-00043
Site: Corner of Betteravia and Rosemary Roads, Orcutt
Project Description: roduce Cooling 'aciiity

This Memorandum Supersedes the Previous Memorandum Dated September §, 2006
Change i1 Stored Waler Requirements and Removal of Orcutt Fees

All Other Conditions Remain Unchanged from the Seprensber §, 2006 Meuio

The above project is located within the jurisdiclion of the Santa Barbara Courly Fire
Department. To comply with the established standards, we submit tnc following with the
undersianding that the Fite Protection Certificale application may invalve modificatons,
wiiich may determine additional conditions.

GENERAL NOTICE

1. Stop work immecdiately and contact the County Iire Department, Hazardous Materials
Unik (HMU) at 686-8170 if visual contamination or chemical odors are delected while
implementing the approved work at this site. Resumption of work requires approval of
the HMU.

PRIOR TO ERECTION OF COMBUSTIBLE BUILDING MATERIALS
TIHE FOLLOWING CONDITIONS MUST BE MET

2. All access ways (public or privale) shall be installed and made serviceable. Roadway
plans, acccp‘mblc to the fire department, shall be submitted for approval prior to any
waork being undertaken.

Driveway width shall be constricled as shown on plans receivec by the fire cepartment
on Jaly 14, 2006.
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128-096-001/004/005 2 April 25, 2008
3. Santa Barbara County Fire Depariment High Fire Hazard Area Requirements must be met.

4. Eight (8) fire hydrants shall be installed. The hydrants shall flow 1250 gallons per
minute at a 20 psi residual vressure. Priov to inslallation, plans showing locations, size
and type of hydrant, valves, main lines and lateral lines shall be approved by the fire
depariment. The hydrants shell consist of one 4-inch outlel and two 2%-inch cutlets.
The systern shall be tested by the fire department to ensure compiiance with recognized
standards. See Standard #2.

NOTE: On page 6 of the “project description” submitlal daled “July 2006” the applicant
states: "The City of Santa Maria has a fire mam @1 the project viciinity and has been
requiested o serve the site with o fire service coinrection.” The Santa Barbara County Fire
Department strongly supports this option in Lleu of a private on-site stored water
fire prolection system. However, if the [ire water service cannot be oblained [rom
the City of Santa Maria, Conditions 5 and 6 will apply.

5. This condition is based upon proposed I’hase One build out of this project.

If connection to a public water supply is not available and the current or anticipated
system will not meet minimum flow requirements, a fire depariment approved fire
pumps capable of delivering a fire flow of 1250 gallons per minute shall be installed in
compliance with N.F.P.A. Standard #20. The (ire purmp shall be suparvised by 2 UL
listed central station and be equipped with a local alarm bell on the address side of the
huilding. ‘The stored waler for [ire proiection for shall be 82,500 gallons and comply
with N.FPA. Standard #22, The stored water requirement of 82,500 gallons is for Phase
Omne only.

The on-sile water supply system shall be stubbed out o facilitaie connection to the water
district or purveyor when available. Connection to a water district or purveyor mains
shall be accomplished withir 180 days of availability.

Pumps powerec by diesel 1C engines rated over 30 braxe-horsepower are subject to the
requirements of the Sania Barbara County Air Pollution Control District (APCD). An
APCD permit must be obtained prior to the procuremen: and insta’lation of the diese] 1IC
engine. Conzact the APCT ar (505) 961-8800.

6. This condition is based upon full proposed build out of the site.

Fire department stored water requirements for commercial unils oulside of a water
purveyor's district include a stored water fire protection system in compliance with the
2001 California Fire Code, Appendix HI-A, II-B and Table A-TIT-AA. Watcer slorage shal:
be 285,000 gallons above the amount required for domestic usage and shall be reserved
for fire protection purposes cxclusively. The stored water requirement of 283,000
gallors is based upon full proposed build out of the site. Required water supplics for
fire protection shall be installed and made serviceable prior to and during time of
construction,
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128-096-001/004/005 3 April 25, 2008
Plans for a stored waler fire protection sysiem shall be submitfed and approved by the
fre department.

10.

11.

12.

13.

For projects located in a designated High Fire Hazard Area, all above ground water
piping, including all pipes at the water tank as well as hydrant locations(s), shall consist
of palvanized metal.

The hydrarts shall consist of one 4-inch outle: and two 2%-inch outlets.

PRIOR TO OCCUPANCY CLEARANCE
THE FOLLOWING CONDITIONS MUST BLE MI'T

Building address numbers shall be posted in conformance with fire department
standards.

Sznta Barbara Connty Fire Departinent fire or emergency alarm sysiem requirements
shall be met. Plans shall be approved by the fire department prior to installation.

Portable fire extinguisher(s} are required and shall be in accordance with the Santa
Barbare County Code Chapter 15, Article J.

Annuzl permits for the use and storage of hazardous and/or fammable
malerials/ wastes are required. To determine if your business requires the issuance of an
annual permil, please contact the Tazardous Materials Urit for additioral information
and application procedures (8U5-686-8167).

A Hazardons Materials Business Plan shall be required if vour susiness stores or
handles any hazardous materials or hazardous waste af any one time during a calendar
year in quanfities equal to or greater than: 55 gallons, 500 pounds, or 200 cubic feet of a
compressed gas at standard femperature and pressure. In addition, an RMP/CalARP
docunzent may be required. Please contact the Hazardous Materials Urit for additional
information and application procedures.

Stationary lead-acid baltery systems having an electrolytic capacity of move than 100
gallons in spricklered buildings or 50 gallons in unsprinklered buildings, used for
facility standby power, emergency power or uninterrupted power supplies shzil be in
arcordance with Article 64.

The propanc tanxs shall be installed per Article 82 of the California Fire Code.

When access ways are galed a fire department approved locking system shall be
installed. lease call the Fire Prevention Division at 681-53523 for additional information
and applicatiun pr()ctedm'cs.

'

. Santa Barbara County Fire Department fire sprinkler system requirements shall be met.

Fire sprinkler system plans shall be approved prior to installation. Tocalion of any fire
deparlment connection shall be determined by the fire cepartment.
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128-096-001/004/005 8 April 25,2008

15. Paymenl of developmment impact fees is required. The fees shall be compuled on each
new building, including non-habitable spaces.

Fees will be calculated as follows:

o Mitigation Fee at 5.10 par square foot for structures with fire sorinkler systemns
These conditions apply to the project as currently deseribed. Fulure changes, including but
not limited ‘o further division, change of occupancy, intensification of use, or increase in
hazard classification, :may require additional miligation lo comply with applcable
cevelopment standards in effect at the time of change,
As always, if you have any questions or require further information please call 681-5500.
RS:mkb
c¢ Claudia Sigona, SEPPS, 800 Santa Barbara St., San‘a Barbara, CA 93101

Santa Maria City Water Department, 110 E. Cook St., Santa Maria, CA 93454
APN/Chron
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Project Clean Water Condition Letter

County of Santa Barbara Public Works Depariment PROTECT
Project Clean Water e S,
F2OF Anapanu: ]t ! a Barbar, CA 91101 %@4

QEAN WATER

Canznty of Sunta Rarbara

THOMAS D, FAYRAM

Drepuly Dived -

PHILLIP M. DEMERY
Di-ector

Planning Commission
County of Santa Rarbaru Planning & Development
123 E. Anapamu Street

Santa Barbara, CA 93101

Reference: 06(}1-‘,\-00000-000'!21’061)\"P—()()000—00009/06’[1’M-OOO()(LOOO!,‘); OSR Enterprises
Inc., NRG Enterprises L.P., OSR Ranch L.P.
APN: 128-096-001, -004, -005/Santa Maria

Dear Commissioners:

The above referenced project is subject 1o the County of Santa Barhara's Standard Conditions for
Project Plan Approval — Water Quality BMPs. The conditions apply because the project is more {han
0.5 acres of commercial development. These condiljons require appropriate trertment of runofd from
nnpervious surfaces for the design storm to remove potential potlutants.

. Prior to issuance of Development Permits, the applicant shall submit improvement plans. wrading
& draimage plans, landscape plans, and a drainage study or Storm Water Quality Manazgenienl
Pan that includes relevant details 10 the Water Resources Division {Attention: Cathlesn Garmimd)
for review and approval. The drainage study or Storm Water Quality Management Plan must:

4. demonstrate how the treatment facilitics comply with the conditions by treating rune (T
from the design storm,

b, show the locations of all treatment facilitics, and

. include a maintenance plan appropristc for the proposcd facilities.

2. Prior to issuance of Land Use Clearance applicant shall enter into an approved malntenance
agreement with the County of Santa Barbars to assurc perpctual maistenance of the ircatment
control facitities by the propertly owner,

Lad

Prior to Qccupancy Clearance, all drainage improvements required as part of the above condilions
shall be constructed in accordance with the approved plans and certified by o Registered Civil
Engineer or Landscape Architect. A set of As-Buill plans shall be submined 1o Water Resources
Division that includes those details of Condition 1 of this letier.,

4. The applicant will be required to pay the current plan check fee deposit al the time the plans are
submitted for review and approval.

e e e Pl S Resiowed o Latlemdind 3R A S0 5 [ER{ 1R PRI PR
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Design guidance 1s available, but not imited, (o the following resources:

California Stormwater Best Management Practice Handbooks — New Development and
Redevelopment. California Stormwater Quality Association. 2003 (or most recent edition).

Start at the Source. Bay Area Stormwater Management Agencies Associauon. 1999 {or mosi
recent edition).

Technical Guidance Manual for Stormwater Quality Control Mcasures. Ventura Countywide
Stormwater Quality Managenient Program. 2002 (or most recent edition).

Development Planming for Stormwater Management — A Marual for the Standard Urban Storm -
Water Mitigation Plan. Los Angeles County Department of Public Works. 2002 {or most recent
edition}.

Post-Construction Storim Water Management in New Development & Redevelopment —National
Menu of Best Management Practices for Stormwater Phasc I1 TS, Environmental Protection
Agency.

It is imporiant to incorporate the reatment control fearures early on the design process fir conjction

with fandscaping and grading. An cxample of appropriate treatment for parking lot runefi would
include biorciention within landscaped or open areas. T would be happy 10 work with the project team in
selecting effective and approprate measures for this site. | can be reached at (803) 568-335061.

Sincerely,

Cathleen Garnand
Civil Engineering Associate

CcC:

Steve Rodriquez, Planner, Planning & Development

Larry Appel, Planning & Development

OSR Enterprises/NRG Enterprises, 1910 East Stowell Road, Santa Maria, CA 93454
Suzenne Eledge Planmng & Permitting, 800 Santa Barbara Strect, CA 9311

<

Dennis Bethel & Associates, 2450 Professional Parkway, Suite 120, Santa Maria, CA 93433
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Environmental Health Services Condition Letter

Sanita Barbara County

DEPARTMENT

Environmental Health Services
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Planning und Development Depariment
Case Numbers O0TPM-ODOO0-000T0, 6DV P-GULOO-0000Y
April 24, 2008

Fage 2

3

of 2

Providing the Planning Commission grms approval of the applicants request. bnvisomnental Heashh Services

recommends the Tollowing be included ay Conditios
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COUNTY OF SANTA BARBARA
PUBLIC WORKS DEPARTMENT
123 East Anapamu Street

Santa Barbara, California 93101
805/368-3232 FAX 803/568-3222

Public Works (Transportation) Condition Letter

Apri} 28,

TO:

FROM:

SUBIEC

1.

2008
Nathan Eady. Planner
Development Review

William Robertson, Transportation Planner
Public Works, Transportation Division

T: Conditions of Approval (3 pages)

Rice Cooler. Development Plan

06RZN-30000-00005, 06DV P-00000-00009, 061 PM-00000-00019
APN: 128-096-001, 128-096-004, 128-096-005/ Santa Maria
237,636 sq. ft. Cooling Plant, Betteravia Rd. and Rosemary Rd.

Pursuant to Orlinance No. 4270 regarding Transporintion Impact Fees, the applicant will be required Lo pay a [ee Tor
cach new peak hour trip (PHT), for the purpose of funding transpontation facilities within the Rural Planning Arcas
of the County.

Based on the cwrrent fee schedule, the total estimated fee for the proposed project 1s $15,360 (3 new lots x $480 + 29
newly generated PM peak hour trips x $480/rip). Fees are duce prior to land use clearance and shall be based
on the fee schedule in effect when paid, This olfice will not accepl payment or process a cheek reeeived prior to
project approval.

Fees are payable 1o the County ol Santa Barbara, and uay be paid in person or mailed to: Santa Barbara County
Transportation Division, 123 E. Anapamu St., 2 Fipor, Santa Barbara, CA 93101 or Santa Barbara County
Transportation Division Naorth, 6020 West Foster Road, Santa Maria, CA 93453, Pleasc phone this office prior to

payment if unsure as to the final fee required.

Sieht Distance

"

Prior to land use clearance, the developer shall design, and prior to occupancy. the developer shall provide
intersection sight distance in a manner acceplable 1o the Department of Public Warks Traffic Section.

When the eriteria for sight distances cannot be met, the County may prohibit vehicle tuming movements, require
speed change lanes or require additional speed change lane lengths.
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Driveways/Drive Aisles

Prior 1o land use clearance, the developer shall design, and prior to accupancy the developer shall construet, all
site ingress and cgress points in a manner acceplable lo the Department ol Public Works Trallic Section. All
driveway accesses shall be improved to include all necessary pavement or cross gutters to mateh adjacent
improvements as required by the Department al Public Works Trallic and Permit Sections.

Street Seetions/Pavement Traffic Index

4,

Prior to land use clearance or ract/parcel map approval, the develaper shall design, and prior to oceupancy, the
developer shall construct pavernent for all roadwork based on the appropriate road detail provided in the Santa
Barbara County Enginecring Design Standards under an approved encroachment permit. All designs and/or

modifications shall be reviewed and approved by the Department of Public Warks Traffic and Permit Scctions.

Encroachment/Tixcavation Permit

Prior to recordation and/or zoning clearance, the developer shall apply for an incroachment Permit for all
proposed work, both within the public and/or private road right of ways; and obtain approval, after submittal of
an application, plans. agreement(s), bond(s), and fees, as required hy the Public Warks Permit Section. The
submittals shall include, bul are not limiled to, all construction documents for safety, crosion and traftic control,
landscape, lighting, roads, sidewalks, curbs, gutters, driveways, utility connections, cosl estimates, ete. as
required o fully show the proposed work and its value.

‘The developer shall comply with all applicable Public Works Standard Conditions of Approval and Engineering
Design Standards, as determined by the Public Works Traffic or Permit Sections, before issuance of the
Encroachment Permil.

An Excavation or Encroachment Permit shall be required for any work performed in the County right of way,
ncluding road construction, driveways, ulthitics, and connections,

Encroachment Penmits and/or Santa Barbara Engineering Design Standards and Pubic Works Standard
Conditians of Approval can be obtained al the following locations:

Naorth County Permits Section South County Permits Seclion
620 West Foster Road 4417 Cathedral Ouaks Road
Santa Mana, CA 93455 Santa Barbara, CA 93110

805-739-8788 RO5-681-4967
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Traffic Controls

6.

Prior to land use clearance, traffic circulation and control on adjacent streets shall be designed as required by the
Tiepartment of Public Works ‘Traffic Scction. This shall include. but is not lmited to, curb openings, tura lanes
and control signs for regulation, warning, and guidance of traffic.

a. As part of the encroachment permit, the applicant shall provide east bound, iefi-turn channelization (left
turn deceleration lanc) acceptable to the County Tratfic and Permit Sections to include a minimum of
75 Jeet of vehicle storage and ail applicable tapers.

Prior to land use elearance, traffic circulation and control onsite shall meet the approval of the Department of
Public Works Traflic Section.

Prior 1o oceupancey, all signs shali be installed, and prior o final clearance, the County may require the developer
Lo add tralfic safety devices, such as signing and striping, the need for which are not apparent at time of plan
approval but which are warranted due 1o actuai field conditions. The developer shall install the traffie safety
devices prior to final clearance.

I you have any questions, please conlact me al 739-8785.

Sincerely,

/% = %/28/2008

William T. Robertson Date

eo GODVIP-000UD-LVL0Y
Chinlie E . Transportation Manuger, County ol Sunti Barbara, Public Works Depiotiment

J:"-Gruup"‘.'l'mﬂ:u Winword'Planning Sunta MariiRice Cooler. §eDV P -Cond.doc
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Flood Control Condition Letter

Santa Barbara County Public Works Deparrment
Flood Control 4 Water Agency

August 17, 2006

Planning Commission

County of Santa Barbara Planning & Development
123 E. Anapamu Street

Sanla Barbara, CA 93101

Reference: 06GPA-00000-00012/06DVP-00000-00003/06TPM-00000-00019; OSR

Enterprises Inc., NRG Enterprises L.P., OSR Ranch L.P.
APN: 128-096-001, -004, -005/Santa Maria

Dear Commissioners:

This District recommends that approval of the above referenced project be subject to the following
conditions.

1.

Priar_tg issuance of Development Permits, the applicant shall comply wilh the Flood Controt Standard
Conditions of Approval,

Prior 1o issuance of Development Permits, the applicant shall submit improverent plans, grading &
drainage plans and a drainage study to the District for review and approval. Said plans shall convey
drainage to an acceptable watercourse or drainage facility in a non-erosive manner and shall include a
retardation basin designed to relard the 100-year slorm event to 0.07cfs/acre of development. The
applicant will be required to enler inlo a Maintenance Agreement with the District, lo ensure perpetual
maintenance of the Basin by the Owner(s).

All drainage improvements shall be constructed in accordance with the approved plans and certified by
a Registered Civil Engineer prior to Issuance of Occupancy Clearance.

The applicant will be required to pay the current plan check fee deposit at the time the plans are
submitted for District review and approval.

Sincerely,

//
( ///

! oL A
PN BINY N

Dale VY. Weber, P.E.
Development Engineer

e

Steve Rodriquez, Planner, Planning & Development

Larry Appel, Planning & Development

OSR Cnterprises/NRG Enterprises, 1910 East Stowell Road, Santa Maria, CA 93454
Suzanne Elledge Planning & Permilting, 800 Santa Barbara Street, CA 93101

Dennis Bethel & Associates, 2450 Professional Parkway, Suite 120, Sanla Maria, CA 93455
Mike Zimmer, Building & Safety
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Air Pollution Control District Condition Letter

Our Vision & Clean Air

-

e

" Santa Barbara County

Alr Poliution Control District

To:

Attn:

North County Planning & Development Dept,

Nathan Fady, Planner

From: Viyava L. Jammalamadaka \f{' L/

Date:

April 18, 2008

Case #: DETPM-00000-00019; 06DVP-U0000-00009: D8RZN-00000-00005

OSR Enterprises Produce Cooling Tacility

AN H(s) 128-096-001; -004; -0053

The Air Pollution Control District has reviewed the referenced case and offers ihe following:

el

Applicant must be issued an APCL permit prior to construction or aperation of this project.
Applicant musis apply for an APCD permit exempiion prior to land use clearance.

The applicant should detennine whether the structure(s) proposed for demolition contains
ashestos that is friable or has the potential to become friable during demolition or
disposal. I the structure does contain friable ashestos, the ashestos should be removed
hy u conrractor that 1s state cenified for ashestos removal.,

Applicant is required to complete the *Notification for Renovation and Demolition™

form (available on the APCTY websitc). The completed form should be mailed to the Sama Barbara
APCD no later than the date specified in Seetion LB.1 of the instractions.

Standard dust mitigation are reconumended for all construction andfor prading activities. The nume
and telephone number ot an on-site contact person must be provided 1o the APCD priov (o issuance of
larnd use clearance.

Prior to occupancy, APCD permits must be obtained for all equipment that requires an APCD permit.
APCD Awthority to Construct permits are required for diesel engines rated at 50 bhp and preater {e.g.,
firewater pumps and emergency standby generators) and boilers/large water heaters whose combined

heat input rating exceeds 2.0 naitlion BTUs per hour.

= EIE Ry
Suzanne Elledge P&PS. Apent . ﬁﬁﬁ VIEES ——r

TEA Chron File APR 7 & 7008

; S8 SOy (TR TR
| PLANIGNG £ DEVELGE

A

rterence E. Drasalas Alr Pollution Control Officer
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'”\—M{ta Barbara County

Air Pollution Control District

STANDARD DUST CONTROL REQUIREMENTS

The first measure is required for all projects involving earthmoving activities regardless of the
project size or duration; the other measures must be implemented as applicable to ihe project.
Proper implementation of all of these measures, as necessary, is assumed to reduce fugitive dust
emissions to a level of insignificance and is strongly recommended for all discretionary projects
involving earthmoving.

» During construction, use water trucks or sprinkler systems to keep all areas of vehicls
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, unless prohibited by law.
Reclaimed water should not be used in or around crops grown for human consumption.

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

s Gravel pads must be installed at all access points to prevent tracking of mud on to public
roads. A vacuum truck or suction sweeper should be used to collect soil on paved
surfaces. The use of leaf blowers is prohibited.

= i importation, exportation, and siockpiling of fill malerial are involved, soil stockpiled for
maore than two days shall be coverad, 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.

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

= The contractor or builder shall designale 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 tlelephone number ot such persons shall be provided to the Air Poilution
Control District prior 10 land use clearance.

e Prior to land use clearance {or map recardation (as applicable}, the applicant shall include,
as a note on a separate informational sheet 1o be recorded with map, these dust control
requirements. All requirements shall be shown on grading and building plans. #
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County Surveyor’s Condition Letter

TOUNTY OF SANTA FEHILLIP kL DER
PUBLIC WORKS DEPAR" pivector

123 East Anapamu Street
Santa Barbara, California 93101

BUSLSHR-3000 FAX 805548-

August 2, 2006

County Subdivision Commitice
123 Hast Anapamu Street
Santa Barbara, CA 9310}

RE: Tentative Parcel Map No. 14,707 (06TPM-00000-00019)
Owner : OSR Enterprises Ine., NRG Enterprises, L.P.

and OSR Ranch L.P.
Address: 1910 E. Stowell Road
Santa Maria, CA 93434

Requirements of the County Surveyor’s Office

Pursuant to Section 66448 of the State Subdivision Map Act and County Subdivision
Regulations Chapter 21, Section 21-9, the Parcel Map shall be based upon a field
survey made in conformity with the Professional Land Surveyors Act.  Purthermore,
property lines shall be monumented in accordance with Section 21-16 of said County
Code.

Very truly yours,

72‘7,46 Michael B, Fmmons
County Survevor
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ATTACHMENT E: SITE PLAN
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ATTACHMENT F: CONCEPTUAL GRADING PLAN
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ATTACHMENT G: COOLER FLOOR PLLAN AND ELEVATIONS
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ATTACHMENT H: DOCK & TRUCKER FACILITY FLOOR PLANS
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ATTACHMENT I: OFFICE FLLOOR PLANS AND ELEVATIONS
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ATTACHMENT J: VALUE-ADDED FACILITY FLOOR PLAN
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ATTACHMENT K: LANDSCAPE PLLANS
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PLANT LEGEND:
J TREES
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ATTACHMENT L: ZONE DISTRICT MAP
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ATTACHMENT M: AGRICULTURAL ADVISORY COMMITTEE MINUTES

COUNTY OF SANTA BARBARA

AGRICULTURAL ADVISORY
COMMITTEE

Brian Caird Bill Giorgi, Chair

Kari Campbell-Bohard Dorothy Laine

Willy Chamberlin Andrew Rice

Grant Cremers LeRoy Scolar

Greg France Carl Stucky, Vice Chair
Sam Frye June Van Wingerden

Administranve support provided by the Agricultural Commissioner” Office (805) 681-5600

MINUTE ORDER

At the March 5, 2008 mecting, the Agricultural Advisory Commitiee approved the following
motion:

To recommend the Board of Supervisors allow the Rice Produce Cooler facility hecause
it provides a substantial benefit to the agricultural community and the publie for the
following reasons;

1. Up to 5000 acres of agriculture in the Santa Maria area will be serviced by the
cooler.

2. The new cooling Tacility will be closer to agricultural fields than the current facility.
‘This will have the public benefits of decreased truck traffic in the urhan areas of Santa
Maria and will help eliminate land use conflicts.

3. It will allow quicker, more eflicient cooling of produce. This reduces post-harvest
losses und increases the overall shelf life of the product, thereby providing greater
economic stability to the agricuitural community.

4. Increases marketability of produce and supports the trend in the industry for “one
stop shopping’™.

5. Addresses new Homeland Security regulations and provides increased protection for
food safety.

6. Benefits the community at large by allowing farmers to meet food supply demands.
7. Assists with preserving farmland as processing facilities are an integral part of the
fresh produce agricnltural industry.

8. The proposed location for this facility is safer for the Community because any
hazardous materials will be away from populated areas.
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Ayes: Caird, Chamberlin, Cremers, France, Frye, Giorgi. Laine,
Scolart, Van Wingerden

Noes: None
Abscnt: Campbell-Bohard, Stucky
Recused: Rice

ATTEST: (Wadtian D, G00pftD

William D Gillette, Secretary



