CITY OF LOMPOC
PLANNING COMMISSION STAFF REPORT

DATE: MARCH 14, 2005
= TO: MEMBERS OF THE PLANNING COMMISSION
FROM: LUCILLE T. BREESE, AICP, CITY PLANNER

CALIFORNIA

RE: SEABREEZE ESTATES — NORTHERN PARCEL
TENTATIVE SUBDIVISION MAP -- LOM 545 AND
PRECISE DEVELOPMENT PLAN -- DR 04-28

AGENDA ITEM NO. 4

DR 04-28 PRECISE DEVELOPMENT PLAN / LOM 545 TENTATIVE SUBDIVISION
MAP — SEABREEZE ESTATES (NORTHERN PARCEL)

A request by Marc Annotti of DS Ventures, LLC for Planning Commission review and
consideration of a proposal for the 37.82 acre Seabreeze Estates Development
(northern parcel):

1) DR 04-28 -- Precise Development Plan - review of the Precise Development Plan
including:

a) Site Plan including building placement, parking and landscaping for the
northern parcel;

b) Proposed architecture for the four 16 unit apartment buildings (64 units)
and 81 single-family residences on individual parcels. The total number of
dwelling units is 145;

c) A Park and Recreation Commission recommendation regarding the
proposed amenities for the 4.09 acre Community Park; and

d) A proposed Development Agreement on the 3-acre industrial site and a

recommendation to the City Council.
View Attachment 1 View Attachment la View Attachment 1b View Attachment 1c

2) LOM 545 — Vesting Tentative_Subdivision Map - a Vesting Tentative
Subdivision Map requesting subdivision into 85 parcels for residential
development, including an agricultural buffer, a park, a future industrial site, and
Open Space for riparian wetlands.

View Attachment 2 View Attachment 2a
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The parcel is located at the southeast intersection of Bailey Road and Central Avenue
(Assessor Parcel No: 93-070-62). An Environmental Impact Report (EIR) was
circulated to the State Clearinghouse (SCH. No. 2002061109) pursuant to the California
Environmental Quality Act (CEQA) and certified by the City Council on August 17, 2004.
An Addendum to the EIR was prepared and certified by the City Council on November
16, 2004.

l. BACKGROUND

October 11, 2004 -- the Planning Commission reviewed the material presented, took
public testimony, deliberated, and adopted the Resolutions listed below recommending
the following City Council approval:

1) Resolution 384 (04) — recommending certification of Addendum to FEIR 01-01 and
approval of the requested General Plan Amendment (GP 04-04) for the Northern
Parcel of the Seabreeze Estates Development from Light Industrial (LI) with a park
overlay, to Medium Density Residential (MDR) on 18.64 acres, Community
Facility (CF) on 4.09 acres Open Space (OS) on 11.58 acres, and Planned
Manufacturing (PM) on 3.51 acres (Assessor Parcel Number: 93-070-062); and

2) Resolution 385 (04) — recommending approval of the requested Zone Change (ZC
04-06) for the Northern Parcel of the Seabreeze Estates Development. The
request is to change the current 37.82 acre Planned Manufacturing (PM)
designation to Planned Manufacturing (PM) on 3.51 acres Medium Density
Residential, Planned Development (R2, PD) on 18.64 acres, Public Facility (PF)
on 4.09 acres, and Open Space (OS) on 11.58 acres;

3) Resolution 386 (04) — recommending approval of DR 04-28 as the Preliminary
Development Plan for the Northern Parcel of the Seabreeze Estates Development;

November 16, 2004 -- the City Council reviewed the material presented, took public
testimony, considered the evidence, and:

1) Adopted Resolution 5211 (04) approving certifying the Addendum to the FEIR
01-01 and approving the requested General Plan Amendment -GP 04-04;

2) Adopted Resolution 5212 (04) approving DR 04-28 as Preliminary Development
Plan for the Northern parcel of the Seabreeze Estates Development; and

3) Introduced Ordinance 1503 (04) approving the requested zone change ZC 04-06,
the Ordinance was effective on December 21, 2004.

January 11, 2005 -- the applicant submitted Precise Development Plan and Tentative
Subdivision Map - LOM 545.

February 10 and March 2, 2005 -- the Parks and Recreation Commission reviewed the
proposed park layout and proposed amenities.
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March 3, 2005 -- the applicant re-submitted the Vesting Tentative Subdivision Map -
LOM 545, which was deemed complete by staff.

. PROCESS:

The Commission is being asked to:

1) Review the proposed Precise Development Plan (DR 04-28) as required by
Section 7702 — Procedure of the Planned Development District to determine that
the Precise Development Plan is in substantial conformance with the Preliminary
Development Plan approved by Council with Resolution 5212 (04). If it can be
found that the Precise Development Plan is substantially consistent with the
Preliminary Development Plan, the Commission may approve the Precise
Development Plan;

2) Review and approve the proposed project architecture as required by Council
Resolution No. 5212 (04) Condition of Approval P16;

3) Accept the Park and Recreation Commission determinations regarding the
proposed park amenities and forward them to the Council for consideration when
considering accepting the park;

4) Review and approve Vesting Tentative Subdivision Map LOM 545 as required by
Council Resolution No. 5212 (04) Condition of Approval P21; and

5) Provide a recommendation to the City Council regarding the draft Development
Agreement, limiting the future uses on the 3.51-acre site zoned Planned
Manufacturing (PM). Council will consider the Development Agreement prior to
acceptance of the first Final Map for the Northern Parcel. The Development
Agreement is required by Council Resolution 5212 (04) Condition of Approval
No. 25.

View Attachment 3 View Attachment 3a

. ANALYSIS OF CONFORMANCE WITH ADOPTED CITY POLICIES -
PRECISE DEVELOPMENT PLAN -- DR 04-28

A. Architectural Review Guidelines:

As required by the Planned Development section of the Zoning Ordinance, the Planning
Commission has authority to review project architecture for the Precise Development
Plan. The applicant has presented conceptual plan showing architecture and color
schemes that specifically represent the single-family homes and the apartment buildings
intended for the development. The Architectural Review Guidelines provide some
direction regarding new residential developments, these are listed below for
consideration:
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Page 5, Item 2

Visual bulk should be minimized through the use of creative site planning on
small sites with minimum setback requirements and proportionally large
dwellings

Page 5, Item 3

For new residential developments a minimum of five different street frontage
designs, not including mirror images, should be provided. A particular street
frontage design, including its mirror image, should not appear more often than
every fourth house.

Page 5, Item 8
Entry to garages should be incorporated into the architecture of the dwelling to
minimize visual prominence.

Page 6, Iltem 10
Multiple buildings on the same site shall be designed to create a strong visual
relationship between the buildings with subtle variety in building size and mass.

Page 6, Item 13

All building elevations visible to the public shall be designed and architecturally
treated. The choice of materials, colors, and the level of detailing shall be
thoughtfully integrated into the design. All elevations need not look alike;
however, a sense of overall architectural continuity is encouraged.

There are four apartment buildings proposed, each building has 16 units for a total of 96
dwelling units. The buildings are shown with a varied roofline. The roofing material is
proposed as a concrete roof tile that has texture and the appearance of a Spanish tile
roof and not a flat asphalt shingle. The roof colors vary slightly but are complementary
throughout the development. The buildings present a varied appearance from all four
sides. This is important due to the mass of the buildings and the visual impact from the
interior roadway. The architectural features appear to consist of a good variety of wood
shutters, window surrounds, wood trim balcony, stucco finish of private patio areas, and
cast stone veneer to alleviate any appearance of blank area on the building. The
proposed colors are neutral and the exterior building material is a cement plaster finish.
Staff will monitor the construction drawings to assure that the quality presented in the
conceptual drawings is maintained in the final product.

There are 16 one-bedroom units, 32 two-bedroom units, and 16 three-bedroom units
proposed for a total of 64 units.
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Proposed Elevations — Apartment Units

SEABREEZE APARTMENT BUILDING

There are eighty-one (81) single-family home proposed on lots of approximately 4,500

square feet.

The lots are proposed in clusters with a mix of plans in each cluster.
Specifics of each plan is identified below:

Plan No. 1 Plan No. 2 Plan No. 3
Square Footage 1,693 sq. ft. 1,909 sq. ft. 2,148 sq. ft.
Bedrooms 3 bedroom 4 bedroom 3 bedroom (optional 4™)
Bathrooms 2-1/2bath 2-1/2 bath 2-1/2 bath
Parking 2 car garage 2 car garage 2 car garage

Each plan is shown with three optional facades that create a different look. These will
be distributed throughout the development to avoid having identical houses sited next to
each other. Plan 2 appears frequently on the interior drive, which results in use of three
exteriors. This will not be sufficient to meet the Architectural Review Guidelines
directive that the same frontage design not be repeated more than every fourth house.
A Condition of Approval has been included requiring the developer to provide two
additional street frontages for Plan 2 (Resolution No. 402 (05) — COA P-17). This will
provide adequate variety so that, although the basic floor plan is repeated, the exterior
facade will be different and present a varied appearance to the community.
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Based upon the placement of the units in the clustered approach, it is important that
architectural detail be included on all sides of all units. Large blank walls are not
considered acceptable design and provide an unattractive view to the residents.  Staff
has identified specific elevations of the conceptual plans where additional detail should
be provided. Generally any elevation that is above the first floor and has the potential of
being viewed from the public right-of-way (Resolution No. 402 (05) -- Condition of
Approval P-16). Staff will work with the applicant on specific locations and generally
some architectural touches can be included that present a quality appearance without
incurring extensive cost to the developer.

Typical Single Family Residence Elevations

Rear Elevation ) Lefi Side Elevation

Plan 2A
Elevations

SEABREEZE SINGLE FAMILY HOMES ——— .

LOMPOC, CALIFORNIA
D5 WENTURES, LLC

The proposed materials show a good mixture of color and detail that will present a
varied appearance. The colors and materials are consistent with those proposed for the
apartment units and show the same attention to detail that will provide an attractive
product. Color board and elevations will be available for review at the meeting.
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B.

Subdivision Review Ordinance

City Subdivision Review Ordinance Section 2863 Planned Residential Developments
contains specific development standards for a Preliminary / Precise Development Plan.
These standards are in addition to the standards in the Zoning Ordinance which are
discussed below.

1.

Requires a minimum of four (4) amenities for residential developments of one
hundred and more (100+) dwelling units.
A minimum of four (4) amenities would be required for this development.

The developer shall propose the size and type of the amenities to be provided.

The developer is proposing 1) park improvements (including a basketball court,
restroom facilities, a toddler park area, parking, baseball field, practice fields, etc.);
2) an agricultural buffer with a Class 1 bike trail adjacent to the development; 3)
retention of the wetlands/riparian area; and 4) bus turnout.

Lot coverage shall not exceed that prescribed by the underlying zone classification.
Lot coverage will not exceed 50% in the residential development as identified in the

Zoning Analysis.

Required off-street parking shall be provided in accordance with the provisions of the
Zoning Ordinance. Additional parking for storage of recreational vehicles, trailers,
and other miscellaneous vehicles shall be provided at a rate of one (1) space for
each seven (7) dwelling units. If spaces for such vehicles are not provided, then
project codes, covenants, and restrictions shall prohibit recreational vehicle parking
within the project.

Required parking is provided for each of the residential uses as identified in the
Zoning Analysis below. A Condition of Approval has been included requiring that the
Covenants, Conditions, and Restrictions (CC&R’s) prohibit the parking of
recreational vehicles (Resolution No. 402 (05) — COA No. P-33h).

Minimum open space area shall be required for R-2 density of 50% of the project. At
least one-half of the total open space requirements shall be devoted to open space

usable by residents.
Based upon the size of the parcel and the amount of area devoted to buffer, park,

wetlands area, this requirement is satisfied.
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C. Zoning Ordinance

The November 16, 2004 Council approval of Preliminary Development Plan and Zone

Change to Medium Density Residential, Planned Development (R-2, PD). Section 7705 —

Regulations, Limitations and Restrictions of the Zoning Ordinance allows the adoption of a
precise development plan with restrictions more or less restrictive than those specified in
the City regulations. The project must be designed to protect property values in the vicinity
of the subject property and to protect and enhance the public peace, health, safety, and
general welfare of persons residing in, working in, and passing through the neighborhood.
The project has reduced the lot size and reduced yard setbacks.

Category

Required/Maximum

Proposed

Height

30 feet

SFR — Approx. 26’ to 28’
Apt. Unit — Approx 31’

Lot Coverage

50 Percent Maximum

Plan 1 — max 46%
Plan 2 — max 29%
Plan 3 - max 34%

Front Yard Setback

15 feet from property line

Typical 10 ft. to 20 ft.
(some with minimum 4 ft.)

Rear Yard Setback

5 feet from property line

Typical 4 ft. to 10 ft.
(some with minimum 3 ft.)

Side Yard Setback

5 feet from property line on
interior lot line

Typical 4 ft. to 15 ft.
(some with minimum 4 ft.)

.5 open space per unit = 16

16 garage/8 open spaces

2 bedroom / 1 garage space and
1 open space per unit = 32

32 garage / 32 open

3 bedroom /1 garage space and 1
open space per unit = 16

16 garage / 16 open

total 64 garage and 56 open

Lot Size 6,000 square feet of land area Planned Development allows relaxation
per dwelling unit of this standard/ applicant is request
approx. 4,500 sq. foot average lots.
Parking 2 covered parking space per 2 spaces in an enclosed garage for
Single Family residential unit single family unit
Parking 64 apartments
Multi Family 1 bedroom / 1 garage space and

51 covered carports
70 open parking spaces

NOTE: COA P48 addresses

Loading Space
Section 8852

All multiple family dwellings
containing 30 or more rental
units shall provide one off-street
loading space having a minimum
width of 12 feet and minimum
length of 35 feet exclusive of
necessary ingress and egress.

COA P49 addresses
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In reviewing the proposed parking plan for the apartment complex several issues should
be noted. The Zoning Ordinance requires a total of 64 garage spaces (51 covered
carports are being proposed) and 56 open spaces are required with 70 proposed. An
additional 13 covered spaces are required (Resolution No 402 (05) COA P- 48). The
size of the parking appears to be 17 feet, the Zoning Ordinance standard is 20 feet for a
90 degree space. The scale of the plans make it difficult to note with certainty however
the 17 foot size is acceptable if there is a 3 foot overhang in a landscape area. This
may be the case when the final plans are submitted. Additionally the drive aisle is 24
feet in width and the City standard is 25 feet. Staff will work with the applicant during
the construction phase to assure conformance with the City standards (Resolution No.
402 (05) COA P-48).

Section 8852 of the Zoning Ordinance requires a loading space on site for all multiple
family dwelling units of 30 or more. Staff will work with the applicant to assure that this
standard is met on the construction drawings (Resolution No. 402 (05) COA P-49)

Based upon the foregoing analysis and discussion, staff recommends that the
Commission find that the Precise Development Plan is consistent with the approved
City of Lompoc Architectural Review Guidelines, Subdivision Ordinance, and Zoning
Ordinance.

The Development Review Board (DRB) recommends approval of DR 04-28 as the Precise
Development Plan for the Northern Parcel of the Seabreeze Development based upon the
Findings in Resolution No. 402 (05) and with the attached Conditions of Approval.

V. DISCUSSION — PARK AND RECREATIONS COMMISSION RECOMMENDATION

The Park and Recreation Commission reviewed the proposed park amenities on
February 10 and March 2, 2005. A letter outlining the discussion is included as
Attachment No. 4. The Developer did not attend the meetings and the Commission had
some questions regarding the park layout. Planning staff and Urban Forestry staff have
conferred and noted that the 4.09 acre park is consistent with the Council approval of
the Preliminary Development Plan; there is access proposed from Central Avenue as
well as from within the development; the parking lot provides 30 spaces which is
adequate for the park size; access to the southeast portion of the park will be more
clearly defined in the construction drawings; and signage will be reviewed by staff
during the construction phase.

Planning Commission discussion of the letter and any recommendations will be
forwarded to the Council as part of the minutes of this meeting. The Council will make a
decision regarding the acceptance of the proposed park and amenities prior to
accepting the final map for the first phase of the development.

View Attachment 4
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V. ANALYSIS - VESTING TENTATIVE SUBDIVISION MAP (LOM 545)

The City of Lompoc Subdivision Ordinance outlines the procedure for submittal and
review of a map to subdivide an existing parcel. Section 2830 — Tentative Map Review
states that the proposed map must be reviewed by the City staff with a report forwarded
to the Planning Commission, including the staff recommendation, to allow the
Commission to take action on the map. The Planning Commission has the authority to
approve, conditionally approve, or deny a Tentative Subdivision Map (Lompoc City
Code Section 2846). Once approved, the Tentative Map expires twenty-four months
from the date of approval unless the applicant requests a time extension prior to the
expiration. A Condition of Approval has been enclosed advising the applicant of the
expiration date of the map (Resolution 403 (05) — COA P-13).

The applicant has requested a Vesting Map which allows the developer to pay whatever
development fees that the jurisdiction has established place at the time the completed
application is accepted.

Proposed Site Plan/Vesting Tentative Subdivision Map LOM 545

SEABREEZI




PLANNING COMMISSION STAFF REPORT PAGE 11
SEABREEZE ESTATES -NORTHERN PARCEL MARCH 14, 2005
PRECISE DEVELOPMENT PLAN DR 04-28 / VESTING TENTATIVE SUBDIVISION MAP LOM 545

Staff Review

A Subdivision Review Board (SRB) was held on January 19, 2005 to review the
Preliminary map. It was identified that changes were necessary and staff worked with
the applicant to finalize a Tentative Subdivision Map that was consistent with City
standards. Vesting Tentative Subdivision Map LOM 545 was deemed complete on
March 3, 2005 and will pay the development fees at place on that date.

The Engineering Division has reviewed the proposed Vesting Tentative Map and found it
to be consistent with City standards. One concern remains, the proposed 90-degree
parking at the curve on Seabreeze Loop (adjacent to the park). The applicant is
attempting to provide additional parking adjacent to the park and the Engineering Division
is concerned with the safety of vehicles backing out onto a residential street at the curve.
A Condition of Approval is included with Resolution 402 (05) requiring removal of the
parking (Resolution No. 402 — COA EN -39).

The applicant has worked with the Solid Waste Division to incorporate the required trash
enclosures throughout the development.

Wastewater Division has reviewed the proposal for access to the wetlands area and found
it acceptable.

The Development Review Board (DRB)/Subdivision Review Board (SRB) has developed a
series of standard conditions of approval (COA) to advise applicants of possible
requirements during the development review process. Project specific conditions are
included when staff can determine what they should be from the conceptual plans
provided for Commission review. A complete plan check occurs after construction plans
have been submitted to the Building Division for building permits. Please note that not
all COA included with the Planning Commission Resolution for the project may be
applicable. If the applicant has questions and/or concerns regarding specific conditions,
he/she should contact the department/division that is recommending the condition.
DRB/SRB members do not attend the Commission meeting and Planning staff cannot
answer  specific  questions regarding conditions recommended by other
departments/divisions.

The Subdivision Review Board (SRB) recommends approval of LOM 545 as the Vesting
Tentative Subdivision Map for the Northern Parcel of the Seabreeze Development based
upon the Findings in Resolution No. 403 (05) and with the attached Conditions of
Approval.
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V1. DEVELOPMENT AGREEMENT DISCUSSION

The approved Light Industrial General Plan Land Use designation and Planned
Manufacturing (PM) Zoning designation on the 3.51-acre parcel on the northern portion
of the site could pose a land use conflict with the residential uses to the south. The
stated purpose of the PM Zone is: This zone is intended to provide a district which will
insure an environment conducive to the development and protection of modern industry,
research institutions, and administrative facilities in a well-designed and properly-
landscaped environment. The permitted uses include: All categories of industrial and
manufacturing uses conducted entirely within an enclosed building, subject to the
prescribed performance standards in this zone. The use of this zoning designation was
intended to provide a buffer from the City of Lompoc Wastewater Treatment Plan and
uses on this parcel.

Council Resolution No. 5212 (04), Condition of Approval P-25 requires the Development
Agreement. The applicant has agreed to enter into an agreement with the City and
record the agreement on the property limiting future uses to warehouse and storage
uses that are conducted completely within an enclosed building. A draft Development
Agreement is included as Attachment No. 5 review and recommendation to the Council.
The Agreement will provide assurance that a heavy industrial use, that would not be
compatible with a residential use, could not be proposed in the future. The Agreement
will be considered by Council prior to approval of a final map for any phase of
development on Seabreeze North (Resolution No. 402 (05) -COA P-24).

View Attachment 5

VIl.  ENVIRONMENTAL IMPACT REPORT EIR 01-01 SCH NO. 2002061109

Final Environmental Impact Report (EIR-01-01) was prepared for the projects affecting
both northern and southern parcels by Rincon Consulting and circulated through the
State Clearinghouse (SCH No. 2002061109) pursuant to the requirements of the
California Environmental Quality Act. The EIR was certified by the City Council on
August 17, 2004. An Addendum to the EIR was prepared and certified by the City
Council on November 16, 2004. No changes have occurred in the environmental
circumstances surrounding the proposed project since that time and it is recommended
that the Commission re-certify the documents.

VIIl.  NOTICING:

Notice of the Public Hearing was published in the Lompoc Record on March 4, 2005
and a notice was mailed to all the property owners of record within 300 feet of the
subject property, and interested parties, on March 4, 2005.

IX. APPEAL RIGHTS:

Any person has the right to appeal the Planning Commission action to the City Council
within ten days of the action. Contact a Planning Division staff member for the required
appeal form. A fee of $34.30 must accompany the appeal form.
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X. RECOMMENDED PLANNING COMMISSION ACTION:

XI.

Re-certify the Final Environmental Impact Report and Addendum as
part of adoption of Resolutions No. 402 (05) and No. 403 (05).

Adopt Resolution No. 402 (05) approving DR 04-28 as the Precise
Development Plan for the Northern Parcel of the Seabreeze
Development (Assessor Parcel Number 93-070-062), based upon
the Findings of Fact in the Resolution and subject to the attached
Conditions of Approval.

Adopt Resolution No. 403 (05) Vesting Tentative Subdivision Map
(LOM 545) for the Northern Parcel of the Seabreeze Development
(Assessor Parcel Number 93-070-063) based upon the Findings of
Fact in the Resolution and subject to the attached Conditions of
Approval.

Direct staff to forward to the City Council, as part of the Planning
Commission meeting minutes, discussion regarding: 1) the required
Development Agreement for the Planned Manufacturing parcel and
2) the proposed park amenities.

ATTACHMENTS:

whh e

SR NS

Resolution 402 (05) — approving DR 04-28 as the Precise Development Plan
Resolution 403(05) — approving LOM 545 as the Vesting Tentative Subdivision Map
Council Resolution 5212 (04) approving DR 04-28 as the Preliminary Development
Plan with Conditions of Approval and approved Exhibit

Park & Recreation Commission letter dated March 3, 2005

Draft Development Agreement

Site Plan/Vesting Tentative Subdivision Map and Exhibits
(Planning Commission and City Council only, available in Planning Division for Review)

H:\OFFICEWPWIN\WPDOCS\PCSTAF~1\SEABREEZE\Seabreeze-03-14-05.doc



Attachment No. 1

RESOLUTION NO. 402 (05)

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
LOMPOC APPROVING THE PRECISE DEVELOPMENT PLAN (DR 04-28)
THE SEABREEZE ESTATES PROJECT NORTHERN PARCEL
(ASSESSOR PARCEL NUMBER 93-070-62)

WHEREAS, arequest was received from Marc Annotti, representing DS Ventures, LLC for
Planning Commission consideration of DR 04-28 as the Precise Development Plan for
design of the structures, site plan, parking, and landscaping for the Seabreeze Estates
project northern parcel. The proposed housing product types include single-family
residences and an apartment complex with landscaping and parking on 37.82 acres.
(Assessor Parcel Number: 93-070-62); and

WHEREAS, the Preliminary Development Plan was considered by the Planning
Commission at a duly-noticed public meeting on October 11, 2004 and the Commission
adopted Resolution No. 386 (04) recommending City Council approval of DR 04-28 as the
Preliminary Development Plan for the Seabreeze Estates Northern Parcel; and

WHEREAS, on November 16, 2004, the City Council held a duly noticed public hearing and
adopted Resolution No. 5212 (04) conditionally approving DR 04-28 as the Preliminary
Development Plan for Seabreeze Estates Northern Parcel; and

WHEREAS, the applicant submitted revised plans in January and February of 2005 and on
March 3, 2005 a revised site plan/Vesting Tentative Subdivision Map (LOM 545) as the
Precise Development Plan for DR 04-28 which was deemed complete; and

WHEREAS, at the meeting of March 14, 2005, of , were present, and
answered Planning Commissioners’ questions and addressed their concerns; and
WHEREAS, at the meeting of March 14, 2005, addressed the Planning Commission,
and

WHEREAS, the City Council certified the Final Environmental Impact Report (FEIR 01-01)
SCH No. 2002061109 on August 17, 2004 and certified an Addendum on October 11, 2004
for the reduced residential component of the conceptual development plan for the Northern
parcel as required by the California Environmental Quality Act (CEQA).

NOW, THEREFORE, THE LOMPOC PLANNING COMMISSION RESOLVES AS
FOLLOWS:

SECTION 1: After hearing testimony, considering the evidence presented, and due
deliberation of the matters presented, the Planning Commission finds that:

Inasmuch as_City Zoning Ordinance Section 7702 —Planned Development
(PD) Procedure requires that the Planning Commission review a Precise
Development Plan to assure that it is in substantial conformance with the
Preliminary Development Plan conditionally approved by the City Council
prior to issuance of any building permits for the project, therefore the
Planning Commission finds that:




Resolution 402 (05) Precise Development Plan
Seabreeze Estates Northern Parcel Page 2
LOM 545 / DR 04-28 March 14 2005

A. The Precise Development Plan identified on LOM 545 / DR 04-28
Vesting Tentative Subdivision Map and site plan (prepared by J. B.
Dixon Engineering & Surveying, Inc. and dated March 2, 2005) for the
Seabreeze Estates project northern parcel is substantially in
conformance with the Preliminary Development Plan conditionally
approved by City Council on November 16, 2004.

SECTION 2: Inasmuch as the Precise Development Plan is consistent with the conceptual
approval described in the Addendum to the FEIR (EIR 01-01) the FEIR and
Addendum are hereby re-certified pursuant to the provisions of the California
Environmental Quality Act (CEQA).

SECTION 3: Based upon the foregoing, LOM 545 / DR 04-28 (Exhibit A) is approved as
the Precise Development Plan for the Seabreeze Estates North proposal,
reviewed by the Planning Commission on March 14, 2005, subject to the
conditions attached as Exhibit B which are incorporated by reference as if
fully set forth herein.

The foregoing Resolution, on motion by Commissioner , seconded by
Commissioner , was adopted at the Planning Commission meeting of March 14,
2005 by the following vote:

AYES:

NOES:

Arleen T. Pelster, AICP, Secretary Jack Rodenhi, Chair

Attachment: Exhibit A - Conditions of Approval
Exhibit B — Precise Development Plan
Exhibit C — Mitigation Measures

G:\COMDEV\PC Reso\Seabreeze\Precise-North.doc



Draft MITIGATION MEASURES
Seabreeze Estates —- NORTHERN PARCEL
Preliminary Development Plan — DR 04-28, EIR 01-01

These Mitigation Measures were extracted from the Final Environmental Impact Report for
Seabreeze Estates (SCH No. 2002061109) which was certified by the City Council on
August 17, 2004. Language may be modified herein to clarify applicability to the southern
parcel of the project and to provide clarification regarding compliance to contractors and
future property owners. No revisions have been made to modify the intent or requirements
of the Mitigation Measures. In the case of conflict, the Mitigation Measures contained herein
shall supercede those contain in the FEIR.

AESTHETICS/VIEWS
1. The applicant shall provide a pedestrian easement for a public viewing platform in the
location of the existing sanitary sewer easement in the central portion of the site, as

approved by the Planning Division. (AES-1(b))

BIOLOGICAL RESOURCES (Riparian vegetation, habitat and water quality)

Glare
2. If structures or houses are located adjacent to the Bailey Wetlands Area or the

Central Avenue Riparian Area, their building materials shall not produce glare that

would adversely impact the riparian habitat. Windows shall not be mirrored, but

otherwise, their use shall not be limited. (B-2(h))

Lighting
3. Applicant shall submit a lighting plan including photometrics that incorporates the
following:

a. All lighting shall be shielded and directed downward to prevent glare and
minimize light intrusion on adjacent properties, structures, and riparian/wetland
areas. The adequacy and design of the on-site lighting and shielding shall be
reviewed by staff at the time the public improvement plans and landscape
plans are submitted and shall be inspected in the field at night, once the
lighting is installed, to ensure there is no spillover into the Bailey Wetland Area
or the Bailey Wetland setback buffer zone.

b. Night lighting of public areas shall be the minimum necessary for safety
purposes. Night lighting requirements are as follows:

e Exterior lighting within 100 feet of the Bailey Wetland Area and the Central

Avenue Riparian Area shall be shielded and aimed as needed to avoid
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spillover into the Bailey Wetland Area or the Central Avenue Riparian Area
setback buffer zones.

e Decorative lighting shall be low intensity.

e Use of permanent high-intensity floodlights on residential lots shall be
prohibited and all residential lighting shall be shielded and directed away
from the Bailey Wetland Area.

e No lighting shall be placed within the Bailey Wetland Area or Central
Avenue Riparian Area setback buffer zones.

C. Lighting on development sites adjacent to the Bailey Wetland Area and
Central Avenue Riparian Area setback buffer zones shall be designed and
sited to avoid light and glare impacts to wildlife within the protected open
space areas and still be consistent with public safety considerations. All
lighting located adjacent to protected open space areas shall be as low as
feasible in height and must be directed downward with light sources no more
than one foot-candle at the edge of the riparian canopy. (B-3(c))

Bailey Wetland Area Protection

4, Public access to the Bailey Wetland Area and Central Avenue Riparian Area shall be
prohibited. (B-2(i))

5. Direct discharge of pollutants (including, but not limited to: trash and sediment) or
storm water run-off into the Bailey Wetland Area, Central Avenue Riparian Area or
any proposed bioswale is prohibited. (B-2(k)) (HWQ-4(a))

Setback Buffer Zone

6. Development envelopes shall be located so that all riparian and wetland habitat,
including the central on-site riparian/wetland habitat, and Central Avenue riparian
habitat, is buffered from development (including grading and structures) by an
average 40-foot setback with a minimum setback of 25 feet. Setback distances
shall be measured from the outside edge of the dripline of existing vegetation or
top of bank in the riparian and wetland area, whichever is more restrictive (see
attached Exhibit A). Passive use recreational trails and/or overlooks will be
allowed within the setback area, provided that they do not remove riparian habitat.
In such trail areas, the Property Owners Association (POA) shall provide for
maintenance and management activities (e.g., trash removal, regular weed
abatement, and policing to ensure users comply with the goals of the
management plan for the on-site wetlands areas) of the trail, setback area, and
associated natural resources. A pervious walking path may be constructed at the
outermost edge of the setback area (i.e., furthest 15 feet). The walking path shall
only be open from dawn to dusk. The riparian and wetland habitat area and
average 40-foot buffer zone (minimum 25-foot) for preserved riparian/wetland
areas shall be shown on all grading plans and shall be demarcated with highly
visible construction fencing for the benefit of contractors and equipment
operators. The applicant shall provide a conservation easement and access
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easement for all on-site riparian and wetland areas, as well as the wetland
setback/buffer area. The Tentative Map and Precise Development Plan shall be
revised to reflect this. Community Development staf shall review adequacy of the
buffer at plan check.

The riparian and wetlands setback area shall be planted in native vegetation.
Ornamental and non-native vegetation shall be prohibited in the setback area.
Areas within the landscape buffer shall be revegetated within 60 days of grading
activities, with deep-rooted, native, drought-tolerant species to minimize erosion
potential. A landscape plan prepared by a botanist or landscape architect shall
be provided to address landscaping within the setback areas. The plan shall
include the number, type, size, location and distance-on-center of plant material.
The native landscaping shall be dense between the metal fencing and the riparian
area/top of bank. The landscape plan shall include success criteria and a
monitoring program. Seasonally-timed weed abatement activities shall be
implemented by the POA and monitored by a designated biologist. An area
designated for native riparian habitat restoration shall be incorporated into the
riparian setback area to transition into the existing riparian vegetation.

If implementation of the recommended setback for the Central Avenue Riparian
Area is not feasible due to physical, economic, or other constraints, then the
applicant shall contract a qualified biologist to identify the number, size, and type
of trees and large shrubs, including branches and trunks with a diameter of over 3
inches, within the on-site riparian and wetlands habitat. Any removed riparian or
wetland vegetation shall be replaced on-site at a ratio of 3:1 to 5:1, depending on
species, as determined by a qualified biologist. The applicant will file a
performance security with the City to complete restoration and maintain plantings
for a five (5) year period. Encroachment into either the Central Avenue Riparian
Area or Bailey Wetland Area may require issuance of a Streambed Alteration
Agreement from the CDFG, pursuant to Section 1600 of the State Fish and Game
Code.

Regardless of the ultimate buffer distance, the POA shall hire a qualified biological
monitor to oversee the monitoring and maintenance programs for the setback/buffer
area to ensure trash accumulation, vandalism and the spread of non-native noxious
weeds does not occur. Inspections shall occur weekly during project construction,
and twice per year over the life of the project to verify compliance with the
Management Plan, and may be required more frequently if trash accumulation,
vandalism or other maintenance issues are regularly observed. The qualified
biological monitor shall produce regular (at least twice per year) monitoring reports
submitted to the City following each monitoring visit. These inspections and
maintenance shall be documented by the biological monitor and submitted to the
Community Development Department for review. The biological monitor shall have the
authority to stop all work immediately that is considered to be in violation of one or
more permit conditions, at the sole discretion of the biological monitor.
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Permanent Fencing

7. Prior to occupancy of the first unit, a six-foot-high metal fence with three-inch spacing
between the vertical slats shall be installed within the Bailey Wetland Area and
Central Avenue Riparian Area setback buffer zones to prevent human and pet
access to the sensitive biological resources associated with these areas. The fence
shall not have horizontal crossbars. The fence shall be installed within the outermost
15- feet of the setback buffer area. Locked gates and paths connecting the gates to
streets shall be provided in inconspicuous locations to allow for maintenance of the
setback buffer zones and the Bailey Wetland and Central Avenue Riparian Areas.
Prior to installation, the location of the permanent fencing shall be identified by stakes
and flags. The Community Development Department shall be called to inspect and
shall approve the location of the permanent fencing, prior to installation. Once the
location is approved, the permanent fencing shall be installed and a final inspection
of the fence installation shall be called for. (B-2(e))

Trails

8. Passive-use trails and/or overlooks shall only be allowed within the setback buffer
zones with Planning Commission approval. If a passive-use trail(s) is developed
within the buffer zones, it shall be located within the outermost 15-feet of the setback
buffer zones. Any trail or overlook shall only be open from dawn to dusk and shall
not be lighted. Any trail shall be constructed of decomposed granite (DG), crushed
rock or similar material. Proper resource agency permits will be required for any
proposed trail or overlook development within the Bailey Wetland Area or Central
Avenue Riparian Area setback buffer zones (B-2(c))

Temporary Fencing

9. Prior to issuance of the arsenic grading permit for the excavation and remediation of
arsenic contaminated soils, temporary barriers shall be located 15-feet from the drip-
line of the Bailey Wetland Area, in areas where arsenic is to be removed, and at the
edge of the Bailey Wetland Area setback buffer area, where arsenic will not be
removed. This condition is intended to restrict construction vehicle access and
grading/excavation directly adjacent to the Bailey Wetland Area during arsenic
removal. Barriers shall be sturdy protective fencing consisting of orange construction
netting supported by metal staking at 8-foot intervals. Silt fencing shall also be
properly installed around the perimeter of the Bailey Wetland Area to protect the
wetland from siltation during the arsenic removal. Once the temporary fencing is
installed, an inspection by the Community Development Department shall be called
for and the Department shall review and approve, if acceptable, the location of
fencing, prior to initiation of grading. If arsenic must be removed closer than 15-feet
to the riparian drip-line, per the Department of Toxic Substances Control approved
Corrective Action Plan, substantiating evidence and a request for an amended
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temporary fencing location shall be made to the Community Development Director,
prior to request for inspection. (B-2(a)) (B-2(c))

10.  After completion of arsenic removal and remediation and prior to issuance of the
project grading permit, sturdy temporary barriers shall be erected to designate the
perimeter limits of the Bailey Wetland Area and Central Avenue Riparian Area
setback buffer zones, any on-site arsenic remediation area and any proposed
bioswales, once they are constructed. Barriers shall be located at the buffer zone
perimeter, to allow for grading at the rear of the private properties and common
areas. Barriers shall be sturdy protective fencing consisting of orange construction
netting supported by metal staking at 8-foot intervals. Once the temporary fencing is
installed, an inspection by the Community Development Department shall be called
for and the Community Development Department shall review and approve, if
acceptable, the location of the fencing. (B-2(a)) (B-2(c))

11. Construction equipment shall be confined to roadways, building pads, and
designated staging areas. Vehicular traffic shall not enter the riparian setback buffer
zones, any proposed bioswale, once constructed or on-site arsenic deposition area.
Staging, stockpile, clean-out, concrete wash-out and fueling areas shall not be
located in or adjacent to the setback buffer zones or any arsenic remediation area or
bioswale that is proposed. Signs shall be posted clearly designating restricted areas.
(B-2(a))

Central Avenue Improvement Mitigation For Riparian Removal

12. If a Streambed Alteration Agreement is not required for the riparian habitat to be
removed in constructing the required Central Avenue improvements, the riparian
habitat removal shall be mitigated at a 3:1 ratio (area), with plantings to be located in
the remaining Central Avenue Riparian Area. If a Streambed Alteration Agreement is
required, the requirement for mitigation plantings under the Agreement shall
supercede this requirement. To comply with this requirement, a mitigation planting
plan shall be prepared by a qualified riparian/wetland revegetation botanist. The plan
shall include the number, type, location and distance-on-center of plant material. The
mitigation planting plan shall also include a phasing plan for installation, success
criteria and a 3-year monitoring program. All revegetation planting and adequate
irrigation shall be in place, prior to occupancy of the first unit. (B-2(c))

Setback Buffer Zone Planting

13. The Bailey Wetland Area setback buffer zone shall be planted, within 60 days of
grading activities, with deep rooted, native, drought-tolerant species to minimize
erosion potential and “soften” the urban edge. A landscape plan, prepared by a
botanist or landscape architect shall be provided to address landscaping within the
setback buffer zones. The landscape plan shall include the number, type, location
and distance-on-center of plant material, as well as success criteria and a monitoring

program.
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The plan shall show native vegetation only, to be planted within the buffer zone
areas. The native landscaping shall be dense between the metal fencing and the
riparian area/top of bank. Native woody vines and thorny shrubs shall be planted
between the Bailey Wetland Area and Central Avenue Riparian Area and the metal
fencing. Vegetation shall be locally native species. Appropriate plants include
species such as California Blackberry (Rubus ursinus) and wild rose (Rosa
californica). On the development side of the metal fencing, within the setback buffer
zone, landscaping may become less dense.

(HWQ-1(c)) (B-2(a))

Biological Monitoring

14.  The Applicant shall hire a qualified biologist, acceptable to the City of Lompoc, to
oversee the development of the project site. The biologist shall be responsible for
the following tasks:

A. Pre-construction Surveys

Al. In order to avoid impacts to nesting birds protected under the
Endangered Species Act and the Migratory Bird Treaty Act, all initial
ground disturbing activities within 500 feet of the Bailey Wetland Area
or the Central Avenue Riparian Area shall be limited to the time period
between September 1 and March 31 if feasible. (B-3(a))

A2. Prior to issuance of the Arsenic Grading Permit and/or Project Grading
Permit, if initial site disturbance and grading is requested prior to
September 1, a pre-construction survey for active nests less than 500-
feet from the proposed limits of grading shall be conducted on-site by a
gualified biologist. The biologist shall prepare a report of findings and
submit it to the City for review. If more than two weeks lapses between
the preparation of the report and the initiation of construction activity, or
construction activity ceases for a period of a month or more, the
biologist shall be consulted to determine if a second survey must be
conducted and to determine the limits of the survey effort. Subsequent
survey reports or determinations by the biologist shall be submitted to
the Planning Division for review, prior to issuance of grading permits
and initiation or resumption of ground disturbing activity. If active nests
are located, then all construction work shall be conducted at least 500
feet from the nest until the adults and young are no longer reliant on the
nest site, as determined by a qualified biologist. If no active nests are
found during the pre-construction survey, construction grading can be
initiated. A report detailing the survey activities and results shall be
prepared by the biologist and submitted to the City’s Planning Division,
prior to issuance of the arsenic or project grading permits. (B-3(a))
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B. A qualified biologist/wetland scientist familiar with the conditions of approval
shall monitor all grading activities within 100-feet of the Bailey Wetland Area
and Central Avenue Riparian Area to ensure applicant compliance with permit
conditions. The monitor shall have the authority to immediately stop all work
that is considered to be in violation of one or more permit conditions, at the
sole discretion of the monitor. The monitor shall prepare inspection reports
and submit them to the Community Development Department/Planning
Division on a weekly basis, unless more frequent submittals are considered
necessary.

(B-2(c))

C. A qualified biological monitor with experience in biological construction
monitoring shall be designated and shall conduct pre-construction meetings
with all construction personnel (Contractors and Subcontractors) to discuss
protection measures and identify specific areas of concern (e.g., riparian and
wetland habitat areas) within or adjacent to the work areas. The project
applicant shall certify, by providing to the City a training sign-in sheet, that
project contractors and subcontractors have received the appropriate training
to observe all of the biological conditions and protective measures required
during construction. (B-2(a))

D. The qualified biological monitor shall ensure that the flagging identifying the
proposed location of the permanent fencing is correctly placed and that the
temporary construction fencing and silt fencing on-site is properly located and
installed, prior to Community Development Department inspection. The
biologist shall also ensure that the permanent, temporary and silt fencing are
properly maintained throughout the period of construction. The qualified
biological monitor shall periodically review site conditions during construction,
ensuring that all mitigation measures are properly being implemented. (B-

2(e))

E. The qualified biological monitor shall monitor the Bailey Wetland Area and
Central Avenue Riparian Area’s setback buffer zones, and any proposed
bioswale, to ensure that trash accumulation, vandalism and the spread of non-
native noxious or invasive plants does not occur. Inspections shall occur
weekly during project construction. These inspections and any resulting
maintenance shall be documented by the biological monitor and submitted to
the Community Development Department for review. The biological monitor
shall immediately stop any work that is in violation of one or more conditions.

(B-2())

F. During construction, the biological monitor shall ensure that storm drains are
adequately fitted with filters, so that storm water being discharged into the
bioswale is preliminarily filtered. Regular inspections shall evaluate the
volume of accumulated sediment, oil and grease in the filters and sediment
barriers. The monitor shall direct the removal of accumulated materials when

DRAFT Mitigation Measures Planning Commission Review
Northern Parcel — Seabreeze Estates March 14, 2005
DR 04-28, LOM 545 Page 7 of 22



they compromise the effectiveness of the filters and barriers. (HWQ-4(a))
(HWQ-2(a))

G. Invasive plants, occurring in the riparian area adjacent to Central Avenue shall
be identified by a biologist and removed under the biologist’s direction, prior to
occupancy of the first unit. (B-2(f))

H. In order to ensure that project landscaping does not introduce invasive non-
native plant species into the vicinity of the site, the final landscaping plan shall
be reviewed and approved by a City-approved biologist. No invasive plant
species shall be included on the landscaping plan. Whenever possible, plant
material from regionally collected stock shall be used where project
landscaping requirements call for native species.

(B-2(f))

The Biological Monitor shall develop a list of plant materials that are not
permitted or are discouraged and the Applicant / POA shall provide that list to
each of the homeowners/renters. Invasive species shall not be permitted.
The previously prepared list in Appendix K of the project EIR shall provide the
initial basis for the list. (B-2(f))

J. Signs describing the protected biological resources within the on-site
riparian/wetland areas, including the native habitat types and wildlife that occur
within these areas shall be erected at a minimum of three (3) locations around
the perimeter of the Bailey Wetland Area, Central Avenue Riparian Area and
any proposed bioswale, where they will be clearly visible to the public. The
information on the signs shall be developed by a qualified biologist and shall
include descriptions, illustrations and photographs of the native habitat types
and wildlife that occur within the Bailey Wetland Area. The signs shall be
designed to ensure that residents and the public are informed of the sensitive
biological resources present and the need to limit human access to the area.
Signs shall be in English, Spanish and any other language(s) common to the
Lompoc Valley. (B-2(g))

K. Informational pamphlets shall be developed in conjunction with a qualified
biologist and shall be provided to homeowners at the time of transfer of real
property. The pamphlets shall include a description of the Bailey Wetland Area
and Central Avenue Riparian Area habitat, their significance, and reasons why
human and pet access shall be limited. The pamphlets shall also provide a
description of the kinds of vegetation and wildlife that might be found in these
areas. The pamphlets shall be printed in English, Spanish and any other
language(s) common to the Lompoc Valley.

(B-2(9))

L. The Applicant shall, in conjunction with the qualified biologist, prepare a
brochure that informs prospective homebuyers about the impacts associated
cats and dogs and other animals not native to the project site. Similarly, it
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shall inform potential homebuyers of the potential for coyotes to prey on
domestic animals. (B-3(b))

Bailey Wetland Area Maintenance

15.  The applicant shall contribute funds, in an amount to be determined by the City, as a
fair-share proportion of the Bailey Wetland Management Plan and maintenance
costs. This contribution shall be added to previously contributed monies deposited as
a condition of development of the Elwood Estates and Willows Manufactured Home
Park. The maintenance fund is designed to address impacts to the Bailey Wetland
Area resulting from the location of residences adjacent to the wetlands, such as the
addition of ornamental landscaping, domestic pets, vandalism, and increased
pedestrian traffic. (B-2(d))

16. A Conservation Easement shall be recorded over the Bailey Wetland Area and the
Bailey Wetland Area setback buffer zone and the Central Avenue Riparian Area and
the Central Avenue Riparian Area setback buffer zone. (B-2(d))

Air Quality

17.  As proposed by the applicant in the Project Description, applicant shall contribute
$500,000 to the Wastewater Division of the City's Utilities Department to use for
improvements to the City's Wastewater Treatment Plant to mitigate odors emanating
from said Plant. (Letter dated December 17, 2003 to Lompoc City Council from DS
Ventures, LLC) Said contribution shall be paid prior to recordation of the Final Map.

18.  All units within the northwestern-most proposed eight (8) unit apartment building,
shall have individual home air ventilation systems designed with removable activated
carbon filters on air intakes. One complete set of activated carbon filters shall be
provided by the Applicant, property owner or apartment manager to each tenant for
installation upon initial occupancy. Instructions and training on installation and
maintenance shall be provided to all tenants/residents. Replacement carbon filters
shall be provided, as needed, to tenants. (AQ-4(b))

19.  Upon the transfer of real property and leases on the project site, the transferor/lessor
shall deliver to the prospective transferee/lessee a written disclosure statement that
shall make all prospective homeowners/lessors in the proposed project aware that
although potential impacts or discomforts between proposed residential uses and the
adjacent wastewater treatment facilities may be lessened by proper biofilter
maintenance, some level of incompatibility between the two uses will remain. The
notification shall state: “Although odors generated by the Wastewater Treatment
Plant, located directly north of the project site, on Central Avenue, can be reduced
through proper use and maintenance of the carbon filters provided in the structures,
odors cannot be expected to be completely removed or mitigated by the carbon
filters” This notification shall include a description of odors associated with the
Wastewater Treatment Facility, as identified in the Baseline Odor Study Report
prepared for the site (Kennedy/Jenks, July 24, 2001). (AQ-4(c))
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20.

21.

22.

23.

24,

The Applicant shall install a dense vegetation barrier along the portion of the northern

boundary of the project site that does not contain existing riparian habitat. Installed
vegetation shall consist only of native plant species. (AQ-4(a))

The applicant shall provide an on-site bus pull-out along the interior loop roadway
near the center of the parcel, as specified by the City transit service. (AQ-5(b))

Applicant shall provide, as part of the sale of each housing unit, an information
packet on carpooling and vanpooling and bus schedules with routes most accessible
to the development. The packet shall also include information on purchasing less
polluting or alternatively fueled vehicles, which is available from SBCAPCD. (AQ-

1(b))

Applicant shall provide an on-site bulletin board specifically for the posting of bus
schedules and notices of availability for car-pooling and/or shall distribute such
information to property owners upon occupancy. The location, structure, and
appearance of the on-site bulletin board shall be subject to review by the Planning
Division. (AQ-5(a))

The following energy-conserving techniques shall be incorporated unless the
applicant demonstrates their infeasibility to the satisfaction of Planning Division staff:

Installation of heat transfer modules in furnaces;

Use of light colored water-based paint and roofing materials;

Use of natural lighting;

Use of concrete or other non-pollutant materials for parking lots instead of
asphalt;

Installation of energy efficient lighting;

Use of landscaping to shade buildings and parking lots;

Installation of sidewalks and bike paths;

Installation of covered bus stops to encourage use of mass transportation.

(AQ-1(a))

HYDROLOGY AND WATER QUALITY

25.

26.

All properties and streets shall be designed to drain to the storm drain system and
from there, all storm water run-off and nuisance flows shall be directed to storm water
filters. Flows shall be directed from the storm water filters into biofiltration swales or
directly into the Bailey Wetland Area. A qualified engineer shall ensure that the storm
drain system and any proposed bioswale are properly sized and configured to ensure
that a 100-year storm event will not overwhelm its capacity and an overland escape
shall be provided for the 100-year peak flow. (HWQ-2(a))

Mass grading and any clearing necessary for Central Avenue Improvements shall be
completed during the dry season, which is normally April 15 through October 15.
(HWQ-1(d))
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27. The site shall be graded and storm water improvements installed, prior to occupancy
of the first unit, to ensure that drainage from the site is directed into the storm drain
system, passes through a storm water filter and is then discharged into either the
Bailey Wetland Area or a proposed bioswale that is connected to the Bailey Wetland
Area. Storm Water shall be filtered to remove oil, grease, sediment and trash, prior
to discharge into the Bailey Wetlands or on-site bioswale(s). No areas shall drain to
the wetlands or bioswales directly. (HWQ-2(b))

28. Grading and drainage plans for both the tract and individual lots shall be designed to
minimize erosion and water quality impacts. Plans shall include the following:

1. Non-invasive temporary erosion control seed mix to be applied to all graded
areas.
2. Geo-textile binding fabrics shall be used, if necessary, to hold slope soils until

vegetation is established.

3. Temporary storage of construction equipment shall be limited to a minimum of
100-feet away from the top of bank or the outer edge of the riparian drip-line of
the Bailey Wetland Area or Central Avenue Riparian Area, whichever is
furthest from the center of the relevant Area.

4, Erosion control structures such as dissipaters shall be installed, where
necessary. (HWQ-1(c))

29.  During construction activity, silt fencing shall be located and properly installed around
the perimeter of all construction areas, as necessary to protect the setback buffer
zones, Bailey Wetland Riparian Area, Central Avenue Riparian Area and any
proposed bioswale(s) from siltation. Other methods of reducing siltation shall also be
used, such as temporary berms and sediment basins, to avoid siltation of the Bailey
Wetland Area, Central Avenue Riparian Area and bioswales. (HWQ-1(b)) (B-2(a))

30. If bioswales are proposed, their perimeter shall be undulating and their sides shall be
of varying slopes so as to create a natural appearance. Islands and peninsulas are
encouraged to make the drainages more natural in appearance. (HWQ-2(a))

31. Bioswale Specifications. Bioswales shall be designed in accordance with applicable
City standards. Bioswales shall meet the following design standards:

a. Low Flow Drainage: The bottom of the bioswales shall have a minimum
gradient of 2% draining to the outlet, or a low-flow reinforced concrete swale
shall be provided with a minimum gradient of 0.5% draining to the outlet.

b. Landscaping. The City shall review any proposed bioswale landscape plan.
Bioswales shall be planted with a variety of riparian species, including woody
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riparian species. Landscaping shall be of native plants only and invasive
species shall be prohibited.

C. Bioswale Design. Following grading of the bioswale area, silt fencing, and
construction fencing shall be installed around the perimeter of the bioswale to
protect the area from erosion and siltation. Any bare soils in the bioswale area
shall be hydroseeded prior to the start of the rainy season (October 15™) of
each construction year. During the rainy season and following large storm
events, the Property Owner’s Association shall retain a biologist to inspect the
bioswale(s) to ensure proper function.

d. The bioswale shall be landscaped with a variety of riparian species, including
woody riparian species and grasses. A landscape plan showing the location,
type, size and distance on center of plant material and the method of planting
shall be submitted to the Planning Division for review and approval, if
acceptable. Landscaping materials shall be low maintenance. Invasive plant
species shall not be permitted. The bioswale shall be designed to feature
moist grassland, seasonal wetland, riparian woodland with live oaks, willows
and coastal scrub. Woody riparian species are optimal.

e. Maintenance. Prior to issuance of a certificate of occupancy for the first unit,
the applicant shall complete and submit to the City for review and approval, a
Property Owner's Association maintenance plan to assure perpetual
maintenance of the bioswales and related on-site private drainage
improvements. The plan shall stipulate that a qualified biological monitor be
retained by the POA to assist in the maintenance of the bioswales and
associated vegetation and storm water filters. Monitoring of the bioswales
shall ensure that trash accumulation, vandalism and the spread of non-native
noxious weeds does not occur and that the filter media in the storm water
filters is replaced, per the manufacturer’'s recommendations. (HWQ-2(a))

f. Storm water filters shall be installed on private property and privately
maintained. The owner shall enter into a maintenance agreement with the
City to reimburse the City for adequate annual maintenance, should the
Owner/POA fail to properly maintain the storm water filters. The Owner/POA
shall provide the City with annual maintenance reports.

g. All Bioswales shall be privately maintained. The Owner/POA shall enter into a
maintenance agreement with the City to reimburse the City for adequate
annual maintenance, should the Owner/POA fail to properly maintain the
Bioswales. The Owner/POA shall provide the City with annual maintenance
reports.

h. The maximum allowable interior side slope is 4:1. The maximum allowable
exterior side slope shall be 2:1, unless justified by a geotechnical report
approved by the City.
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I. A maintenance access road and ramp shall be provided from the nearest
street to the bioswales’ bottom. The road shall be hardened to provide a
stable driving surface when the surrounding soil is saturated. The ramp shall
be made of concrete with a maximum 15% slope and a minimum width of 10
feet.

J- A hardened emergency escape route sufficient to carry the post-development
100-year flow from the bioswale shall be provided in the event that the normal
discharge route is blocked.

k. Perimeter wrought iron fencing (minimum height of 42 inches) shall be
provided on all bioswale(s) that exceed 2 feet in depth. A swing gate
(minimum 16 feet wide) shall be provided at the access ramp. The fencing
shall be subject to City standards and shall be subject to Planning Division
review.

l. No trees or shrubs shall be planted within 15 feet of the bioswales’ outlet(s).
Floating objects such as railroad ties and decorative bark shall not be used in
the planting plan for the bioswales. (HWQ-2(a))

32.  Prior to issuance of Grading Permits for the project, the applicant shall obtain a
Conditional Letter of Map Revision — Fill (CLOMR-F) from FEMA. The CLOMR-F
request shall include detailed flood hazard analyses prepared by a qualified
professional engineer, consistent with Federal Emergency Management Agency
(FEMA) requirements. The applicant shall comply with all conditions and
requirements of the CLOMR-F. (HWQ-3(a))

33. Prior to issuance of grading permits, the Applicant shall submit plans to the
Community Development Department and Public Works Department that depict an
overland escape route for run-off to ensure that the placement of fill on the project
site to raise the proposed building pads out of the floodplain does not divert
substantial run-off onto adjacent properties. (HWQ-3(c))

34. Streets adjacent to the Bailey Wetland Area and the Central Avenue Riparian Area
setback buffer zones and any proposed arsenic deposition area or bioswale shall be
graded to drain away from the buffer zones into street storm drains. (HWQ-4(b))

Storm Water — Municipal Permit

35.  Filters that will remove sediment, oil, grease and trash shall be provided to treat all
water that will drain from on-site paved areas. Filter(s) location(s) and type(s) shall be
shown/detailed on grading and drainage plans. (HWQ-4(a))

36. Storm water that flows over any paved surfaces or impervious areas within the
project area shall be filtered on the project site before being released into the Bailey
Wetland Area and/or a retention basin or bioswale. (HWQ-4(a))

DRAFT Mitigation Measures Planning Commission Review
Northern Parcel — Seabreeze Estates March 14, 2005
DR 04-28, LOM 545 Page 13 of 22



37. Grading and drainage plans and filter(s) location and type, the Storm Water Pollution
Prevention Plan, and associated maps, shall be reviewed, and approved, if
acceptable, by the City Planning and Engineering Divisions, prior to issuance of
grading permits. (B-2(c)) (HWQ-1(a))

NPDES Storm Water — Construction Permit

38.  Prior to any ground disturbing activity, an NPDES Phase Il (National Pollution
Discharge Elimination System) construction permit shall be obtained through the
Regional Water Quality Control Board (RWQCB). The applicant shall prepare and
submit a Storm Water Pollution Prevention Plan (SWPPP) and submit it to the City
for approval. The plan shall meet all requirements for a SWPPP, stipulated by the
Regional Water Quality Control Board. A Notice of Intent shall be filed with the
Regional Water Quality Control Board. (B-2(b)) (HWQ-1(a))

The Storm Water Pollution Prevention Plan shall include, but not be limited to:

1. A sediment and erosion control plan identifying measures to protect storm
water and riparian/wetland resources down-gradient of construction activities.

2. The location and type of storm water filters to be located within the project.

3. Applicable Best Management Practices (BMPs), as determined by the
Planning Division, from the City’s list of operational BMPs, to prevent
contamination of storm water.

4, Silt fencing, fiber rolls, gravel bags, mulching, erosion control blankets and soil
stabilizers and storm drain filters shall be used, in conjunction with other
methods, to prevent erosion and siltation of the bioswales and the
riparian/wetland areas.

5. Geotextile binding fabrics shall be used, if necessary, to hold detention basin
slope soils until vegetation is established.

6. Temporary storage of construction equipment shall be limited to a minimum of
100 feet away from the top of bank of the Bailey Wetland Area and the Central
Avenue Riparian Area.

7. Cut and fill slopes and areas exposed by construction activity shall be
stabilized during and after construction.

8. During the period of construction, any bioswale(s) or detention basins and
structural filter(s) shall be inspected and maintained before, during, and after
the rainy season.

9. Staging areas shall be located away from the Bailey Wetlands, the Central
Avenue Riparian Area and the Bioswale(s).
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10. Plastic shall be placed over any ground surface where fueling or equipment
maintenance is to occur. Drip pans shall be placed under equipment parked
on-site.

11. BMPs particularly addressing the preparation, storage and use of concrete
and its components on any parcels adjacent to the Bailey Wetland Area or
Bioswales.

39.  Prior to issuance of arsenic and general grading permits, the applicant shall prepare
and submit for approval a sediment and erosion control plan that specifically seeks to
protect waters and riparian / wetland resources in the Bailey Wetland Area and the
Central Avenue Riparian Area from construction activities. Erosion control measures
shall be implemented to prevent run-off into these on-site depressions. Silt fencing,
straw bales, and/or sand/gravel bags shall be used in conjunction with other methods
to prevent erosion and siltation of the Bailey Wetland Area and the Central Avenue
Riparian Area and any proposed bioswale.. The plan shall specify locations and
types of erosion and sediment control structures and materials that would be used
on-site during construction activities. The plan shall also describe how any and all
pollutants originating from construction equipment or activities will be collected and
disposed of. The plan shall also include: provisions for the use of a non-invasive
temporary erosion control seed mix to be applied to all graded areas; geo-textile
binding fabrics to be used, if necessary, to hold slope soils until vegetation is
established. Temporary storage of construction equipment shall not occur closer
than 100 feet from the dripline of riparian vegetation or the top of bank of on-site
riparian/wetland areas. The location of concrete wash-out, water tower, staging
areas and protected maintenance fueling areas, spoil disposal areas and Stock pile
locations shall be shown on the plan. (B-2(b)) (HWQ-1(c))

40.  Storm drain inlets shall be stenciled, per the requirements of the Engineering Division
to state “Do Not Dump, Drains to Wetland”. (B-2(Q))

Cultural Resources

41. At the commencement of project construction, an orientation meeting for construction
workers associated with earth disturbing procedures, shall be conducted by a
gualified archaeologist. The orientation meeting shall describe the possibility of
exposing unexpected archaeological resources and provide direction as to what
steps are to be taken if such a find is encountered.

(CR-1(a))

42. If archaeological artifacts are unearthed or exposed during construction, all ground
disturbing work in the vicinity shall stop immediately and the artifacts and the site
shall be evaluated by an experienced archaeologist. An appropriate plan for the
evaluation of the artifacts from the site shall be prepared and its implementation
overseen by an experienced Archaeologist, prior to the restarting of ground
disturbing work at the project site. (CR-1(a))
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43.  If paleontological artifacts are unearthed or exposed during construction, all ground
disturbing work shall stop immediately and the City notified. The artifacts and site
shall be evaluated by an experienced Paleontologist/cultural resources specialist. An
appropriate plan for the evaluation of the artifacts from the site shall be prepared and
its implementation overseen by an experienced Paleontologist. (CR-1(a))

44. If human remains are accidentally discovered or recognized during construction, all
excavation and ground disturbing work on or adjacent to the project site (or area of
discovery) shall stop immediately. The County Coroner of the County in which the
remains are discovered shall be contacted and the Native American Heritage
Commission shall be notified immediately and their recommendations and
requirements adhered to, prior to continuation of construction activity. (CR-1(b))

Hazards

45.  Prior to clearing, grubbing and mass grading of the project site, the requirements of
the Corrective Action Plan for Excavation and Backfilling of Arsenic Impacted Soil
(>13 ma/kqg), Southern Half of Proposed 80-acre Subdivision, Southeast Corner of
Central Avenue and Bailey Avenue, Lompoc, CA (CAP), dated January 23, 2002,
shall be complied with and any applicable revised plan, along with related
requirements of the California Department of Toxic Substances Control and the
Certified Unified Program Agency (CUPA), prior to any other soil disturbing activity
occurring on the project site. If necessary, a revised Corrective Action Plan
addressing the arsenic on the subject property shall be submitted to the Certified
Unified Program Agency (CUPA). Once the CUPA has fully approved a Corrective
Action Plan for the site, soil disturbance on the project site may occur, in full
compliance with the approved Corrective Action Plan.

(HZ-1(a))

46. A disclosure identifying the fact that arsenic, in amounts greater than 13 mg/kg, was
located on the project site shall be recorded on the property deed, on the deeds of
any properties resulting from a subdivision or parcel map approved on that property
and provided, on execution of leases, to lessees. The disclosure shall state that the
contaminated soil on-site has been remediated pursuant to the requirements of the
Department of Toxic Substances Control and that subsequent testing did not identify
residual arsenic above human health protective levels for residential use. The
disclosure shall also state that soil naturally contains levels of arsenic and
concentrations under 13 mg/kg may be present in soils on-site. Final wording of the
disclosure shall be approved by the CUPA. Prior to recordation of the deed, the
language of the disclosure shall be submitted for review and approval by the
Planning Division and the City Attorney. (HZ-1(b))

47.  Prior to clearing, grubbing or issuance of project grading permits, separate grading
plans shall be submitted for the implementation of the required Corrective Action Plan
for Excavation and Backfilling of Arsenic Impacted Soil (>13mg/kg), northern half of
the proposed 80-acre subdivision, southeast corner of Central Avenue and Bailey
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48.

49.

50.

51.

52.

53.

Avenue, Lompoc, Ca (CAP) dated January 23, 2002. The Corrective Action Plan
shall be complied with, along with related requirements of the Department of Toxic
Substances Control (DTSC) and the Certified Unified Program Agency (CUPA), prior
to any other soil disturbing activity occurring on the project site. (HZ-1(a))

All soils containing arsenic levels greater than 13 mg/kg shall be removed from the
project site, unless an alternate remediation method approved in the current or
revised Corrective Action Plan is used. Once removed, contaminated soils shall be
covered and/or a soil binder shall be applied to ensure that dust is not generated
from the contaminated soil. At the end of each construction day that the
contaminated soils are exposed, the contaminated soils and the borrow pit shall be
protected to ensure that the site will not pose a safety hazard to the public. Methods
to be used include, but are not limited to, fencing of the area where the borrow pit
and stockpiled soil are located and signage warning of hazards on the site. (HZ-1(a))

Equipment washing during excavation shall be limited to washing over a bermed
equipment wash area established with Visqueen and a liquids collection system. Any
residual wash liquids shall be contained in a tank or 55-gallon drums and transported
off-site for proper disposal. (HZ-1(a))

Excavation verification sampling shall be conducted and reports provided to the City
and Certified Unified Program Agency to prove that arsenic impacted soils have been
adequately removed from the areas noted in Plates 4-8 of the Corrective Action Plan,
or as per a revised approved Corrective Action Plan. (HZ-1(a))

Grading plans showing before and as-built elevations of the arsenic impacted soils,
prepared, signed and stamped by a licensed civil engineer, with elevations prepared
by a licensed land surveyor, shall be submitted to the Certified Unified Program
Agency and to the City to verify that these areas were adequately excavated, per an
approved Corrective Action Plan and Certified Unified Program Agency directives.
(HZ-1(a))

Dust shall be controlled so that there is no blowing dust during arsenic excavation
and remediation activity. Dust control measures shall include, but not be limited to,
frequent application of water to areas of work and/or application of a soil binder that
will not be rendered ineffective when the top of the soil is disturbed, and chemical soil
binders for areas that will not be disturbed. A Dust Control Plan per City
requirements shall be submitted, prior to earth disturbance for arsenic removal and
remediation. (HZ-1(a))

Prior to issuance of a grading permit, all storage containers on the project site,
(including the 55-gallon and 5-gallon drums), above-ground storage tank, and other
debris located in the area of the mobile storage trailer, shall be removed from the site
and disposed of in an approved disposal facility. Soil sampling and testing shall be
conducted by a licensed professional in the area of the removed storage containers
to confirm that remaining soils contain no concentrations of residual chemicals that
exceed EPA standards. |If verification soil sampling indicates that remaining soils in
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the area exceed EPA standards, then DTSC and PSD-Fire shall be contacted to
determine the level of any necessary remediation efforts and these soils shall be
remediated in compliance with applicable laws. (HZ-2(a))

Noise

54.  Structures located within 255 feet of the Central Avenue centerline shall provide
attenuation of indoor noise levels to below 45 dBA CNEL, and where practicable,
outdoor living area noise levels shall be attenuated to below 60 dBA CNEL. In
addition, setbacks or other noise attenuation features shall be implemented for
community park picnic areas to achieve noise levels below 65 dBA CNEL. An
acoustical engineer shall be retained by the applicant to ensure that these noise
standards are met. This noise mitigtion can be accomplished using one or more of
the following methods or other methods, as recommended in a noise study prepared
by an acoustical engineer:

55.  All habitable on-site structures shall contain the following design details:
e Tight-fitting dampers and glass doors for fireplaces, if applicable; and
e Solid wood sheathing (minimum “2-inch thick) under roof coverings; and
e Noise insulation on skylights in occupied room ceilings. (N-4(a))

56. A written disclosure shall be recorded with the deed for each separate property and
provided on execution of leases to lessees. The written disclosure shall state that
although potential impacts or discomforts associated with aircraft overflights may be
lessened by installation of the design features described in Mitigation Measure N-
4(a), some level of nuisance would remain. This notification will be required to include
disclosure of potential nuisances associated with aircraft overflights from Lompoc
Airport and Vandenberg AFB, including a description of noise and safety impacts
associated with such overflights. (N-4(b))

Parks

57.  As proposed by the applicant in the Project Description, applicant shall construct a
4.09 acre on-site park. The on-site park shall be developed by the applicant as a
neighborhood park with the following features: turf and an underground irrigation
system; a backstop, base line fencing, and playing infield; a small basketball court; a
tot lot; a public restroom; perimeter fencing on the north and some areas to the south
of the park site; trees along the perimeter of the park; and parking in accordance with
City standards. These improvements shall be in addition to the required payment of
Quimby Act fees. (Letter dated December 17, 2003 to Lompoc City Council from DS
Ventures, LLC)

Public Services

58.  Build-out Date Notification. Prior to submittal of the public improvement plans for the
first phase of development, the applicant shall notify the Lompoc Unified School
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District (LUSD) of the expected build-out date of each phase of the project, to allow
the District time to plan in advance for new students. (PS-3(a))

59.  Statutory School Fees. The applicant shall pay the statutory school fees in effect at
the time of issuance of building permits, to the Lompoc Unified School District
(LUSD) (PS-3(b))

Geology

60. UBC Compliance. Aboveground structures shall be designed and built according to
the most recent adopted City and State building codes. (G-1(a)).

61. The Applicant shall implement the recommendations of the Geotechnical
Investigation and Update prepared for the project site in November 2000 by S&G
Testing Laboratories, Inc., S/G Exam No. 4632-5831. (G-2(a)) (G-3(a))

Traffic

62. The Applicant shall provide fair-share traffic mitigation fees to widen the segment of
Central Avenue between “O” Street and “V” Street to a four-lane divided cross-
section. (T-4(a))

Utilities

63. If sanitary sewer lines are not to be relocated into the street right-of-way, a 20-foot-
wide access easement and roadway, with sufficient turning area to accommodate the
Vactor truck, shall be provided adjacent to and along the top of bank of the Bailey
Wetland Area from the existing sewer easement to the eastern edge of the site, and
connecting to the existing sewer maintenance holes. The proposed access
easement and roadway shall be approved, if acceptable, by the City Planning,
Engineering and Wastewater Divisions and shall be shown on the final map for the
subject property. The easement would provide maintenance access to the existing
sewer manholes.

If the sanitary sewer lines are relocated into the Street right-of-way, and shall be
connected to existing sewer lines, bypassing and abandoning the line to the existing
sewer manholes. Relocation would involve, re-alignment of sewer segments 19-
004/19-005 and 22-003/22-004 to the North and the West to remove them from the
wetlands. Public utility and access easements shall be dedicated for relocated sewer
segments and access to Maintenance Holes 19-005 and 22-004 at the southeast
corner of the development. Contact the City Wastewater Division for referenced
Segment and Maintenance Hole locations.

(U-3(a))

64. During the construction phases of the project, the following mitigation measures shall
be implemented by the Applicant and authorized agents thereof to reduce solid waste
generation to the maximum extent feasible:
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e Prior to construction, the contractor shall arrange for construction recycling
service with a waste collection provider. Roll-off bins for the collection of
recoverable construction materials shall be located onsite. Wood, concrete,
drywall, metal, cardboard, asphalt, soil, and land clearing debris shall all be
recycled.

e The contractor shall designate a person to monitor recycling efforts and collect
receipts for roll-off bins and/or construction waste recycling. All subcontractors
shall be informed of the recycling plan, including which materials are to be
source-separated and placed in proper bins.

e The above construction waste recycling measures shall be incorporated into
the construction specifications for the contractor. (U-5(a))

Planning —Covenants, Conditions & Restrictions (CC&R’s)

65. The project Covenants, Conditions and Restrictions (CC&R’s) shall include the
following restrictions:

a. A requirement that the Property Owner's Association (POA) shall hire a
gualified biological monitor to oversee the monitoring maintenance programs
for the Bailey Wetland and Central Avenue Riparian setback buffer zones to
ensure that trash accumulation, vandalism, and the spread of non-native
noxious or invasive plants does not occur. Inspections shall occur twice a year
and may be required more frequently if trash accumulation, vandalism or other
maintenance issues are regularly observed. The qualified biological monitor
shall produce monitoring reports to be submitted to the Planning Division
following each monitoring visit. Monitoring shall ensure that holes under the
fence or vandalism to the fence or signs shall be corrected/repaired
immediately. If the POA identifies a need for correction or repair, the
monitoring biologist shall be contacted immediately to prepare a plan for
repair. (B-2(c))

b. A requirement that storm water filters in the storm drain system shall be
maintained and replaced, when necessary, by the POA so that all storm water
and drainage will be filtered, prior to entering the Bailey Wetland Area or
bioswales, if they are proposed. Filters used shall remove sediment, oil,
grease, trash and floatables.

C. A requirement that the filter media in the storm water filtration devices is
regularly cleaned-out, maintained and replaced, per manufacturer’s
recommendations by the POA. (HWQ-4(a)).

d. The POA shall ensure that regular inspections of storm water filters are
conducted to evaluate the levels of accumulated sediment, oil and grease, and
that accumulated materials are removed at least twice a year, in October,
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before the rainy season begins and in April, after the rainy season has ended.
The POA shall ensure that the filters are cleaned out more often if necessary
to ensure they are functioning properly. (HWQ-4(a))

e. A requirement that the POA shall maintain any proposed bioswales, ensuring
that the swales are free of trash and debris, that the plant material in them is
healthy, that undue sedimentation is not occurring, that mosquitoes are
controlled, that they are not eroded or damaged by vandals, and that non-
native noxious weeds are not present. If at any time these adverse conditions
are in evidence, the POA shall take immediate action and shall consult a
qualified biologist to prepare a plan to remedy the situation. (HWQ-2(a))

f. A prohibition on the planting of invasive species. Primary species of concern
are identified in Appendix K of the EIR and shall be listed in the CC&Rs. (B-
2(f))

g. A requirement that the POA maintain any proposed arsenic deposition area to

ensure continued public safety. No plants with root systems deeper than
grasses shall be planted on or directly adjacent to the area which contains
arsenic contaminated earth, unless otherwise approved by the California
Department of Toxic Substances Control. Any proposed alteration or
excavation of an approved deposition area shall first be approved by the
Department of Toxic Substances Control, the Department of Health Services,
and the Regional Water Quality Control Board. (HZ-1(b))

h. If a trail or overlook is constructed within the outer 15-feet of the Bailey
Wetland Area or Central Avenue Riparian Area setback buffer zone,
maintenance and management activities (i.e. trash removal, regular weed
abatement, and policing to ensure users comply applicable regulations) shall
be provided by the POA. (B-2(c))

I. Any information that must be provided to future homeowners upon transfer of
property shall be recorded in the CC&Rs.

Growth Inducing

66. Water and drainage infrastructure that serves the proposed project shall be sized to
meet only the demands of the General Plan Growth Projections, per City codes. (Gl-

1(a))

Attachment: Exhibit A - Setback Buffer Zone

G:\COMDEV\Environmental\Seabreese\MM Northern DRB-01-19-05.doc
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Exhibit A - Setback Buffer Zone

MAP TO BE DISTRIBUTED PRIOR TO PC MEETING

DRAFT Mitigation Measures Planning Commission Review
Northern Parcel — Seabreeze Estates March 14, 2005
DR 04-28, LOM 545 Page 22 of 22



EXHIBIT A
CONDITIONS OF APPROVAL
Seabreeze Estates — Northern Parcel
Preliminary Development Plan — DR 04-28, EIR 01-01

The following Conditions of Approval apply to the site plan for DR 04-28, initially prepared by J. B.
Dixon Engineering and Surveying, Inc., dated August 26, 2004 and reviewed by Planning Commission
on October 11, 2004 and by City Council on November 16, 2004.

l. PLANNING

Planning - General Conditions

P1.

P2.

P3.

P4

PS5

P6.

P7.

P8.

All applicable provisions of the Lompoc City Code are made a part of these conditions
of approval in their entirety, as if fully contained herein.

DS Ventures, Inc. and its successors in interest (“Applicant”) is advised that certain
fees and charges will be collected by the City, prior to issuance of building permits
and/or prior to issuance of certificates of occupancy, including, but not limited to the
revised fees adopted by Resolution No. 5136(03) which Applicant specifically agrees
shall be applied to the project notwithstanding any application for a vesting tentative
subdivision map that may be deemed complete, prior to the effective date of Resolution
No. 5136(03).

These conditions of approval shall be noted on the construction drawings filed for any
building permits, including a copy of the City Council resolution and the Applicant’s
signed affidavit agreeing to comply with the conditions.

The mitigation measures to be implemented during construction shall be -itemized on a
separate page of the grading and improvement plans and related construction
drawings filed for any building permits, including the City Council Resolution Number
and the applicant’s signed affidavit agreeing to comply with the conditions.

Copies of the Mitigation Measures and Mitigation Monitoring Plan shall be given to
each Contractor and Subcontractor. Each Contractor and Subcontractor shall be
responsible to reviewing, being familiar with and implementing all mitigation measures
during construction.

All revisions made by the City Council/Planning Commission and specified in the
conditions of approval shall be shown on a revised site plan, which shall be reviewed
by the Planning Division, prior to submittal of construction drawings.

Minor changes to the site plan, architectural elevations, or landscape plans shall be
reviewed by the Planning Commission and approved if acceptable. Major changes to
the site plan, architectural elevations, or landscape plans shall be reviewed by the City
Council and approved if acceptable.

A temporary use permit shall be obtained from the Planning Division, prior to
installation of each construction and/or sales trailer on the project site.
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P9. A sign permit shall be submitted for each identification / entry sign to be located on the
project site.

a) Signhage must be approved by the Planning Commission, and a permit issued
by the Planning Division and Building Division, prior to installation.

b) An Entry Treatment shall be designed, installed, and maintained by the
Homeowners (HOA). The City shall review and approve the design. The Entry
Treatment shall be located at the southeast corner of the Bailey Avenue and Central
Avenue.

P10. Owner agrees to and shall indemnify, defend, protect, and hold harmless City, its
officers, employees, agents and representatives, from and against any and all claims,
losses, proceedings, damages, causes of action, liabilities, costs and expenses,
including reasonable attorney’s fees, arising from or in connection with, or caused by (i)
any act, omission or negligence of Owner, or their respective contractors, licensees,
invitees, agents, sublessees, servants or employees, wherever on or adjacent to the
Property the same may occur; (i) any use of the Property, or any accident, injury,
death or damage to any person or property occurring in, or on or about the Property, or
any part thereof, or from the conduct of Owner’s business or from any activity, work or
thing done, permitted or suffered by Owner or its sublessees, contractors, employees,
or invitees, in or about the Property, other than to the extent arising as a result of City’'s
sole active negligence or to the extent of any willful misconduct of the City; and (iii) any
default in the performance of any obligations of Owner’s part to be performed under the
terms of this Agreement, or arising from any negligence of Owner, or any such claim or
any action or proceeding brought thereon; and in case any action or proceedings be
brought against the City, its officers, employees, agents and representatives, by reason
of any such claim, Owner, upon notice from City, shall defend the same at its expense
by counsel reasonably satisfactory to City.

Owner further agrees to and shall indemnify, defend, protect, and hold harmless the
City, its officers, employees, agents and representatives, from and against any and all
actions brought by any third party to challenge the Project or its approval by the City,
including environmental determinations. Such indemnification shall include any costs
and expenses incurred by Agency and City in such action(s), including reasonable
attorney’s fees.

P11. All Mitigation Measures set forth in the Seabreeze Estates Project Final Environmental
Impact Report (FEIR) SCH No. 2002061109 are hereby incorporated into these
Conditions of Approval, as if fully contained herein, except those found infeasible
pursuant to Section 15091 of the State CEQA Guidelines.

P12. The applicant shall enter into a Mitigation Monitoring Agreement with the City of
Lompoc, which shall assure continuing compliance with the Mitigation Measures set
forth in the Final EIR. The Agreement shall be reviewed and approved by the City
Attorney, and shall be recorded, prior to the issuance of any construction permit. The
applicant shall pay all costs associated with implementation of the Mitigation Monitoring
Program, which shall be calculated on a time and materials basis.
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P13. Minor changes to the Mitigation Monitoring Program may be made by the Community
Development Director. Such changes shall not result in alteration of any mitigation
measures, but shall be restricted to changes related to which phase of the Mitigation
Monitoring Program (e.g., plan check, construction, pre-occupancy, post-occupancy) a
mitigation measure is to be completed. Any such changes may be approved when it is
found to be impractical or inappropriate to require completion of a mitigation measure
during the phase specified in the Mitigation Monitoring Program.

P14. Hours of construction shall be limited to:
Monday through Friday - between the hours of 8 a.m. and 5 p.m.
Saturday - between the hours of 9 a.m. and 5 p.m.
Sunday and holidays- None
Minor modifications to the hours of construction may be granted by the Community
Development Director.

P15. In conformity with Sections 8900, 8935, and 8936 of the Lompoc City Zoning
Ordinance, the violation of any condition listed herein shall constitute a nuisance and a
violation of the Lompoc City Zoning Ordinance and the Lompoc City Code. In
conformity with Section 0107 and 0128 of the Lompoc City Code, a violation of the
Lompoc City Code and the Lompoc City Zoning Ordinance is a misdemeanor and shall
be punishable as provided by law. In addition to criminal penalties, the City may seek
injunctive relief to specifically enforce the Conditions of Approval. The applicant
agrees to pay for all attorney’s fees and costs, including, but not limited to, staff time
incurred by the City in obtaining injunctive relief against the applicant as a result of a
failure of the applicant to fully perform and adhere to all of the Conditions of Approval.

Planning — Architectural Conditions

P16. Detailed project architecture, materials, and colors shall be reviewed by the Planning
Commission, with the Precise Development Plan, prior to issuance of Building Permits.

P17. All mechanical and ventilation equipment on roofs shall be architecturally screened to
prevent visibility from public view and shall be designed and placed to harmonize with
the structures on the site and with the natural environment.

P18. Street names shall be reviewed and approved by the Community Development
Director, Fire Department and Police Department for consistency with City policy, prior
to approval of the final subdivision map.

P19. Perimeter walls and fencing for the project shall be architecturally treated. Treatment
must be approved by the Community Development Department staff, prior to issuance
of grading permits.

Planning — Project Specific Conditions

P20. Approval of DR 04-28 is contingent upon City Council approval of GP 04-04 and ZC
04-06.

P21. The applicant shall submit a Tentative Subdivision Map for the proposed project.
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P22.

P23.

P24.

P25.

Prior to occupancy of the first unit, the applicant shall file a performance security with
the City of Lompoc to ensure that Central Avenue Improvement mitigation plantings will
be installed and maintained for a three (3) year period. Upon issuance of the last
Certificate of Occupancy for the Precise Development Plan, the responsibility for
maintenance of the mitigation plantings shall be assumed by the Property Owners'
Association.

The park dedication, along with any Quimby fees required for the development of the
northern portion of the project site shall be paid, prior to issuance of any building
permits. Park improvements shall be completed by the Applicant prior to issuance of
the first residential Certificate of Occupancy.

If required, a permit from the Regional Water Quality Control Board and/or Department
of Fish and Game shall be obtained, and a copy submitted to the City, to ensure that
the Corrective Action Plan, accepted by the Department of Toxic Substances Control
(DTSC) is acceptable to the Regional Board, prior to disturbance of arsenic
contaminated soils on-site.

The applicant shall enter into a Development Agreement or Deed Restriction
Agreement with the City prior to recordation of the final map. The form shall be
reviewed and approved by the City Attorney. The Agreement shall limit future uses on
the 3.51 acre site zoned Planned Manufacturing (PM) to “warehouse and/or storage
uses entirely within an enclosed building”.

Planning - Air Quality Conditions

P26.

P27.

P28.

Prior to approval of the Final Map, Developer shall execute the Grant of Easement and
Notice of Potential for Odor Emission which shall be recorded in a manner that
provides renters and buyers of the residences notice of the potential for odor
emissions.

The Class 1 bikeway along the west side of Bailey Avenue shall cross Bailey Avenue
at the intersection of the Bailey Avenue Farm Road and then continue along the
easterly Bailey Avenue alignment to the Central Avenue intersection.

A dust abatement program shall be prepared, approved by the Community
Development Department, and signed by the Applicant’s representative(s), prior to
issuance of grading permits (Arsenic Remediation Grading and Project Grading). A
local contact person with responsibility to order equipment and services shall be
identified and a 24-hour, 7-day a week contact number shall be provided. The contact
person shall oversee the implementation of the comprehensive dust control program
and apply additional dust control measures as needed to eliminate blowing dust. If
measures employed by the Applicant are ineffective and dust is found to be blowing
within the site or onto adjacent properties, as determined by the Engineering or
Planning Divisions, work shall cease until such time that dust can be controlled. The
dust abatement program may include, but not be limited to, the following:

a. All construction areas shall be sprinkled with water (recycled when possible) as
needed, but at least twice a day, during excavation and other ground-preparing
operations, to reduce fugitive dust emissions.
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b. A functioning water truck and a water tower shall be provided on-site at all
times during ground disturbing activities. If dust cannot be controlled, additional
water trucks and/or a larger capacity water tower shall be provided on-site.
There shall be an adequate number and type of trucks and water sources to
suppress any dust, on-site at all times.

(of The areas of disturbance shall be limited to 15 acres at any one time, to reduce
the impact of dust on the Bailey Wetlands, field crops, and residents to the east.

d. Applicant shall have a hand held anemometer to measure wind speed on-site at
all times. Wind speed shall be measured and recorded at 10:00 a.m. and 2:00
p.m. each day and any time that dust is blowing on-site. When wind speeds
exceed 25 mph, earth disturbing activities shall cease and water and soil
binders shall be applied to control dust.

e. All disturbed areas on the construction site shall be watered, and all equipment
shall be cleaned in the morning and evening to reduce particulate and dust
emissions.

f. Stockpiles of sand, soil, and similar materials shall be covered or stabilized with

the use of a chemical fixative.

g. Areas of the site not actively being worked shall be stabilized through
application of a chemical fixative.

h. Once sites are rough-graded, a non-invasive temporary erosion control native
seed mix, approved by the Planning Division, shall be applied to all graded
areas. If the hydroseeding is not successful, an additional hydroseeding
application shall be made in November, prior to the winter storm season.

i. Emissions from construction equipment shall be reduced to the maximum
extent feasible by substituting clean-burning fuels for diesel fuel in this
equipment, by ensuring proper maintenance of this equipment, or by installing
engine timing retards in this equipment.

j- Trucks hauling dirt and debris shall be covered to reduce spillage onto paved
surfaces. Two eight-foot segments or the equivalent of metal grates shall be
provided at the construction entrances to assist in eliminating dust from trucks
before they leave the construction site. The grates shall be placed a sufficient
distance back from the entrance to allow dust that has been dislodged by the
grates to be deposited on-site before trucks enter public roadways. The grates
shall be cleaned out on a daily basis and additional cleaning of the grates shall
occur, as necessary, to ensure their effectiveness. If required to eliminate
deposition of dirt and dust on roadways, trucks shall be required to drive over
the grates multiple times before exiting the project site.

k. Signs shall be posted that limit vehicle speeds on unpaved roads and over
disturbed soils to 10 miles per hour (mph) during construction. Under windy
conditions, trucks speed shall be reduced to 5 mph.
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If dust is blowing from unpaved roads, an environmentally friendly dust binder
that is effective when heavy equipment breaks the surface, such as a vegetable
oil-based product shall be applied to the unpaved roads to reduce dust during
construction.

m. Dirt and debris spilled onto paved surfaces shall be swept up immediately to
reduce re-suspension of particulate matter through vehicle movement over
those surfaces.

n. A regenerative air sweeper shall be available at all times during construction to
sweep internal and external roadways, keeping them free of dust. All dust shall
be swept from roadways at the end of each working day. Water shall not be
used to wash streets. If necessary, hand-sweeping method shall be used to
remove dirt and dust from paved surfaces.

0. If dust and dirt cannot be effectively controlled on paved surfaces through the
use of the regenerative air sweeper, entrance grates and hand sweeping crews,
the trucks hauling earth to and from the site shall be equipped with durable
material to cover the tops and bottoms of the trucks’ surface, so that any dust or
dirt will be captured before being deposited on paved surfaces.

p. The amount of fugitive dust that collects on vegetation in the protected
riparian/wetlands area and buffer area shall be minimized. If excessive dust
collects on riparian/wetland or buffer area vegetation, as determined by the
botanist/biologist the vegetation shall be washed with as little water and water
pressure as will successfully wash the dust from the leaves of the plants, under
the direction of the project biologist.

g. If dust is not effectively contained on-site using the above-identified methods,
work shall cease until additional methods of dust control, acceptable to the City
of Lompoc Community Development Department, can be added to the dust
control plan and agreed upon by the applicant. Additional methods to be
considered include but are not limited to: restriction in work hours and provision
for barriers to keep dust from adjacent properties.

P29. 0Ozone (O3) Precursors: (NO, and ROC)

a. All construction equipment engines and emission systems shall be maintained
in proper operating order, in accordance with manufacturers’ specifications, to
reduce ozone precursor emissions from stationary and mobile construction
equipment.

b. Temporary traffic control (e.g., flag person) and a traffic control plan shall be
provided to avoid unnecessary delays to traffic during construction activities
which interrupt normal traffic flow.

C. Electricity from power poles or ground lines shall be used in place of temporary
diesel- or gasoline-powered generators.
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P30. Conditions for Long-term and Operational Impacts

a. All residential construction shall reduce long-term and operation emission of
CO, NO,, and ROC from mobile sources.

b. Bicycle trails and lanes adjacent to the project site, as designated on the
Tentative Map and Preliminary Development Plan shall be installed as shown.

Planning — Riparian/Wetland Protection

P31. The Bailey Wetland Area setback buffer zone, Central Avenue setback buffer zone and
any proposed bioswales, along with the permanent protective fence locations, shall be
shown on all grading, erosion control and development plans.

Planning —Covenants, Conditions & Restrictions (CC&R’s)

P32. Covenants, Conditions and Restrictions (CC&Rs) shall be submitted to the City for
approval, prior to recordation. The applicant shall create a Property Owner's
Association (POA) for the maintenance of the common facilities, including but not
limited to: common areas, landscaping, the Central Avenue Riparian Area and Bailey
Wetland Area setback buffer zones, any proposed bioswales, arsenic remediation
area, if proposed, the public access easement through the required view corridor, and
the sewer access easement.

P33. The Covenants, Conditions & Restrictions (CC&R’s) shall state that no provision in the
CC&R'’s which is included as a result of these conditions of approval may be amended
without the prior written approval of the City. The Covenants, Conditions & Restrictions
(CC&R'’s) shall be reviewed and approved as to form by the City Attorney, prior to
issuance of building permits. The CC&R’s shall state that no provision in the document
may be amended without the prior written approval of the City of Lompoc.

P34. The CC&R’s shall include the following restrictions:

a. A requirement that the Property Owner's Association (POA) shall hire a
gualified biological monitor to oversee the monitoring maintenance programs for
the setback buffer area to ensure that trash accumulation, vandalism, and the
spread of non-native noxious or invasive plants does not occur. Inspections
shall occur twice a year and may be required more frequently if trash
accumulation, vandalism or other maintenance issues are regularly observed.
The qualified biological monitor shall produce monitoring reports to be
submitted to the Planning Division following each monitoring visit. Monitoring
shall ensure that holes under the fence or vandalism to the fence or signs shall
be corrected/repaired immediately. If the POA identifies a need for correction or
repair, the monitoring biologist shall be contacted immediately to prepare a plan
for repair. (B-2 (¢))

b. A requirement that Storm Water filters in the storm drain system shall be
maintained and replaced, when necessary, by the POA so that all storm water
and drainage will be filtered, prior to entering the City’s storm drain system or
bioswales, if proposed. Filters used shall remove sediment, oil, grease, trash
and floatables. A requirement that the filter media in the storm water filtration
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devices are regularly cleaned-out, maintained and replaced, per manufacturer’'s
recommendations by the POA. (HWQ-2(a)).

C. The POA shall ensure that regular inspections are conducted to evaluate the
levels of accumulated sediment, oil and grease, and that accumulated materials
are removed at least twice a year, in October, before the rainy season begins
and in April, after the rainy season has ended. The POA shall ensure that the
filters are cleaned out more often if necessary to ensure they are functioning

properly. (HWQ-4(a)).

d. A requirement that the POA shall maintain any proposed bioswales and/or
storm drain systems. The POA shall ensure that if bioswales are developed,
they are free of trash and debris, that the plant material in them is healthy, that
undue sedimentation is not occurring, that mosquitoes are controlled, that they
are not eroded or damaged by vandals, and that non-native noxious weeds are
not present. If at any time these adverse conditions are in evidence, the POA
shall take immediate action to remedy the situation.

(HWQ-4(a))

e. A prohibition on the planting of invasive species. Primary species of concern
are identified in Appendix K of the EIR and shall be listed in the Covenants,
Conditions and Restrictions (CC&Rs). (B-2(e))

f. If an arsenic backfill area is proposed on-site, a requirement that the POA
maintain the arsenic backfill area to ensure continued public safety. No plants
with root systems deeper than grasses shall be planted on or directly adjacent
to the area which contains arsenic contaminated earth, unless otherwise
approved by the California Department of Toxic Substances Control. Any
proposed alteration or excavation of the approved protective area shall first be
approved by the Department of Toxic Substances Control, the Department of
Health Services, and the Regional Water Quality Control Board. (HZ-1(b))

g. If a trail or overlook is constructed within the outer 15-feet of the Bailey Wetland
Area setback buffer zone, maintenance and management activities (i.e. trash
removal, regular weed abatement, and policing to ensure users comply
applicable regulations) shall be provided by the POA. (B-2(e)).

h. A restriction against parking or storing recreational vehicles, trailers, and other
miscellaneous vehicles on public streets within the project. (Lompoc
Subdivision Review Ordinance Section 2863, Planned Residential
Developments).

i. Any information that must be provided to future homeowners upon transfer of
property shall be recorded in the CC&Rs.

j Post construction maintenance and/or improvements shall, to the extent
feasible, comply with the Bailey Wetland Area Management Plan, if adopted.

k. Upon issuance of the last Certificate of Occupancy for the Precise Development
Plan, the responsibility for maintenance of the Central Avenue improvement
mitigation plantings shall be assumed by the Property Owners' Association.
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Affordable Housing Requirements

P35. The proposed project is a total of 145 dwelling units, including 81 single family units
and 64 apartment units. The applicant must designate the affordable units on the site
plan and prepare a covenant to be approved by the City Attorney and recorded on
each of the affordable units for a period of 30 years. The applicant may choose the
option of paying the Housing In-Lieu Fee approved by City Council Resolution No.
5135 (03).

P36. Ten percent of the dwelling units shall be at prices affordable to very-low, low- and
moderate income homebuyers/renters, a total of 15 units on the northern parcel. The
distribution and affordability levels of these units, termed “controlled units” shall be
determined with the future Precise Development Plan review by the Planning
Commission. Affordable units shall be distributed throughout the site. The distribution
shall be calculated at the Precise Development Plan review.

The sales price for controlled-sale/rental units shall be calculated when the building
permits are issued for the controlled-sale/rental units.

P37. Prior to the issuance of building permits, the applicant and property owner(s) shall
record a covenant which runs with the land against each controlled-sale/rental unit.
The covenant shall be reviewed and approved by the City Attorney prior to the
recordation in order to assure continued affordability. The covenant shall specify:

the formula for determining new sales/rental price;

affordability control mechanisms upon resale or rental;

refinancing restrictions;

gualifications of eligible buyers/tenants;

annual reporting requirements;

occupancy requirements;

the period during which affordability is to be maintained,;

that the owner grants to the City, or other entity designated by the City, an
option to purchase the property at any time the owner wishes to sell; and,

that the covenant shall be in effect for a thirty (30) year period starting from the
issuance of the Certificate of Occupancy.

S@rooooTy

P38. Prior to the issuance of building permits, the applicant and property owner(s) shall
agree to cooperate in implementing the affordability controls, and obtain the lender’s
approval of the affordability control documents.

P39. Prior to issuance of certificates of occupancy, the applicant and property owner(s) shall
obtain the City’'s approval of the buyer/rental selection process, the initial sales/rental
prices, and the eligibility of the initial buyers of controlled-sale/rental units. In addition,
as part of the escrow proceedings on the controlled-sale/rental units, the
buyers/tenants shall be required to record documents agreeing to adhere to the City's
affordability requirements.

P40. Prior to the issuance of certificates of occupancy, the buyers/renters of the controlled-
sale/rental units shall agree to occupy the units as their principal place of residence.
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P41.

The owner(s) shall also agree to assign to the City the right to any rents collected
above affordable levels specified in the recorded covenant.

Any sale or other transfer of any interest in the controlled-sale/rental units must be
approved by the City as being in compliance with the requirements set forth in the
covenant, including the maximum sale price. Full disclosures must be made in writing
to the City regarding the terms of the sale, including copies of all documents.

Planning — Final Map

P42.

P43.

P44.

P45.

P46.

P47.

A Conservation Easement shall be recorded over the Bailey Wetland Area and the
Bailey Wetland Area setback buffer and the Central Avenue Riparian Area and the
Central Avenue Riparian Area buffer.

An access easement shall be granted to the City of Lompoc for the Bailey Wetland
Area and the Bailey Wetland Area setback buffer, the Central Avenue Riparian Area
and the Central Avenue Riparian Area buffer, and any bioswales proposed, to allow for
City enforcement of regulations and maintenance, if required.

An access easement shall be granted to the Santa Ynez Band of Chumash Indians to
allow pedestrian access and native plant collection, within the Bailey Wetland Area,
with prior approval from the City of Lompoc.

A public access and maintenance easement shall be granted over the Class 1 bikeway
and the outer 15 feet of the Bailey Wetland Area setback buffer.

A public access easement shall be granted over the existing sanitary sewer easement
and sanitary sewer maintenance easement. The access shall allow access to and
construction of a public viewing platform, in the location of the existing sanitary sewer
easement.

If sanitary sewer lines are not to be relocated into the Street right-of-way, a 20-foot-
wide access easement, with sufficient turning area to accommodate the Vactor truck,
shall be provided adjacent to and along the top of bank of the Bailey Wetland Area
from the existing sewer easement to the eastern edge of the site, and connecting to the
existing sewer maintenance holes. The proposed access easement shall be approved
by the City Planning, Engineering and Wastewater Divisions and shall be shown on the
final map for the subject property. The easement would provide maintenance access to
the existing sewer manholes.

If the sanitary sewer lines are relocated into the Street right-of-way, and shall be
connected to existing sewer lines, bypassing and abandoning the line to the existing
sewer manholes. Relocation would involve, re-alignment of sewer segments 19-
004/19-005 and 22-003/22-004 to the North and the West to remove them from the
wetlands. Public utility and access easements shall be dedicated for relocated sewer
segments and access to Maintenance Holes 19-005 and 22-004 at the southeast
corner of the development. Contact the City Wastewater Division for referenced
Segment and Maintenance Hole locations.

(U-3(a))

FINAL Conditions of Approval Page 10 of 23
DR 04-28 — Preliminary Development Plan City Council Review
Seabreeze Estates — Northern Parcel November 16, 2004



P48. A public access easement to be located along the pathway through the required view
corridor between Central Avenue and the Bailey Wetland area.

P49. Easements required for public electric service are marked on plans on file in the
Electric Division. These public easements shall be dedicated to the City on the Final
Map.

Planning — Noise

P50. During on-site construction activities, the following short-term acoustic mitigation
measures shall be implemented:

a. All construction equipment, whether fixed or mobile, shall be equipped with
properly operating and maintained mufflers.

b. Stationary equipment shall be placed so that emitted noise is directed away
from sensitive noise receptors and the Bailey Wetland Area and Central
Avenue Riparian Area.

C. Stockpiling and vehicle staging areas shall be located as far as practical from
sensitive noise receptors and the riparian/wetland areas.

d. Every effort shall be made to create the greatest distance between noise
sources and sensitive noise receptors and the Bailey Wetland Area and the
Central Avenue Riparian Area, during construction activities.

e. Impact tools shall be shielded, per manufacturer’s specifications.

f. The Applicant shall develop and implement a construction schedule that
minimizes potential cumulative construction noise impacts and accommodates
particularly noise-sensitive periods for nearby land uses (e.g., for schooals,
churches, etc.)

Planning — Hydrology

P51. Storm drain inlets shall be stenciled, per the requirements of the Engineering Division
to state “Do Not Dump, Drains to Wetland”. (B-2(Q))

Planning - Traffic

P52. Stop signs shall be installed to control westbound traffic at the site access locations on
the Bailey Avenue frontage road.

P53. The public streets proposed on-site shall be fully improved to local street standards
with a pavement width of 40 feet, except for cul-de-sacs less than 350 feet long, where
the pavement width may be 36 feet.

P54. The Applicant shall be responsible for improving: (1) the south side of Central Avenue
and 2) the Bailey Avenue, as specified by the City of Lompoc.

FINAL Conditions of Approval Page 11 of 23
DR 04-28 — Preliminary Development Plan City Council Review
Seabreeze Estates — Northern Parcel November 16, 2004



P55. The project shall construct a bikeway in the landscape buffer between the Bailey
Avenue farm road and the Bailey Avenue, as required by the City of Lompoc.

P56. The applicant shall provide a safe and convenient pathway to facilitate pedestrian and
bicycle access to Central Avenue,

Planning - Landscaping Conditions

P57. For the first phase of development, two sets of schematic landscape and irrigation
plans for the entire site plus construction documents for the first phase shall be
submitted for review and approval by the Planning Division and a Landscape Architect
contracted by the City and paid for by the applicant, prior to issuance of grading or
encroachment permits. For each subsequent phase, two sets of construction
documents shall submitted for review and approval by the Planning Division and the
contract Landscape Architect prior to issuance of any grading or building permits for
that phase. Typicals for corner and interior lots shall be included (Tree size -15 gallon,
shrub size — 5 gallon, plant size — 1 gallon). After the final review of these Plans, mylar
copies shall be submitted with the grading and/or improvement plans noted above.
Landscape conditions of approval shall be printed on the landscape plans submitted to
the City.

The landscape and irrigation plans shall be prepared by a licensed landscape architect
as designated by City staff; shall have overall dimensions of 24” x 36”; shall include a
legend with number and size of plantings and separate details and specifications
sheet; shall contain approval blocks for the Community Development Director and
contract Landscape Architect and shall show all existing and proposed public utilities
within the project limits.

Invasive plant species shall not be permitted. Plantings within the designated buffer
areas and the bioswales shall be restricted to non-invasive species, preferably those
native to the area. To ensure project landscaping does not introduce invasive non-
native plant species into the vicinity of the site, the final landscaping plan shall be
reviewed and approved by a City-approved botanist. Whenever possible, plant material
from regionally collected stock shall be used where landscaping specifications call for
native species.

No plants with root systems deeper than grasses shall be planted on or directly
adjacent to the area which contains arsenic contaminated earth.

P58. A Landscape Maintenance Agreement, in a form satisfactory to the City Attorney, shall
be recorded prior to final approval of the first unit for the project.

P59. The project landscaping and landscape plans must conform with the Urban Forestry
Administrative Guidelines.

Planning - Irrigation Conditions

P60. The project must conform with sections 3331.1 - 3331.6 of the Lompoc City Code
Water Efficient Landscape Standards.
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P61. All irrigation must be low-water use, per manufacturer's specifications. A copy of the
specifications must be provided to the Community Development Director and contract
Landscape Architect before installation. Installation must include check valves as
needed to prevent runoff.

P62. All irrigation under paving must be Schedule 80 PVC or greater with tracer wires and
sleeves.

Planning - Tree Conditions

P63. The number and size of trees installed on the site shall meet the tree density
requirements, as set forth in Chapter 31 of the City Code. The density will be approved
or denied during Plan Check.

P64. All trees must be planted at least ten feet away from public utilities, to include but not
limited to water, sewer, electric, storm drain, cable, telephone, etc.

P65. All trees must be installed with support staking. All nursery stakes must be removed
from trees.

P66. All trees and plant material selection shall be made with the concurrence of the
Community Development Director and contract Landscape Architect.

Planning - Installation Conditions

P67. Installation of all irrigation and landscaping shall be performed by a licensed landscape
contractor. An open-trench inspection of the irrigation installation shall be conducted
and the irrigation approved by City officials. Prior to the final inspection by the contract
Landscape Architect, the installation shall be approved by the project designer and a
letter of substantial conformance shall be submitted to the Planning Division.

P68 A layer of bark two to four inches deep must be applied in all landscape areas. Type of
bark must be approved by City Planning Division prior to issuance the first building
permit for the project. The location and quality of the bark is subject to approval by the
contract Landscape Architect ,prior to installation.

P69. All landscaping is subject to inspection by the contract Landscape Architect and must
be guaranteed by a certificate of deposit, cashiers check or letter of credit, in the
amount of 150% of the cost of site preparation and installation of plant material, to be
submitted with the letter of substantial conformance. The form of the financial
assurance shall be acceptable to the City Attorney and the City Treasurer. The
guarantee shall be for a period of one year and the financial assurances shall only be
able to be released by the City of Lompoc. The following segments of landscaping may
be guaranteed separately: City park and right-of-way landscaping, perimeter
landscaping, apartment common area landscaping, duplex area landscaping, right-of-
way landscaping, 200-foot buffer area/bioswale landscaping, riparian/wetland buffer
landscaping, and riparian mitigation planting.

P70. For each phase of development, all common area landscaping, the community park
landscaping, and the buffer area landscaping must be installed and deemed in
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substantial conformance by the Landscape Architect prior to final occupancy for the
first unit.

P71. Individual unit landscaping must be installed and deemed in substantial conformance
by the Landscape Architect prior to final occupancy for the individual unit.
BUILDING

Building - General Conditions

B1. UBC Compliance. Aboveground structures shall be designed and built according to
the most recent adopted City and State Building Codes. (G-1(a)).
B2. Plans shall be submitted by a California licensed architect and/or engineer.
B3. Final project plans submitted to the Community Development Department shall have a
note printed on the plans which specifies compliance with the most recent adopted
State and City  Building Codes for all above-ground structures. Building plans
submitted in an application for a Building Permit shall include documentation that these
standards are met. Building plans that comply with the most recent adopted State and
City Building Codes shall be provided to the Building and Fire Department, prior to
issuance of building permits. Prior to approval of Building Permits, Building Division
staff shall review project plans and verify that compliance with the most recent adopted
State and City Building Code requirements are printed on the plans. Building
inspectors shall conduct site inspections to assure that construction occurs consistent
with approved plans.
B4.  Approved fire-resistive assemblies shall be provided for occupancy and/or exterior wall
protection when applicable.
B5. Dimensioned building setbacks and property lines, street centerlines, and distances
between buildings or other structures shall be designated on plot plans.
B6. All property lines and easements must be shown on the plot plan.
B7.  The Title Sheet of the plans shall include:
a. Occupancy group
b Description of use
C. Type of construction
d. Height of the building
e Floor area of building(s)
B8. Project shall comply with current City and State water conservation regulations.
B9. Dust and erosion control shall be in conformance with standards and regulations of the
City of Lompoc.
B10. Certification of compliance with the grading plans and soils report shall be submitted to
the Building Division, prior to final approvals.
B11l. Alicensed surveyor/engineer shall verify pad elevations and setbacks.
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B12.

B13.

B14.

B15.

B16.

B17.

FIRE

Stairs, decks, platforms shall meet the strict guidelines in the most recent adopted
Building Code.

Buildings shall comply with the State’s Energy Regulations.
Prior to the issuance of building permits, the acoustical engineer shall review the final
construction drawings and provide the Building Division written verification that the

buildings comply with noise reducing mitigating measures.

Smoke detectors shall be provided in conformance with the most recent adopted
Building Code.

Building pads shall have a drainage gradient of 2% toward approved drainage facilities.
Sound transmission controls shall comply with the most recent adopted State Building

Code. A noise mitigation analysis by an acoustical engineer may be required.
Mitigating factors shall be indicated on the plans.

Fire - Access Conditions

F1.

F2.

F3.

All required access roads on the site shall be in service prior to the start of framing
construction. The roads shall have: 1) an all-weather surface; 2) a minimum vertical
clearance of 14 feet; and 3) a minimum width of 20 feet. All dead-end access roads in
excess of 150 feet in length shall have a minimum outside turn-around radius of forty
(40) feet and/or a minimum inside turn- around radius of thirty (30) feet.

All permanent gates on required access roads shall have a means for Fire Department
access either: 1) an approved key box containing appropriate keys or gate
combination, or 2) if electrically operated, an approved key operated switch. Provisions
must be made to open electrically operated gates in the event of a power failure. Prior
to the start of framing, Fire Department access shall be established for all permanent
gates on required access roads.

Fire Department access shall comply with UFC Appendix 3-D and UFC Chapter 9.

a. Roadways less than 40 feet in width shall be marked as fire lanes (CVC) and
parking prohibited according to standards within the most recent adopted Fire
Code.

b. The Fire Chief may determine the number and location of required access

roads. UFC 902

Fire - Water Supply Conditions

FA4. When parking is allowed on both sides of streets, roads and /or access ways shall not
be less than 40 feet in width.
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F5.

F6.

F7.

F8.

The main entrance roads to this development shall be at least 40-feet in width or the
entry into the development can be striped or signed for “No Parking”.

Fire Hydrants shall be provided in accordance with UFC Chapter 9 and UFC Appendix
3-B.

e The number and spacing of fire hydrants shall be in accordance to UFC
Table A-3-B-1.

o Fire Department access and water supply shall be in accordance with UFC
Article 9 and UFC Appendix 3-A.

All fire hydrants shall be in service prior to the start of framing construction.

Fire sprinkler connections shall have unobstructed access to a fire hydrant within 150
feet (when applicable).

Fire - Equipment and Protection System Conditions

F9.

F10.

F11.

F12.

Fire alarm systems are required in accordance with the most restrictive of the following:
the Uniform Fire Code, the Uniform Building Code, or the Lompoc City Code.

Automatic sprinkler systems are required in accordance with the most restrictive of the
following: the Uniform Fire Code, the Uniform Building Code, and the Lompoc City
Code.

Four sets of plans for fire alarm systems and sprinklers shall be submitted to the
Building and Fire Safety Division for review and approval, prior to the start of framing
construction. When approved, two sets of the plans will be returned to the applicant,
two sets will be retained by the Building and Fire Safety Division. Plan submittal and
installation shall be in accordance with National Fire Protection Association and UFC
standards.

All fire extinguishers required to have an ‘A’ rating shall have a minimum rating of
2A10BC. Location, number and types shall be in accordance to UFC Standard 10-1.

AVIATION/TRANSPORTATION

Aviation/Transportation — Project Specific Conditions

Al

A2.

An Avigation easement and flight pattern representations, including but not limited to
references to noise, low overflight, airport expansion plans including the airport runway,
and beacons, in a form acceptable to the City Attorney, shall be made part of the
conditions, covenants and restrictions of each deed subsequent to the subdivision of
the land.

The applicant shall provide an on-site bus pull-out along the interior loop roadway near
the center of the northern parcel, as specified by the City’s Transit Division.

POLICE DEPARTMENT -- No General or Project Specific Conditions
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VI.

ENGINEERING

Engineering — Improvement Plans

EN1.

EN2.

ENS.

EN4.

ENS.

ENG.

EN7.

Improvement Plans are required with this development. Improvement Plans include
grading, drainage, street and utility improvements.

Improvement Plans shall be prepared by or under the supervision of a registered civil
engineer. The Improvement Plans shall be divided into phases as defined on the
Tentative Map. Prior to the City’s acceptance of the Final Map for each phase, the
Improvement Plans for that phase shall be approved by the City Engineer.

With regard to Improvement Plans for the first phase to be constructed, the Applicant’s
engineer shall submit a site plan including all phases and showing the street
alignments and utility mains (sewer, water, storm drain, and electric).

All public improvements shall be provided at the Applicant's expense and in
accordance with City of Lompoc “Standard Requirements for The Design and
Construction for Subdivisions and Special Developments.” These Standard
Requirements are available at the Engineering Division.

“Development Assistance Brochures” are available at the Engineering Division to
facilitate the preparation of plans and reports by the Applicant’'s engineer and include
“Checklists for Completeness of Engineering Plans and Report Submittals.” The
“Development Assistance Brochures” are an essential aid in the preparation of Grading
and Public Improvement Plan submittals.

A Soils Investigation/Geology Report shall be submitted to the Engineering Division
with first plan check submittal of the Grading and Improvement Plans. A soils engineer
shall be retained to observe, test, and certify during construction all recommendations
as outlined in the Soils Investigation Report. “R” Values shall be taken to determine the
street structural sections.

In conformance with Chapter 27, Section 2774.E of the Lompoc City Code, the
Improvement Plans, including but not limited to, grading, water, sewer, streets, storm
drain, electrical system, and other surface and subsurface improvements, shall be
prepared based upon the vertical and horizontal control monuments as established by
the City of Lompoc Coordinate Control System, Record of Survey Book 142, Pages 82
and 83. All drawings, improvement plans, and survey maps shall be prepared in
accordance with the requirements currently in effect, with the additional requirement
that all said drawings and improvement plans shall be delivered in a computer format
readily compatible for transfer to the City Geographic Information System. The
following computer formats are acceptable for delivery: DGN (native Microstation);
DWG (same as or less than Version 14); DXF.

After the Improvement Plans have been prepared and are ready for review, the
Applicant’s Engineer shall submit four (4) sets of prints to the Engineering Division for
first plan check. The Public Works Department, Utility Services Department, Fire
Department, and Building Division will review the check prints for conformance with
project conditions and City Standards.
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ENS.

ENO.

First plan check shall include hydraulic calculations (sewer & storm drain), soils report,
and all other calculations and data necessary for review of the project plans.

All slopes, including those to be created through construction of bioswales, shall be
reviewed by a Soils Engineer for stability and shall be included in the
Soils/Geotechnical Investigation Report. A Soils Engineer shall sign the final Grading
Plan approving all slope grading.

An Encroachment Permit issued by the Engineering Division is required for any work
within a street right-of-way or easement.

Engineering — Drainage

EN10.

EN11.

EN12.

EN13.

EN14.

EN15.

EN16.

EN17.

A Drainage/Hydrology Report shall be submitted to the Engineering Division with first
plan check submittal of the Grading and Improvement Plans.

Cross-gutters shall be constructed at intersections where there is surface drainage.

The Improvement Plans shall be designed to provide a minimum cross slope of 2% on
public streets.

Drainage catch basins shall be designed for 100% interception of 10-year gutter flow.
Street flow to catch basin shall not exceed top of the curb in depth.
When the inlet is in a sump, provide an emergency escape route for 100-year event.

All streets will be constructed a minimum of one-half foot above the base elevation for
100-year flood per current FEMA Flood Insurance Rate Map.

All finish floor elevations will be constructed a minimum of 2-1/2 feet above the base
elevation for 100-year flood per current FEMA Flood Insurance Rate Map.

Engineering — Project Specific Conditions

EN18.

EN19.

Prior to clearing, grubbing or issuance of project grading permits, separate grading
plans shall be submitted for the required removal of arsenic on the project site. The
arsenicshall be removed and remediated, per the requirements of the Department of
Toxic Substance Control (DTSC) and Certified Unified Program Agency (CUPA), prior
to any other soil disturbing activity occurring on the project site. A separate grading
permit is required for the arsenic remediation. (HZ-1(a))

Approach Lanes at Bailey Avenue and Central Avenue Intersection:
1. Bailey Avenue shall include an exclusive northbound channelized free-flow

right-turn lane at Central Avenue to direct traffic into the new protected
eastbound lane to be constructed on Central Avenue adjacent to the project

site.
2. Provide a separate northbound left turn lane on Bailey Avenue at Central
Avenue.
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ENZ20.

EN21.

EN22.

EN23

EN24.

EN25.

EN26.

EN27.

EN28.

ENZ29.

EN30.

3. Install a westbound left-turn lane on Central Avenue at Bailey Avenue to
provide space for left-turning vehicles to decelerate outside of the through travel
lane.

Prior to issuance of Grading Permits for the project, the applicant shall obtain a
CLOMR-F from FEMA. The CLOMR-F request shall include detailed flood hazard
analyses prepared by a qualified professional engineer, consistent with FEMA
requirements. The applicant shall comply with all conditions and requirements of the
CLOMR-F. (HWQ-3(a))

Prior to issuance of grading permits, the applicant shall submit plans to the Community
Development Department and Engineering Division that depict an overland escape
route for run-off to ensure that the placement of fill on the project site to raise the
proposed building pads out of the floodplain does not divert substantial run-off onto
adjacent properties. (HWQ-3(b))

The Applicants Registered Civil Engineer shall make application to the Federal
Emergency Management Agency (FEMA) for a Letter of Map Revision (LOMR-F)
based on fill for all lots currently designated to be within Zone AE on the National Flood
Insurance Program (NFIP) map (Community Panel Numbers 060334 0002 D and
060334 0003 D). The grading plans submitted for the project shall be consistent with all
the requirements necessary to receive a LOMR. The Applicant shall submit the
approved LOMR to the Engineering Division, prior to issuance of occupancy.

The Grading and Improvement Plans shall show the location of Zone AE, as
designated on the NFIP map.

The Applicant shall provide fair-share traffic mitigation fees to widen the segment of
Central Avenue between “O” Street and “V” Street to a four-lane divided cross-section.
(T-4(2))

All Streets (Public and Private) shall be constructed per City Standards.

Signing and striping plans for private and public streets shall be included with the
Improvement Plans.

The City will maintain the Class | Bikeway, to be located within the 200-foot buffer strip
between Bailey Avenue Farm Road and Bailey Avenue. A public bikeway access and
maintenance easement, 12-feet in width, shall be dedicated on the Final Map.

The Applicant shall install “No Parking” signs along the east and west sides of the
Bailey Avenue from the southern property boundary to where the frontage road
intersects with the Bailey Avenue Farm Road.

The Class 1 bikeway along the west side of Bailey Avenue shall cross Bailey Avenue
at the intersection of the Bailey Avenue Farm Road and then continue along the
easterly Bailey Avenue alignment to the Central Avenue intersection.

Prior to Grading Plan approval the Applicant shall deposit with the City the amount
shown below which figure represents thirty percent (30%) of the preliminary
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VII.

engineering, engineering, and construction engineering costs required to complete the
future installation of a traffic control signal and safety lighting at the Central Avenue
and Bailey Avenue intersection. To account for inflation the amount of deposit
increases one percent (1%) each calendar year.

Year of Deposit Amount
2004 $24,900.00
2005 $25,149.00
2006 $25,400.49
2007 $25,654.50
2008 $25,911.04

EN31. The streets adjacent to the Bailey Wetland Area Setback buffer zone, any proposed

bioswales and the arsenic deposition area, if proposed, shall be designed to drain
away from the buffer zones into street storm drains. (HWQ-4(b))

EN32. The Applicant shall implement the recommendations of the Geotechnical Investigation

and Update prepared for the project site in November 2000 by S&G Testing
Laboratories, Inc., S/IG Exam No. 4532-5831.

SOLID WASTE

Solid Waste — General Conditions

SW1.

SW2.

SW3.

SwW4.

Trash enclosures shall be designed, in accordance with City standards, for up to 440-
gallon automated containers accessible to automated trash collection trucks and in
locations as approved by the City Solid Waste Superintendent. The trash collection
trucks are side loading and have a 40-foot turning radius. On-site circulation for the
trucks shall be designed so trash collection trucks will not need to back up in order to
turn around and exit.

Trash enclosures shall not have any doors and shall be enclosed on three sides with a
six-foot wall, which is architecturally compatible with the on-site buildings. The design
of the six-foot wall shall be approved by the Community Development Director.

Trash enclosure access openings must be placed no more than one-foot from drive
aisle.

Trash containers must be kept side-by-side and parallel with alley or drive aisles.
Enclosures with more depth than the minimum required seven-foot depth of one
container must be constructed with a wheel-stop sufficient to keep the containers at the
front edge of the enclosure so that the operator of the trash collection truck does not
have to move containers out for collection.

Solid Waste — Project Specific Conditions

SW5.

During the construction phases of the project, the following mitigation measures shall
be implemented by the project applicant and authorized agents thereof to reduce solid
waste generation to the maximum extent feasible:
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Prior to construction, the contractor shall arrange for construction recycling service with
a waste collection provider. Roll-off bins for the collection of recoverable construction
materials shall be located onsite. Wood, concrete, drywall, metal, cardboard, asphalt,
soil, and land clearing debris shall all be recycled.

The contractor shall designate a person to monitor recycling efforts and collect receipts
for roll-off bins and/or construction waste recycling. All subcontractors shall be
informed of the recycling plan, including which materials are to be source-separated
and placed in proper bins.

The above construction waste recycling measures shall be incorporated into the
construction specifications for the contractor. (U-5(a))

VIIl. ELECTRIC

Electric — General Conditions

El.

E2.

E3.

E4.

ES.

E6.

E7.

The Applicant shall sign a line extension agreement and pay all costs for the City to
furnish and install electric power lines to and within the proposed development, as
soon as possible after receiving the agreement. All costs shall be paid, at the latest,
prior to issuance of grading permits. This timing is intended to ensure the proper
equipment for the line extension can be ordered and made available at the time of
development. These costs shall include all labor, labor overhead, material, material
handling charge and equipment/vehicle rental necessary for the City to extend the
City’s electric distribution system to serve the project.

The Applicant shall provide a single line diagram showing voltage, phase, load
requirements, and size of planned switchboard.

Three-phase electric services up to 200 Amps shall have 7-jaw meter sockets. Three-
phase electric services above 200 Amps shall have 13-jaw meter sockets and
provisions for a test switch and for current transformers.

The main switchboard shall conform to Electric Utility Service Equipment Requirements
approved by the City of Lompoc.

The Applicant shall pay the Meter Installation Fee, prior to the issuance of the building
permit.

Electric meters and main disconnect switches shall be located on the exterior of the
building, or in an enclosure opening only to the exterior of the building. Meter
enclosures shall be accessible at all times to Electric Division personnel. If the
enclosure is to be locked, the lock shall be keyed to Schlage Lock No. C38587.

The Applicant shall provide all necessary trenching and backfiling to Electric
specifications. This shall include trenching for primary cable, secondary cable, street
light wiring and associated vaults and boxes. The Applicant shall provide transformer
pads as required. The project shall be at final grade prior to trenching for installation of
underground electric facilities.
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ES8.

E9.

The Applicant shall furnish and install the service wire and conduit from the service
panel to the transformer or secondary box. Upon approval of the building inspector, the
City shall make the final connections to the transformer and energize the transformer.

For three-phase electrical service over 200 Amps, the Applicant shall run a telephone
service wire to the meter location for remote meter readings.

Electric — Project Specific Conditions

E10. Provide and install one 2-inch conduit parallel with the electrical service conduit to the
house from the pull box in the street easement.

WATER

Water — General Conditions

W1. This facility must comply with plumbing cross-connection control standards as required
by City Ordinance and State law for the protection of water supplies. Information on
acceptable back-flow assemblies is available from the City Water Division.

W2. The size and location of all water meters shall be determined by the Engineer/Architect
or authorized representative. All water meters will be furnished and installed by the
Water Division at the expense of the Applicant.

W3. All meter protection shall be by an approved Reduced Pressure Principle Backflow
Prevention Assembly (RP) at the service connection. Information on acceptable
assemblies is available from the City Water Division.

W4.  All public water system components must be constructed within public right-of-way or
public easements.

W5.  When a fire sprinkler system is required or proposed, the utility plan shall show the
location of Fire Department Connection FDC with reference dimensions to the nearest
fire hydrant. Fire Department requires fire department connections to be within 150" of
a fire hydrant.

W6. When a fire sprinkler system is required or proposed the utility plan shall show the fire
line connection point to water main.

W7. All requests for information needed to design fire sprinkler systems and to determine
available or needed fire hydrant flow shall be made with the City Water Division

Water — Project Specific Conditions

W8. Proposed waterlines in Bailey shall be 10-inch. Proposed 10-inch water line in Bailey
Avenue shall continue north and connect to existing 8-inch water line in Central
Avenue.

W9. All waterlines on the interior streets shall be looped with dead-end lines avoided
wherever possible.
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W10.

W11.

W12.

W13.

All tees shall have three (3) valves and all crosses shall have four (4) valves.

Utility crews shall be provided 24-hour access to all private streets to maintain public
utilities.

Depending on the irrigation system and type and number of plumbing fixtures in each
unit flow requirements may require a 1-inch service connection.

All public water improvements shall be constructed within public utility easements.
These public easements shall be dedicated to the City on the Final Map.

X. WASTEWATER

Wastewater — No General or Project Specific Conditions

I, David Schwartzman of DS Ventures, as project applicant do hereby declare under penalty
of perjury that | accept all conditions imposed by the City Council in its approval of the
Preliminary Development Plan for Seabreeze North Development. As project applicant, |
agree to comply with these conditions and all other applicable laws and regulations at all

times.

Name Date

G:\cond of approval\Seabreeze\North-DR-04-28.doc
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Attachment No. 2

RESOLUTION NO. 403 (05)

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
LOMPOC APPROVING A VESTING TENTATIVE SUBDIVISION MAP TO
SUBDIVIDE A 37.62 ACRE PARCEL FOR RESIDENTIAL
DEVELOPMENT- LOM 545

WHEREAS, arequest was received from Marc Annotti, representing DS Ventures, LLC for
Planning Commission consideration of a VestingTentative Subdivision Map (LOM 545) to
subdivide an existing 37.82 acre parcel commonly known as Seabreeze Estates
Development (northern parcel). The parcel is located at the southeast intersection of Bailey
Road and Central Avenue (Assessor Parcel Number: 93-070-62).

WHEREAS, the Preliminary Development Plan was considered by the Planning
Commission at a duly-noticed public meeting on October 11, 2004 and the Commission
adopted Resolution No. 386 (04) recommending City Council approval of DR 04-28 as the
Preliminary Development Plan for the Seabreeze Estates Northern Parcel; and

WHEREAS, on November 16, 2004, the City Council held a duly noticed public hearing and
adopted Resolution No. 5212 (04) conditionally approving DR 04-28 as the Preliminary
Development Plan for Seabreeze Estates Northern Parcel; and

WHEREAS, the applicant submitted revised plans in January and February of 2005 and on
March 3, 2005 a revised site plan/Vesting Tentative Subdivision Map (LOM 545) acting as
the Precise Development Plan for DR 04-28 was deemed complete; and

WHEREAS, at the meeting of March 14, 2005, of , were present, and
answered Planning Commissioners’ questions and addressed their concerns; and
WHEREAS, at the meeting of March 14, 2005, addressed the Planning Commission,
and

WHEREAS, the City Council certified the Final Environmental Impact Report (FEIR 01-01)
SCH No. 2002061109 on August 17, 2004 and certified an Addendum on October 11, 2004
for the reduced residential component of the conceptual development plan for the Northern
parcel as required by the California Environmental Quality Act (CEQA).

NOW, THEREFORE, THE LOMPOC PLANNING COMMISSION RESOLVES AS
FOLLOWS:

SECTION 1: After hearing testimony, considering the evidence presented, and due
deliberation of the matters presented, the Planning Commission finds that:

A. The General Plan designations for the site are: Medium Density
Residential, General Commercial, Community Facilities, and Open
Space. The zoning is consistent with the General Plan: Medium Density
Residential, Planned Development (R-2, PD), Commercial, Public
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SECTION 2:

Facilities (P-F), and Open Space (OS) and the staff analysis provides a
basis for the recommendation; therefore, the design and improvements of
the proposed subdivision are consistent with the applicable General Plan
designation and policies.

The proposed parcels are of reasonable size to support the type of
development proposed by the applicant; therefore, the site is physically
suitable for the type and density of the development proposed.

. The proposed subdivision of land is in compliance with the City's policies

and ordinances, as conditioned; therefore, the design of the proposed
subdivision and improvements are not likely to cause environmental
damage or substantially and unavoidable injure fish or wildlife or their
habitat.

. The design of the proposed subdivision of land, as conditioned, and the

type of improvements will not conflict with easements of record or
established by judgment, acquired by the public at large, for access
through or use of, property within the proposed subdivision; therefore it
can be found that the proposed conditions of approval are necessary to
provide adequate access to the public.

Inasmuch as the Precise Development Plan is consistent with the conceptual

approval described in the Addendum to the FEIR (EIR 01-01) the FEIR and
Addendum are hereby re-certified pursuant to the provisions of the California

SECTION 3:

Environmental Quality Act (CEQA).

Based upon the foregoing it is recommended that the Planning Commission

approve LOM 545 as the Vesting Tentative Subdivision Map as reviewed on

March 14, 2005, subject to the conditions attached as Exhibit A which are

incorporated by reference as if fully set forth herein.

The foregoing Resolution, on motion by Commissioner , seconded by

Commissioner

, was adopted at the Planning Commission meeting of March 14,

2005 by the following vote:

AYES:

NOES:

Arleen T. Pelster, AICP, Secretary Jack Rodenhi, Chair

Attachment:

Exhibit A - Conditions of Approval

G:\COMDEV\PC Reso\Seabreeze\LOM545-north.doc



EXHIBIT A

CONDITIONS OF APPROVAL
LOM 545 — Seabreeze Estates Northern Parcel
Assessor Parcel Number: 93-070-62
Vesting Tentative Subdivision Map

The following Conditions of Approval apply to the plans for LOM 545, Vesting Tentative
Subdivision Map, prepared by J. B. Dixon Engineering and Surveying, Inc., received by the
Planning Division and stamped on March 3, 2005.

PLANNING

Planning - General Conditions

P1.

P2.

P3.

All applicable provisions of the Lompoc City Code are made a part of these
conditions of approval in their entirety, as if fully contained herein.

DS Ventures, Inc. and its successors in interest (“Applicant”) is advised that
certain fees and charges will be collected by the City, prior to issuance of
building permits and/or prior to issuance of certificates of occupancy, including,
but not limited to the revised fees adopted by Resolution No. 5136(03) which
Applicant specifically agrees shall be applied to the project notwithstanding the
application for a vesting tentative subdivision map may be deemed complete,
prior to the effective date of Resolution No. 5136 (03).

Owner agrees to and shall indemnify, defend, protect, and hold harmless City,
its officers, employees, agents and representatives, from and against any and
all claims, losses, proceedings, damages, causes of action, liabilities, costs and
expenses, including reasonable attorney’s fees, arising from or in connection
with, or caused by (i) any act, omission or negligence of Owner, or their
respective contractors, licensees, invitees, agents, sublessees, servants or
employees, wherever on or adjacent to the Property the same may occur; (ii)
any use of the Property, or any accident, injury, death or damage to any person
or property occurring in, or on or about the Property, or any part thereof, or from
the conduct of Owner’'s business or from any activity, work or thing done,
permitted or suffered by Owner or its sublessees, contractors, employees, or
invitees, in or about the Property, other than to the extent arising as a result of
City’s sole active negligence or to the extent of any willful misconduct of the
City; and (iii) any default in the performance of any obligations of Owner’s part
to be performed under the terms of this Agreement, or arising from any
negligence of, Owner or any such claim or any action or proceeding brought
thereon; and in case any action or proceedings be brought against the City, its
officers, employees, agents and representatives, by reason of any such claim,
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P4,

PS.

Owner, upon notice from City, shall defend the same at its expense by counsel
reasonably satisfactory to City.

Owner further agrees to and shall indemnify, defend, protect, and hold harmless
the City, its officers, employees, agents and representatives, from and against
any and all actions brought by any third party to challenge the Project or its
approval by the City, including environmental determinations. Such
indemnification shall include any costs and expenses incurred by Agency and
City in such action(s), including reasonable attorney’s fees.

In conformity with Sections 8900, 8935, and 8936 of the Lompoc City Zoning
Ordinance, the violation of any condition listed herein shall constitute a
nuisance and a violation of the Lompoc City Zoning Ordinance and the Lompoc
City Code. In conformity with Section 0107 and 0128 of the Lompoc City Code,
a violation of the Lompoc City Code and the Lompoc City Zoning Ordinance is a
misdemeanor and shall be punishable as provided by law. In addition to
criminal penalties, the City may seek injunctive relief to specifically enforce the
Conditions of Approval. The applicant agrees to pay for all attorney's fees and
costs, including, but not limited to, staff time incurred by the City in obtaining
injunctive relief against the applicant as a result of a failure of the applicant to
fully perform and adhere to all of the Conditions of Approval.

Street names shall be reviewed and approved by the Community Development
Director for consistency with City policy, prior to approval of the Final Map.

Planning — Project Specific Conditions

PS.

P6.

P7.

P8.

A Conservation Easement shall be recorded over the Bailey Wetland Area and
the Bailey Wetland Area setback buffer and the Central Avenue Riparian Area
and the Central Avenue Riparian Area buffer.

An access easement shall be granted to the City of Lompoc for the Bailey
Wetland Area and the Bailey Wetland Area setback buffer, the Central Avenue
Riparian Area and the Central Avenue Riparian Area buffer, and any bioswales
proposed, to allow for City enforcement of regulations and maintenance, if
required.

An access easement shall be granted to the Santa Ynez Band of Chumash
Indians to allow pedestrian access and native plant collection, within the Bailey
Wetland Area, with prior approval from the City of Lompoc.

A public access and maintenance easement shall be granted over the Class 1
bikeway and the outer 15 feet of the Bailey Wetland Area setback buffer.
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P9.

P10.

P11.

P12.

A public access easement shall be granted over the existing sanitary sewer
easement and sanitary sewer maintenance easement. The access shall allow
access to and construction of a public viewing platform, in the location of the
existing sanitary sewer easement.

A public access easement to be located along the pathway through the required
view corridor between Central Avenue and the Bailey Wetland area.

Easements required for public electric service are marked on plans on file in the
Electric Division. These public easements shall be dedicated to the City on the
Final Map.

Planning Commission approval of LOM 545, Vesting Tentative Subdivision Map
for Seabreeze Estates Development, is valid for twenty-four (24) months, prior
to the expiration of the Map the applicant may request a twelve (12) month
extension. LOM 545 shall expire on March 14, 2007 unless the applicant
requests a time extension as outlined by City standards.

I. BUILDING AND FIRE SAFETY -- No General or Project Specific Conditions

[I. AVIATION/TRANSPORTATION -- No General or Project Specific Conditions

V. POLICE DEPARTMENT -- No General or Project Specific Conditions

V. ENGINEERING

Engineering — General Conditions

EN1.

EN2.

ENS.

A Final Map shall be prepared in accordance with the Subdivision Map Act,
Section 66426.

The Final Map shall be prepared by or under the direction of a registered civil
engineer or licensed land surveyor.

In conformance with Chapter 27, Section 2824 of the Lompoc City Code, the
Final Map shall be prepared based upon the control monuments as established
by the City of Lompoc Coordinate Control System, Record of Survey Book 142,
Pages 82 and 83. The Final Map shall indicate and identify the control
monuments utilized in the preparation thereof. The Final Map shall be delivered
in a computer format readily compatible for transfer to the City Geographic
Information System at the time of map approval. The following computer
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EN4.

ENS.

ENG.

EN7.

formats are acceptable for delivery: DGN (native Microstation); DWX (same as
or less than Version 14); DXF.

After the Final Map has been prepared and is ready for review, the Applicant’s
Engineer shall submit three (3) sets of prints to the Engineering Division for first
plan check.

Final Map shall comply with Engineering Division’s “Development Assistance
Brochure” entitled “Checklist For Completeness of Subdivision Maps,” available
at the Engineering Division counter.

Final Map shall show street centerline monuments set in standard street
monument wells per City Standards.

At the completion of plan review for the Final Map, and before the City Counsel
will consider acceptance of the Final Map, the required plans, fees and
documentation shall be submitted to the Engineering Division. The fees and
documentation typically include, but are not be limited to, the following:

= A Title Report current within the last ninety days
= Final Map original mylars signed and notarized by the owner, and signed
and stamped by the engineer
= Improvement Plan original mylars signed and stamped by the engineer
= Three sets of signed Improvement Agreement
= Final Map Application and the Plan Check fee
*= Improvement Security:
e Faithful Performance Security
e Labor and Materials Security
e Monuments Security
* Final Map and Improvement Plans delivered in a computer format readily
compatible for transfer to the City Geographic Information System
= Certificate of Insurance
= Encroachment Permit and Fee
= Proof “Tax bond” has been recorded with the County of Santa Barbara
= Recording Fee
= Map Duplicating Fee

I, David Schwartzman, representing DS Ventures, LLC as project applicant, do hereby
declare under penalty of perjury that | accept all conditions imposed by the Planning
Commission in its approval of the proposed Seabreeze Estates Vesting Tentative Subdivision
Map for the Northern Parcel (LOM 545). As project applicant, | agree to comply with these
conditions and all other applicable laws and regulations at all times.
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David Schwarztman Date
Managing Member

G:\COMDEV\Conditions of Approval\Seabreeze\Final-PC-LOM 545-3-14-05.DOC
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DRAFT RESOLUTION NO. 5212 (04)

A Resolution of The Council of the City of Lompoc,
State of California, County of Santa Barbara,
Approving the Preliminary Development Plan

for the Seabreeze Estates Northern Portion
Located at the Southeast Corner of Bailey Road
and Central Avenue (Assessor Parcel Number: 93-070-62)
(Planning Division File No. DR 04-28)

WHEREAS, the Planning Commission has recommended approval of DR 04-28 as the
Preliminary Development Plan to allow a 4.09 acre Community Park, maintain a
riparian/wetland area on 11.58 acres, construct four 16 unit apartment buildings (64
units) and 81 single family residences for a total of 145 dwelling units, provide a
landscaped buffer area with a bikeway, construct required streets and access ways, and
allow future limited industrial development on 3.51 acres. The project is located at the
southeast intersection of Bailey Road and Central Avenue (Assessor Parcel Number:
93-070-62);

WHEREAS, the Planning Commission held a duly noticed public hearing for
consideration of DR 04-28 on October 11, 2004, and after considering the staff report,
and hearing testimony from the applicant representative, the Planning Commission
adopted Resolution No. 386 (04) recommending that the City Council adopt DR 04-28
as the Preliminary Development Plan as consistent with the Zoning Ordinance
requirements for Open Space, Public Facilities, Medium Density Residential, Planned
Development and Planned Manufacturing Zones;

WHEREAS, a Final Environmental Impact Report and Addendum to the Final
Environmental Impact Report has been prepared for this request in accordance with the
California Environmental Quality Act (CEQA); and

WHEREAS, the Planning Commission and the City Council have both held public
hearings to receive public input regarding the proposed Preliminary Development Plan.

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF LOMPOC, CALIFORNIA,
DOES HEREBY RESOLVE AND DETERMINE AS FOLLOWS:

SECTION 1. Based upon the staff reports and the testimony received at the public
hearing held for DR 04-28, the City Council:

A. Finds that the Addendum to the Final Environmental Impact Report
is a complete and factual document prepared in accordance with
the California Environmental Quality Act (CEQA) and certifies the
document.



Draft Resolution No. 5212 (04) Page 2

B. Approves DR 04-28 to serve as the Preliminary Development Plan
for a Community Park, a Riparian/Wetland area, four 16 unit
apartment buildings and 81 single family residences for a total of
145 dwelling units, provide a landscaped buffer with a bikeway on
the western portion of the site, construct required streets and
access ways, and allow future limited industrial development,
located at the southeast intersection of Bailey Road and Central
Avenue (Assessor Parcel Number: 93-070-62) including:

1) Exhibit A — Conditions of Approval which are
incorporated by reference as if fully set forth herein.

2) Exhibit B — Development Site Plan.
SECTION 2. This Resolution shall take effect upon adoption.

SECTION 3. Judicial review of this decision shall be governed by the time limits of
Code of Civil Procedure Section 1094.6.

The above and foregoing Resolution was proposed by Councilmember
, seconded by Councilmember , and was duly passed
and adopted by the Council of the City of Lompoc at its regular Meeting of November
16, 2004 by the following electronic vote:

AYES: Councilmember:

NOES: Councilmember:

ABSENT: Councilmember:

Dick DeWees, Mayor
City of Lompoc

ATTEST:

Jane C. Green, City Clerk
City of Lompoc

Attachment: Exhibit A — Conditions of Approval
Exhibit B — Site Plan



Draft MITIGATION MEASURES
Seabreeze Estates —- NORTHERN PARCEL
Preliminary Development Plan — DR 04-28, EIR 01-01

These Mitigation Measures were extracted from the Final Environmental Impact Report for
Seabreeze Estates (SCH No. 2002061109) which was certified by the City Council on
August 17, 2004. Language may be modified herein to clarify applicability to the southern
parcel of the project and to provide clarification regarding compliance to contractors and
future property owners. No revisions have been made to modify the intent or requirements
of the Mitigation Measures. In the case of conflict, the Mitigation Measures contained herein
shall supercede those contain in the FEIR.

AESTHETICS/VIEWS
1. The applicant shall provide a pedestrian easement for a public viewing platform in the
location of the existing sanitary sewer easement in the central portion of the site, as

approved by the Planning Division. (AES-1(b))

BIOLOGICAL RESOURCES (Riparian vegetation, habitat and water quality)

Glare
2. If structures or houses are located adjacent to the Bailey Wetlands Area or the

Central Avenue Riparian Area, their building materials shall not produce glare that

would adversely impact the riparian habitat. Windows shall not be mirrored, but

otherwise, their use shall not be limited. (B-2(h))

Lighting
3. Applicant shall submit a lighting plan including photometrics that incorporates the
following:

a. All lighting shall be shielded and directed downward to prevent glare and
minimize light intrusion on adjacent properties, structures, and riparian/wetland
areas. The adequacy and design of the on-site lighting and shielding shall be
reviewed by staff at the time the public improvement plans and landscape
plans are submitted and shall be inspected in the field at night, once the
lighting is installed, to ensure there is no spillover into the Bailey Wetland Area
or the Bailey Wetland setback buffer zone.

b. Night lighting of public areas shall be the minimum necessary for safety
purposes. Night lighting requirements are as follows:

e Exterior lighting within 100 feet of the Bailey Wetland Area and the Central

Avenue Riparian Area shall be shielded and aimed as needed to avoid
DRAFT Mitigation Measures Planning Commission Review
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spillover into the Bailey Wetland Area or the Central Avenue Riparian Area
setback buffer zones.

e Decorative lighting shall be low intensity.

e Use of permanent high-intensity floodlights on residential lots shall be
prohibited and all residential lighting shall be shielded and directed away
from the Bailey Wetland Area.

e No lighting shall be placed within the Bailey Wetland Area or Central
Avenue Riparian Area setback buffer zones.

C. Lighting on development sites adjacent to the Bailey Wetland Area and
Central Avenue Riparian Area setback buffer zones shall be designed and
sited to avoid light and glare impacts to wildlife within the protected open
space areas and still be consistent with public safety considerations. All
lighting located adjacent to protected open space areas shall be as low as
feasible in height and must be directed downward with light sources no more
than one foot-candle at the edge of the riparian canopy. (B-3(c))

Bailey Wetland Area Protection

4, Public access to the Bailey Wetland Area and Central Avenue Riparian Area shall be
prohibited. (B-2(i))

5. Direct discharge of pollutants (including, but not limited to: trash and sediment) or
storm water run-off into the Bailey Wetland Area, Central Avenue Riparian Area or
any proposed bioswale is prohibited. (B-2(k)) (HWQ-4(a))

Setback Buffer Zone

6. Development envelopes shall be located so that all riparian and wetland habitat,
including the central on-site riparian/wetland habitat, and Central Avenue riparian
habitat, is buffered from development (including grading and structures) by an
average 40-foot setback with a minimum setback of 25 feet. Setback distances
shall be measured from the outside edge of the dripline of existing vegetation or
top of bank in the riparian and wetland area, whichever is more restrictive (see
attached Exhibit A). Passive use recreational trails and/or overlooks will be
allowed within the setback area, provided that they do not remove riparian habitat.
In such trail areas, the Property Owners Association (POA) shall provide for
maintenance and management activities (e.g., trash removal, regular weed
abatement, and policing to ensure users comply with the goals of the
management plan for the on-site wetlands areas) of the trail, setback area, and
associated natural resources. A pervious walking path may be constructed at the
outermost edge of the setback area (i.e., furthest 15 feet). The walking path shall
only be open from dawn to dusk. The riparian and wetland habitat area and
average 40-foot buffer zone (minimum 25-foot) for preserved riparian/wetland
areas shall be shown on all grading plans and shall be demarcated with highly
visible construction fencing for the benefit of contractors and equipment
operators. The applicant shall provide a conservation easement and access
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easement for all on-site riparian and wetland areas, as well as the wetland
setback/buffer area. The Tentative Map and Precise Development Plan shall be
revised to reflect this. Community Development staf shall review adequacy of the
buffer at plan check.

The riparian and wetlands setback area shall be planted in native vegetation.
Ornamental and non-native vegetation shall be prohibited in the setback area.
Areas within the landscape buffer shall be revegetated within 60 days of grading
activities, with deep-rooted, native, drought-tolerant species to minimize erosion
potential. A landscape plan prepared by a botanist or landscape architect shall
be provided to address landscaping within the setback areas. The plan shall
include the number, type, size, location and distance-on-center of plant material.
The native landscaping shall be dense between the metal fencing and the riparian
area/top of bank. The landscape plan shall include success criteria and a
monitoring program. Seasonally-timed weed abatement activities shall be
implemented by the POA and monitored by a designated biologist. An area
designated for native riparian habitat restoration shall be incorporated into the
riparian setback area to transition into the existing riparian vegetation.

If implementation of the recommended setback for the Central Avenue Riparian
Area is not feasible due to physical, economic, or other constraints, then the
applicant shall contract a qualified biologist to identify the number, size, and type
of trees and large shrubs, including branches and trunks with a diameter of over 3
inches, within the on-site riparian and wetlands habitat. Any removed riparian or
wetland vegetation shall be replaced on-site at a ratio of 3:1 to 5:1, depending on
species, as determined by a qualified biologist. The applicant will file a
performance security with the City to complete restoration and maintain plantings
for a five (5) year period. Encroachment into either the Central Avenue Riparian
Area or Bailey Wetland Area may require issuance of a Streambed Alteration
Agreement from the CDFG, pursuant to Section 1600 of the State Fish and Game
Code.

Regardless of the ultimate buffer distance, the POA shall hire a qualified biological
monitor to oversee the monitoring and maintenance programs for the setback/buffer
area to ensure trash accumulation, vandalism and the spread of non-native noxious
weeds does not occur. Inspections shall occur weekly during project construction,
and twice per year over the life of the project to verify compliance with the
Management Plan, and may be required more frequently if trash accumulation,
vandalism or other maintenance issues are regularly observed. The qualified
biological monitor shall produce regular (at least twice per year) monitoring reports
submitted to the City following each monitoring visit. These inspections and
maintenance shall be documented by the biological monitor and submitted to the
Community Development Department for review. The biological monitor shall have the
authority to stop all work immediately that is considered to be in violation of one or
more permit conditions, at the sole discretion of the biological monitor.
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Permanent Fencing

7. Prior to occupancy of the first unit, a six-foot-high metal fence with three-inch spacing
between the vertical slats shall be installed within the Bailey Wetland Area and
Central Avenue Riparian Area setback buffer zones to prevent human and pet
access to the sensitive biological resources associated with these areas. The fence
shall not have horizontal crossbars. The fence shall be installed within the outermost
15- feet of the setback buffer area. Locked gates and paths connecting the gates to
streets shall be provided in inconspicuous locations to allow for maintenance of the
setback buffer zones and the Bailey Wetland and Central Avenue Riparian Areas.
Prior to installation, the location of the permanent fencing shall be identified by stakes
and flags. The Community Development Department shall be called to inspect and
shall approve the location of the permanent fencing, prior to installation. Once the
location is approved, the permanent fencing shall be installed and a final inspection
of the fence installation shall be called for. (B-2(e))

Trails

8. Passive-use trails and/or overlooks shall only be allowed within the setback buffer
zones with Planning Commission approval. If a passive-use trail(s) is developed
within the buffer zones, it shall be located within the outermost 15-feet of the setback
buffer zones. Any trail or overlook shall only be open from dawn to dusk and shall
not be lighted. Any trail shall be constructed of decomposed granite (DG), crushed
rock or similar material. Proper resource agency permits will be required for any
proposed trail or overlook development within the Bailey Wetland Area or Central
Avenue Riparian Area setback buffer zones (B-2(c))

Temporary Fencing

9. Prior to issuance of the arsenic grading permit for the excavation and remediation of
arsenic contaminated soils, temporary barriers shall be located 15-feet from the drip-
line of the Bailey Wetland Area, in areas where arsenic is to be removed, and at the
edge of the Bailey Wetland Area setback buffer area, where arsenic will not be
removed. This condition is intended to restrict construction vehicle access and
grading/excavation directly adjacent to the Bailey Wetland Area during arsenic
removal. Barriers shall be sturdy protective fencing consisting of orange construction
netting supported by metal staking at 8-foot intervals. Silt fencing shall also be
properly installed around the perimeter of the Bailey Wetland Area to protect the
wetland from siltation during the arsenic removal. Once the temporary fencing is
installed, an inspection by the Community Development Department shall be called
for and the Department shall review and approve, if acceptable, the location of
fencing, prior to initiation of grading. If arsenic must be removed closer than 15-feet
to the riparian drip-line, per the Department of Toxic Substances Control approved
Corrective Action Plan, substantiating evidence and a request for an amended
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temporary fencing location shall be made to the Community Development Director,
prior to request for inspection. (B-2(a)) (B-2(c))

10.  After completion of arsenic removal and remediation and prior to issuance of the
project grading permit, sturdy temporary barriers shall be erected to designate the
perimeter limits of the Bailey Wetland Area and Central Avenue Riparian Area
setback buffer zones, any on-site arsenic remediation area and any proposed
bioswales, once they are constructed. Barriers shall be located at the buffer zone
perimeter, to allow for grading at the rear of the private properties and common
areas. Barriers shall be sturdy protective fencing consisting of orange construction
netting supported by metal staking at 8-foot intervals. Once the temporary fencing is
installed, an inspection by the Community Development Department shall be called
for and the Community Development Department shall review and approve, if
acceptable, the location of the fencing. (B-2(a)) (B-2(c))

11. Construction equipment shall be confined to roadways, building pads, and
designated staging areas. Vehicular traffic shall not enter the riparian setback buffer
zones, any proposed bioswale, once constructed or on-site arsenic deposition area.
Staging, stockpile, clean-out, concrete wash-out and fueling areas shall not be
located in or adjacent to the setback buffer zones or any arsenic remediation area or
bioswale that is proposed. Signs shall be posted clearly designating restricted areas.
(B-2(a))

Central Avenue Improvement Mitigation For Riparian Removal

12. If a Streambed Alteration Agreement is not required for the riparian habitat to be
removed in constructing the required Central Avenue improvements, the riparian
habitat removal shall be mitigated at a 3:1 ratio (area), with plantings to be located in
the remaining Central Avenue Riparian Area. If a Streambed Alteration Agreement is
required, the requirement for mitigation plantings under the Agreement shall
supercede this requirement. To comply with this requirement, a mitigation planting
plan shall be prepared by a qualified riparian/wetland revegetation botanist. The plan
shall include the number, type, location and distance-on-center of plant material. The
mitigation planting plan shall also include a phasing plan for installation, success
criteria and a 3-year monitoring program. All revegetation planting and adequate
irrigation shall be in place, prior to occupancy of the first unit. (B-2(c))

Setback Buffer Zone Planting

13. The Bailey Wetland Area setback buffer zone shall be planted, within 60 days of
grading activities, with deep rooted, native, drought-tolerant species to minimize
erosion potential and “soften” the urban edge. A landscape plan, prepared by a
botanist or landscape architect shall be provided to address landscaping within the
setback buffer zones. The landscape plan shall include the number, type, location
and distance-on-center of plant material, as well as success criteria and a monitoring

program.
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The plan shall show native vegetation only, to be planted within the buffer zone
areas. The native landscaping shall be dense between the metal fencing and the
riparian area/top of bank. Native woody vines and thorny shrubs shall be planted
between the Bailey Wetland Area and Central Avenue Riparian Area and the metal
fencing. Vegetation shall be locally native species. Appropriate plants include
species such as California Blackberry (Rubus ursinus) and wild rose (Rosa
californica). On the development side of the metal fencing, within the setback buffer
zone, landscaping may become less dense.

(HWQ-1(c)) (B-2(a))

Biological Monitoring

14.  The Applicant shall hire a qualified biologist, acceptable to the City of Lompoc, to
oversee the development of the project site. The biologist shall be responsible for
the following tasks:

A. Pre-construction Surveys

Al. In order to avoid impacts to nesting birds protected under the
Endangered Species Act and the Migratory Bird Treaty Act, all initial
ground disturbing activities within 500 feet of the Bailey Wetland Area
or the Central Avenue Riparian Area shall be limited to the time period
between September 1 and March 31 if feasible. (B-3(a))

A2. Prior to issuance of the Arsenic Grading Permit and/or Project Grading
Permit, if initial site disturbance and grading is requested prior to
September 1, a pre-construction survey for active nests less than 500-
feet from the proposed limits of grading shall be conducted on-site by a
gualified biologist. The biologist shall prepare a report of findings and
submit it to the City for review. If more than two weeks lapses between
the preparation of the report and the initiation of construction activity, or
construction activity ceases for a period of a month or more, the
biologist shall be consulted to determine if a second survey must be
conducted and to determine the limits of the survey effort. Subsequent
survey reports or determinations by the biologist shall be submitted to
the Planning Division for review, prior to issuance of grading permits
and initiation or resumption of ground disturbing activity. If active nests
are located, then all construction work shall be conducted at least 500
feet from the nest until the adults and young are no longer reliant on the
nest site, as determined by a qualified biologist. If no active nests are
found during the pre-construction survey, construction grading can be
initiated. A report detailing the survey activities and results shall be
prepared by the biologist and submitted to the City’s Planning Division,
prior to issuance of the arsenic or project grading permits. (B-3(a))

DRAFT Mitigation Measures Planning Commission Review
Northern Parcel — Seabreeze Estates March 14, 2005
DR 04-28, LOM 545 Page 6 of 22



B. A qualified biologist/wetland scientist familiar with the conditions of approval
shall monitor all grading activities within 100-feet of the Bailey Wetland Area
and Central Avenue Riparian Area to ensure applicant compliance with permit
conditions. The monitor shall have the authority to immediately stop all work
that is considered to be in violation of one or more permit conditions, at the
sole discretion of the monitor. The monitor shall prepare inspection reports
and submit them to the Community Development Department/Planning
Division on a weekly basis, unless more frequent submittals are considered
necessary.

(B-2(c))

C. A qualified biological monitor with experience in biological construction
monitoring shall be designated and shall conduct pre-construction meetings
with all construction personnel (Contractors and Subcontractors) to discuss
protection measures and identify specific areas of concern (e.g., riparian and
wetland habitat areas) within or adjacent to the work areas. The project
applicant shall certify, by providing to the City a training sign-in sheet, that
project contractors and subcontractors have received the appropriate training
to observe all of the biological conditions and protective measures required
during construction. (B-2(a))

D. The qualified biological monitor shall ensure that the flagging identifying the
proposed location of the permanent fencing is correctly placed and that the
temporary construction fencing and silt fencing on-site is properly located and
installed, prior to Community Development Department inspection. The
biologist shall also ensure that the permanent, temporary and silt fencing are
properly maintained throughout the period of construction. The qualified
biological monitor shall periodically review site conditions during construction,
ensuring that all mitigation measures are properly being implemented. (B-

2(e))

E. The qualified biological monitor shall monitor the Bailey Wetland Area and
Central Avenue Riparian Area’s setback buffer zones, and any proposed
bioswale, to ensure that trash accumulation, vandalism and the spread of non-
native noxious or invasive plants does not occur. Inspections shall occur
weekly during project construction. These inspections and any resulting
maintenance shall be documented by the biological monitor and submitted to
the Community Development Department for review. The biological monitor
shall immediately stop any work that is in violation of one or more conditions.

(B-2())

F. During construction, the biological monitor shall ensure that storm drains are
adequately fitted with filters, so that storm water being discharged into the
bioswale is preliminarily filtered. Regular inspections shall evaluate the
volume of accumulated sediment, oil and grease in the filters and sediment
barriers. The monitor shall direct the removal of accumulated materials when
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they compromise the effectiveness of the filters and barriers. (HWQ-4(a))
(HWQ-2(a))

G. Invasive plants, occurring in the riparian area adjacent to Central Avenue shall
be identified by a biologist and removed under the biologist’s direction, prior to
occupancy of the first unit. (B-2(f))

H. In order to ensure that project landscaping does not introduce invasive non-
native plant species into the vicinity of the site, the final landscaping plan shall
be reviewed and approved by a City-approved biologist. No invasive plant
species shall be included on the landscaping plan. Whenever possible, plant
material from regionally collected stock shall be used where project
landscaping requirements call for native species.

(B-2(f))

The Biological Monitor shall develop a list of plant materials that are not
permitted or are discouraged and the Applicant / POA shall provide that list to
each of the homeowners/renters. Invasive species shall not be permitted.
The previously prepared list in Appendix K of the project EIR shall provide the
initial basis for the list. (B-2(f))

J. Signs describing the protected biological resources within the on-site
riparian/wetland areas, including the native habitat types and wildlife that occur
within these areas shall be erected at a minimum of three (3) locations around
the perimeter of the Bailey Wetland Area, Central Avenue Riparian Area and
any proposed bioswale, where they will be clearly visible to the public. The
information on the signs shall be developed by a qualified biologist and shall
include descriptions, illustrations and photographs of the native habitat types
and wildlife that occur within the Bailey Wetland Area. The signs shall be
designed to ensure that residents and the public are informed of the sensitive
biological resources present and the need to limit human access to the area.
Signs shall be in English, Spanish and any other language(s) common to the
Lompoc Valley. (B-2(g))

K. Informational pamphlets shall be developed in conjunction with a qualified
biologist and shall be provided to homeowners at the time of transfer of real
property. The pamphlets shall include a description of the Bailey Wetland Area
and Central Avenue Riparian Area habitat, their significance, and reasons why
human and pet access shall be limited. The pamphlets shall also provide a
description of the kinds of vegetation and wildlife that might be found in these
areas. The pamphlets shall be printed in English, Spanish and any other
language(s) common to the Lompoc Valley.

(B-2(9))

L. The Applicant shall, in conjunction with the qualified biologist, prepare a
brochure that informs prospective homebuyers about the impacts associated
cats and dogs and other animals not native to the project site. Similarly, it
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shall inform potential homebuyers of the potential for coyotes to prey on
domestic animals. (B-3(b))

Bailey Wetland Area Maintenance

15.  The applicant shall contribute funds, in an amount to be determined by the City, as a
fair-share proportion of the Bailey Wetland Management Plan and maintenance
costs. This contribution shall be added to previously contributed monies deposited as
a condition of development of the Elwood Estates and Willows Manufactured Home
Park. The maintenance fund is designed to address impacts to the Bailey Wetland
Area resulting from the location of residences adjacent to the wetlands, such as the
addition of ornamental landscaping, domestic pets, vandalism, and increased
pedestrian traffic. (B-2(d))

16. A Conservation Easement shall be recorded over the Bailey Wetland Area and the
Bailey Wetland Area setback buffer zone and the Central Avenue Riparian Area and
the Central Avenue Riparian Area setback buffer zone. (B-2(d))

Air Quality

17.  As proposed by the applicant in the Project Description, applicant shall contribute
$500,000 to the Wastewater Division of the City's Utilities Department to use for
improvements to the City's Wastewater Treatment Plant to mitigate odors emanating
from said Plant. (Letter dated December 17, 2003 to Lompoc City Council from DS
Ventures, LLC) Said contribution shall be paid prior to recordation of the Final Map.

18.  All units within the northwestern-most proposed eight (8) unit apartment building,
shall have individual home air ventilation systems designed with removable activated
carbon filters on air intakes. One complete set of activated carbon filters shall be
provided by the Applicant, property owner or apartment manager to each tenant for
installation upon initial occupancy. Instructions and training on installation and
maintenance shall be provided to all tenants/residents. Replacement carbon filters
shall be provided, as needed, to tenants. (AQ-4(b))

19.  Upon the transfer of real property and leases on the project site, the transferor/lessor
shall deliver to the prospective transferee/lessee a written disclosure statement that
shall make all prospective homeowners/lessors in the proposed project aware that
although potential impacts or discomforts between proposed residential uses and the
adjacent wastewater treatment facilities may be lessened by proper biofilter
maintenance, some level of incompatibility between the two uses will remain. The
notification shall state: “Although odors generated by the Wastewater Treatment
Plant, located directly north of the project site, on Central Avenue, can be reduced
through proper use and maintenance of the carbon filters provided in the structures,
odors cannot be expected to be completely removed or mitigated by the carbon
filters” This notification shall include a description of odors associated with the
Wastewater Treatment Facility, as identified in the Baseline Odor Study Report
prepared for the site (Kennedy/Jenks, July 24, 2001). (AQ-4(c))
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20.

21.

22.

23.

24,

The Applicant shall install a dense vegetation barrier along the portion of the northern

boundary of the project site that does not contain existing riparian habitat. Installed
vegetation shall consist only of native plant species. (AQ-4(a))

The applicant shall provide an on-site bus pull-out along the interior loop roadway
near the center of the parcel, as specified by the City transit service. (AQ-5(b))

Applicant shall provide, as part of the sale of each housing unit, an information
packet on carpooling and vanpooling and bus schedules with routes most accessible
to the development. The packet shall also include information on purchasing less
polluting or alternatively fueled vehicles, which is available from SBCAPCD. (AQ-

1(b))

Applicant shall provide an on-site bulletin board specifically for the posting of bus
schedules and notices of availability for car-pooling and/or shall distribute such
information to property owners upon occupancy. The location, structure, and
appearance of the on-site bulletin board shall be subject to review by the Planning
Division. (AQ-5(a))

The following energy-conserving techniques shall be incorporated unless the
applicant demonstrates their infeasibility to the satisfaction of Planning Division staff:

Installation of heat transfer modules in furnaces;

Use of light colored water-based paint and roofing materials;

Use of natural lighting;

Use of concrete or other non-pollutant materials for parking lots instead of
asphalt;

Installation of energy efficient lighting;

Use of landscaping to shade buildings and parking lots;

Installation of sidewalks and bike paths;

Installation of covered bus stops to encourage use of mass transportation.

(AQ-1(a))

HYDROLOGY AND WATER QUALITY

25.

26.

All properties and streets shall be designed to drain to the storm drain system and
from there, all storm water run-off and nuisance flows shall be directed to storm water
filters. Flows shall be directed from the storm water filters into biofiltration swales or
directly into the Bailey Wetland Area. A qualified engineer shall ensure that the storm
drain system and any proposed bioswale are properly sized and configured to ensure
that a 100-year storm event will not overwhelm its capacity and an overland escape
shall be provided for the 100-year peak flow. (HWQ-2(a))

Mass grading and any clearing necessary for Central Avenue Improvements shall be
completed during the dry season, which is normally April 15 through October 15.
(HWQ-1(d))
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27. The site shall be graded and storm water improvements installed, prior to occupancy
of the first unit, to ensure that drainage from the site is directed into the storm drain
system, passes through a storm water filter and is then discharged into either the
Bailey Wetland Area or a proposed bioswale that is connected to the Bailey Wetland
Area. Storm Water shall be filtered to remove oil, grease, sediment and trash, prior
to discharge into the Bailey Wetlands or on-site bioswale(s). No areas shall drain to
the wetlands or bioswales directly. (HWQ-2(b))

28. Grading and drainage plans for both the tract and individual lots shall be designed to
minimize erosion and water quality impacts. Plans shall include the following:

1. Non-invasive temporary erosion control seed mix to be applied to all graded
areas.
2. Geo-textile binding fabrics shall be used, if necessary, to hold slope soils until

vegetation is established.

3. Temporary storage of construction equipment shall be limited to a minimum of
100-feet away from the top of bank or the outer edge of the riparian drip-line of
the Bailey Wetland Area or Central Avenue Riparian Area, whichever is
furthest from the center of the relevant Area.

4, Erosion control structures such as dissipaters shall be installed, where
necessary. (HWQ-1(c))

29.  During construction activity, silt fencing shall be located and properly installed around
the perimeter of all construction areas, as necessary to protect the setback buffer
zones, Bailey Wetland Riparian Area, Central Avenue Riparian Area and any
proposed bioswale(s) from siltation. Other methods of reducing siltation shall also be
used, such as temporary berms and sediment basins, to avoid siltation of the Bailey
Wetland Area, Central Avenue Riparian Area and bioswales. (HWQ-1(b)) (B-2(a))

30. If bioswales are proposed, their perimeter shall be undulating and their sides shall be
of varying slopes so as to create a natural appearance. Islands and peninsulas are
encouraged to make the drainages more natural in appearance. (HWQ-2(a))

31. Bioswale Specifications. Bioswales shall be designed in accordance with applicable
City standards. Bioswales shall meet the following design standards:

a. Low Flow Drainage: The bottom of the bioswales shall have a minimum
gradient of 2% draining to the outlet, or a low-flow reinforced concrete swale
shall be provided with a minimum gradient of 0.5% draining to the outlet.

b. Landscaping. The City shall review any proposed bioswale landscape plan.
Bioswales shall be planted with a variety of riparian species, including woody
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riparian species. Landscaping shall be of native plants only and invasive
species shall be prohibited.

C. Bioswale Design. Following grading of the bioswale area, silt fencing, and
construction fencing shall be installed around the perimeter of the bioswale to
protect the area from erosion and siltation. Any bare soils in the bioswale area
shall be hydroseeded prior to the start of the rainy season (October 15™) of
each construction year. During the rainy season and following large storm
events, the Property Owner’s Association shall retain a biologist to inspect the
bioswale(s) to ensure proper function.

d. The bioswale shall be landscaped with a variety of riparian species, including
woody riparian species and grasses. A landscape plan showing the location,
type, size and distance on center of plant material and the method of planting
shall be submitted to the Planning Division for review and approval, if
acceptable. Landscaping materials shall be low maintenance. Invasive plant
species shall not be permitted. The bioswale shall be designed to feature
moist grassland, seasonal wetland, riparian woodland with live oaks, willows
and coastal scrub. Woody riparian species are optimal.

e. Maintenance. Prior to issuance of a certificate of occupancy for the first unit,
the applicant shall complete and submit to the City for review and approval, a
Property Owner's Association maintenance plan to assure perpetual
maintenance of the bioswales and related on-site private drainage
improvements. The plan shall stipulate that a qualified biological monitor be
retained by the POA to assist in the maintenance of the bioswales and
associated vegetation and storm water filters. Monitoring of the bioswales
shall ensure that trash accumulation, vandalism and the spread of non-native
noxious weeds does not occur and that the filter media in the storm water
filters is replaced, per the manufacturer’'s recommendations. (HWQ-2(a))

f. Storm water filters shall be installed on private property and privately
maintained. The owner shall enter into a maintenance agreement with the
City to reimburse the City for adequate annual maintenance, should the
Owner/POA fail to properly maintain the storm water filters. The Owner/POA
shall provide the City with annual maintenance reports.

g. All Bioswales shall be privately maintained. The Owner/POA shall enter into a
maintenance agreement with the City to reimburse the City for adequate
annual maintenance, should the Owner/POA fail to properly maintain the
Bioswales. The Owner/POA shall provide the City with annual maintenance
reports.

h. The maximum allowable interior side slope is 4:1. The maximum allowable
exterior side slope shall be 2:1, unless justified by a geotechnical report
approved by the City.
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I. A maintenance access road and ramp shall be provided from the nearest
street to the bioswales’ bottom. The road shall be hardened to provide a
stable driving surface when the surrounding soil is saturated. The ramp shall
be made of concrete with a maximum 15% slope and a minimum width of 10
feet.

J- A hardened emergency escape route sufficient to carry the post-development
100-year flow from the bioswale shall be provided in the event that the normal
discharge route is blocked.

k. Perimeter wrought iron fencing (minimum height of 42 inches) shall be
provided on all bioswale(s) that exceed 2 feet in depth. A swing gate
(minimum 16 feet wide) shall be provided at the access ramp. The fencing
shall be subject to City standards and shall be subject to Planning Division
review.

l. No trees or shrubs shall be planted within 15 feet of the bioswales’ outlet(s).
Floating objects such as railroad ties and decorative bark shall not be used in
the planting plan for the bioswales. (HWQ-2(a))

32.  Prior to issuance of Grading Permits for the project, the applicant shall obtain a
Conditional Letter of Map Revision — Fill (CLOMR-F) from FEMA. The CLOMR-F
request shall include detailed flood hazard analyses prepared by a qualified
professional engineer, consistent with Federal Emergency Management Agency
(FEMA) requirements. The applicant shall comply with all conditions and
requirements of the CLOMR-F. (HWQ-3(a))

33. Prior to issuance of grading permits, the Applicant shall submit plans to the
Community Development Department and Public Works Department that depict an
overland escape route for run-off to ensure that the placement of fill on the project
site to raise the proposed building pads out of the floodplain does not divert
substantial run-off onto adjacent properties. (HWQ-3(c))

34. Streets adjacent to the Bailey Wetland Area and the Central Avenue Riparian Area
setback buffer zones and any proposed arsenic deposition area or bioswale shall be
graded to drain away from the buffer zones into street storm drains. (HWQ-4(b))

Storm Water — Municipal Permit

35.  Filters that will remove sediment, oil, grease and trash shall be provided to treat all
water that will drain from on-site paved areas. Filter(s) location(s) and type(s) shall be
shown/detailed on grading and drainage plans. (HWQ-4(a))

36. Storm water that flows over any paved surfaces or impervious areas within the
project area shall be filtered on the project site before being released into the Bailey
Wetland Area and/or a retention basin or bioswale. (HWQ-4(a))
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37. Grading and drainage plans and filter(s) location and type, the Storm Water Pollution
Prevention Plan, and associated maps, shall be reviewed, and approved, if
acceptable, by the City Planning and Engineering Divisions, prior to issuance of
grading permits. (B-2(c)) (HWQ-1(a))

NPDES Storm Water — Construction Permit

38.  Prior to any ground disturbing activity, an NPDES Phase Il (National Pollution
Discharge Elimination System) construction permit shall be obtained through the
Regional Water Quality Control Board (RWQCB). The applicant shall prepare and
submit a Storm Water Pollution Prevention Plan (SWPPP) and submit it to the City
for approval. The plan shall meet all requirements for a SWPPP, stipulated by the
Regional Water Quality Control Board. A Notice of Intent shall be filed with the
Regional Water Quality Control Board. (B-2(b)) (HWQ-1(a))

The Storm Water Pollution Prevention Plan shall include, but not be limited to:

1. A sediment and erosion control plan identifying measures to protect storm
water and riparian/wetland resources down-gradient of construction activities.

2. The location and type of storm water filters to be located within the project.

3. Applicable Best Management Practices (BMPs), as determined by the
Planning Division, from the City’s list of operational BMPs, to prevent
contamination of storm water.

4, Silt fencing, fiber rolls, gravel bags, mulching, erosion control blankets and soil
stabilizers and storm drain filters shall be used, in conjunction with other
methods, to prevent erosion and siltation of the bioswales and the
riparian/wetland areas.

5. Geotextile binding fabrics shall be used, if necessary, to hold detention basin
slope soils until vegetation is established.

6. Temporary storage of construction equipment shall be limited to a minimum of
100 feet away from the top of bank of the Bailey Wetland Area and the Central
Avenue Riparian Area.

7. Cut and fill slopes and areas exposed by construction activity shall be
stabilized during and after construction.

8. During the period of construction, any bioswale(s) or detention basins and
structural filter(s) shall be inspected and maintained before, during, and after
the rainy season.

9. Staging areas shall be located away from the Bailey Wetlands, the Central
Avenue Riparian Area and the Bioswale(s).
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10. Plastic shall be placed over any ground surface where fueling or equipment
maintenance is to occur. Drip pans shall be placed under equipment parked
on-site.

11. BMPs particularly addressing the preparation, storage and use of concrete
and its components on any parcels adjacent to the Bailey Wetland Area or
Bioswales.

39.  Prior to issuance of arsenic and general grading permits, the applicant shall prepare
and submit for approval a sediment and erosion control plan that specifically seeks to
protect waters and riparian / wetland resources in the Bailey Wetland Area and the
Central Avenue Riparian Area from construction activities. Erosion control measures
shall be implemented to prevent run-off into these on-site depressions. Silt fencing,
straw bales, and/or sand/gravel bags shall be used in conjunction with other methods
to prevent erosion and siltation of the Bailey Wetland Area and the Central Avenue
Riparian Area and any proposed bioswale.. The plan shall specify locations and
types of erosion and sediment control structures and materials that would be used
on-site during construction activities. The plan shall also describe how any and all
pollutants originating from construction equipment or activities will be collected and
disposed of. The plan shall also include: provisions for the use of a non-invasive
temporary erosion control seed mix to be applied to all graded areas; geo-textile
binding fabrics to be used, if necessary, to hold slope soils until vegetation is
established. Temporary storage of construction equipment shall not occur closer
than 100 feet from the dripline of riparian vegetation or the top of bank of on-site
riparian/wetland areas. The location of concrete wash-out, water tower, staging
areas and protected maintenance fueling areas, spoil disposal areas and Stock pile
locations shall be shown on the plan. (B-2(b)) (HWQ-1(c))

40.  Storm drain inlets shall be stenciled, per the requirements of the Engineering Division
to state “Do Not Dump, Drains to Wetland”. (B-2(Q))

Cultural Resources

41. At the commencement of project construction, an orientation meeting for construction
workers associated with earth disturbing procedures, shall be conducted by a
gualified archaeologist. The orientation meeting shall describe the possibility of
exposing unexpected archaeological resources and provide direction as to what
steps are to be taken if such a find is encountered.

(CR-1(a))

42. If archaeological artifacts are unearthed or exposed during construction, all ground
disturbing work in the vicinity shall stop immediately and the artifacts and the site
shall be evaluated by an experienced archaeologist. An appropriate plan for the
evaluation of the artifacts from the site shall be prepared and its implementation
overseen by an experienced Archaeologist, prior to the restarting of ground
disturbing work at the project site. (CR-1(a))
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43.  If paleontological artifacts are unearthed or exposed during construction, all ground
disturbing work shall stop immediately and the City notified. The artifacts and site
shall be evaluated by an experienced Paleontologist/cultural resources specialist. An
appropriate plan for the evaluation of the artifacts from the site shall be prepared and
its implementation overseen by an experienced Paleontologist. (CR-1(a))

44. If human remains are accidentally discovered or recognized during construction, all
excavation and ground disturbing work on or adjacent to the project site (or area of
discovery) shall stop immediately. The County Coroner of the County in which the
remains are discovered shall be contacted and the Native American Heritage
Commission shall be notified immediately and their recommendations and
requirements adhered to, prior to continuation of construction activity. (CR-1(b))

Hazards

45.  Prior to clearing, grubbing and mass grading of the project site, the requirements of
the Corrective Action Plan for Excavation and Backfilling of Arsenic Impacted Soil
(>13 ma/kqg), Southern Half of Proposed 80-acre Subdivision, Southeast Corner of
Central Avenue and Bailey Avenue, Lompoc, CA (CAP), dated January 23, 2002,
shall be complied with and any applicable revised plan, along with related
requirements of the California Department of Toxic Substances Control and the
Certified Unified Program Agency (CUPA), prior to any other soil disturbing activity
occurring on the project site. If necessary, a revised Corrective Action Plan
addressing the arsenic on the subject property shall be submitted to the Certified
Unified Program Agency (CUPA). Once the CUPA has fully approved a Corrective
Action Plan for the site, soil disturbance on the project site may occur, in full
compliance with the approved Corrective Action Plan.

(HZ-1(a))

46. A disclosure identifying the fact that arsenic, in amounts greater than 13 mg/kg, was
located on the project site shall be recorded on the property deed, on the deeds of
any properties resulting from a subdivision or parcel map approved on that property
and provided, on execution of leases, to lessees. The disclosure shall state that the
contaminated soil on-site has been remediated pursuant to the requirements of the
Department of Toxic Substances Control and that subsequent testing did not identify
residual arsenic above human health protective levels for residential use. The
disclosure shall also state that soil naturally contains levels of arsenic and
concentrations under 13 mg/kg may be present in soils on-site. Final wording of the
disclosure shall be approved by the CUPA. Prior to recordation of the deed, the
language of the disclosure shall be submitted for review and approval by the
Planning Division and the City Attorney. (HZ-1(b))

47.  Prior to clearing, grubbing or issuance of project grading permits, separate grading
plans shall be submitted for the implementation of the required Corrective Action Plan
for Excavation and Backfilling of Arsenic Impacted Soil (>13mg/kg), northern half of
the proposed 80-acre subdivision, southeast corner of Central Avenue and Bailey
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48.

49.

50.

51.

52.

53.

Avenue, Lompoc, Ca (CAP) dated January 23, 2002. The Corrective Action Plan
shall be complied with, along with related requirements of the Department of Toxic
Substances Control (DTSC) and the Certified Unified Program Agency (CUPA), prior
to any other soil disturbing activity occurring on the project site. (HZ-1(a))

All soils containing arsenic levels greater than 13 mg/kg shall be removed from the
project site, unless an alternate remediation method approved in the current or
revised Corrective Action Plan is used. Once removed, contaminated soils shall be
covered and/or a soil binder shall be applied to ensure that dust is not generated
from the contaminated soil. At the end of each construction day that the
contaminated soils are exposed, the contaminated soils and the borrow pit shall be
protected to ensure that the site will not pose a safety hazard to the public. Methods
to be used include, but are not limited to, fencing of the area where the borrow pit
and stockpiled soil are located and signage warning of hazards on the site. (HZ-1(a))

Equipment washing during excavation shall be limited to washing over a bermed
equipment wash area established with Visqueen and a liquids collection system. Any
residual wash liquids shall be contained in a tank or 55-gallon drums and transported
off-site for proper disposal. (HZ-1(a))

Excavation verification sampling shall be conducted and reports provided to the City
and Certified Unified Program Agency to prove that arsenic impacted soils have been
adequately removed from the areas noted in Plates 4-8 of the Corrective Action Plan,
or as per a revised approved Corrective Action Plan. (HZ-1(a))

Grading plans showing before and as-built elevations of the arsenic impacted soils,
prepared, signed and stamped by a licensed civil engineer, with elevations prepared
by a licensed land surveyor, shall be submitted to the Certified Unified Program
Agency and to the City to verify that these areas were adequately excavated, per an
approved Corrective Action Plan and Certified Unified Program Agency directives.
(HZ-1(a))

Dust shall be controlled so that there is no blowing dust during arsenic excavation
and remediation activity. Dust control measures shall include, but not be limited to,
frequent application of water to areas of work and/or application of a soil binder that
will not be rendered ineffective when the top of the soil is disturbed, and chemical soil
binders for areas that will not be disturbed. A Dust Control Plan per City
requirements shall be submitted, prior to earth disturbance for arsenic removal and
remediation. (HZ-1(a))

Prior to issuance of a grading permit, all storage containers on the project site,
(including the 55-gallon and 5-gallon drums), above-ground storage tank, and other
debris located in the area of the mobile storage trailer, shall be removed from the site
and disposed of in an approved disposal facility. Soil sampling and testing shall be
conducted by a licensed professional in the area of the removed storage containers
to confirm that remaining soils contain no concentrations of residual chemicals that
exceed EPA standards. |If verification soil sampling indicates that remaining soils in

DRAFT Mitigation Measures Planning Commission Review
Northern Parcel — Seabreeze Estates March 14, 2005
DR 04-28, LOM 545 Page 17 of 22



the area exceed EPA standards, then DTSC and PSD-Fire shall be contacted to
determine the level of any necessary remediation efforts and these soils shall be
remediated in compliance with applicable laws. (HZ-2(a))

Noise

54.  Structures located within 255 feet of the Central Avenue centerline shall provide
attenuation of indoor noise levels to below 45 dBA CNEL, and where practicable,
outdoor living area noise levels shall be attenuated to below 60 dBA CNEL. In
addition, setbacks or other noise attenuation features shall be implemented for
community park picnic areas to achieve noise levels below 65 dBA CNEL. An
acoustical engineer shall be retained by the applicant to ensure that these noise
standards are met. This noise mitigtion can be accomplished using one or more of
the following methods or other methods, as recommended in a noise study prepared
by an acoustical engineer:

55.  All habitable on-site structures shall contain the following design details:
e Tight-fitting dampers and glass doors for fireplaces, if applicable; and
e Solid wood sheathing (minimum “2-inch thick) under roof coverings; and
e Noise insulation on skylights in occupied room ceilings. (N-4(a))

56. A written disclosure shall be recorded with the deed for each separate property and
provided on execution of leases to lessees. The written disclosure shall state that
although potential impacts or discomforts associated with aircraft overflights may be
lessened by installation of the design features described in Mitigation Measure N-
4(a), some level of nuisance would remain. This notification will be required to include
disclosure of potential nuisances associated with aircraft overflights from Lompoc
Airport and Vandenberg AFB, including a description of noise and safety impacts
associated with such overflights. (N-4(b))

Parks

57.  As proposed by the applicant in the Project Description, applicant shall construct a
4.09 acre on-site park. The on-site park shall be developed by the applicant as a
neighborhood park with the following features: turf and an underground irrigation
system; a backstop, base line fencing, and playing infield; a small basketball court; a
tot lot; a public restroom; perimeter fencing on the north and some areas to the south
of the park site; trees along the perimeter of the park; and parking in accordance with
City standards. These improvements shall be in addition to the required payment of
Quimby Act fees. (Letter dated December 17, 2003 to Lompoc City Council from DS
Ventures, LLC)

Public Services

58.  Build-out Date Notification. Prior to submittal of the public improvement plans for the
first phase of development, the applicant shall notify the Lompoc Unified School
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District (LUSD) of the expected build-out date of each phase of the project, to allow
the District time to plan in advance for new students. (PS-3(a))

59.  Statutory School Fees. The applicant shall pay the statutory school fees in effect at
the time of issuance of building permits, to the Lompoc Unified School District
(LUSD) (PS-3(b))

Geology

60. UBC Compliance. Aboveground structures shall be designed and built according to
the most recent adopted City and State building codes. (G-1(a)).

61. The Applicant shall implement the recommendations of the Geotechnical
Investigation and Update prepared for the project site in November 2000 by S&G
Testing Laboratories, Inc., S/G Exam No. 4632-5831. (G-2(a)) (G-3(a))

Traffic

62. The Applicant shall provide fair-share traffic mitigation fees to widen the segment of
Central Avenue between “O” Street and “V” Street to a four-lane divided cross-
section. (T-4(a))

Utilities

63. If sanitary sewer lines are not to be relocated into the street right-of-way, a 20-foot-
wide access easement and roadway, with sufficient turning area to accommodate the
Vactor truck, shall be provided adjacent to and along the top of bank of the Bailey
Wetland Area from the existing sewer easement to the eastern edge of the site, and
connecting to the existing sewer maintenance holes. The proposed access
easement and roadway shall be approved, if acceptable, by the City Planning,
Engineering and Wastewater Divisions and shall be shown on the final map for the
subject property. The easement would provide maintenance access to the existing
sewer manholes.

If the sanitary sewer lines are relocated into the Street right-of-way, and shall be
connected to existing sewer lines, bypassing and abandoning the line to the existing
sewer manholes. Relocation would involve, re-alignment of sewer segments 19-
004/19-005 and 22-003/22-004 to the North and the West to remove them from the
wetlands. Public utility and access easements shall be dedicated for relocated sewer
segments and access to Maintenance Holes 19-005 and 22-004 at the southeast
corner of the development. Contact the City Wastewater Division for referenced
Segment and Maintenance Hole locations.

(U-3(a))

64. During the construction phases of the project, the following mitigation measures shall
be implemented by the Applicant and authorized agents thereof to reduce solid waste
generation to the maximum extent feasible:
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e Prior to construction, the contractor shall arrange for construction recycling
service with a waste collection provider. Roll-off bins for the collection of
recoverable construction materials shall be located onsite. Wood, concrete,
drywall, metal, cardboard, asphalt, soil, and land clearing debris shall all be
recycled.

e The contractor shall designate a person to monitor recycling efforts and collect
receipts for roll-off bins and/or construction waste recycling. All subcontractors
shall be informed of the recycling plan, including which materials are to be
source-separated and placed in proper bins.

e The above construction waste recycling measures shall be incorporated into
the construction specifications for the contractor. (U-5(a))

Planning —Covenants, Conditions & Restrictions (CC&R’s)

65. The project Covenants, Conditions and Restrictions (CC&R’s) shall include the
following restrictions:

a. A requirement that the Property Owner's Association (POA) shall hire a
gualified biological monitor to oversee the monitoring maintenance programs
for the Bailey Wetland and Central Avenue Riparian setback buffer zones to
ensure that trash accumulation, vandalism, and the spread of non-native
noxious or invasive plants does not occur. Inspections shall occur twice a year
and may be required more frequently if trash accumulation, vandalism or other
maintenance issues are regularly observed. The qualified biological monitor
shall produce monitoring reports to be submitted to the Planning Division
following each monitoring visit. Monitoring shall ensure that holes under the
fence or vandalism to the fence or signs shall be corrected/repaired
immediately. If the POA identifies a need for correction or repair, the
monitoring biologist shall be contacted immediately to prepare a plan for
repair. (B-2(c))

b. A requirement that storm water filters in the storm drain system shall be
maintained and replaced, when necessary, by the POA so that all storm water
and drainage will be filtered, prior to entering the Bailey Wetland Area or
bioswales, if they are proposed. Filters used shall remove sediment, oil,
grease, trash and floatables.

C. A requirement that the filter media in the storm water filtration devices is
regularly cleaned-out, maintained and replaced, per manufacturer’s
recommendations by the POA. (HWQ-4(a)).

d. The POA shall ensure that regular inspections of storm water filters are
conducted to evaluate the levels of accumulated sediment, oil and grease, and
that accumulated materials are removed at least twice a year, in October,
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before the rainy season begins and in April, after the rainy season has ended.
The POA shall ensure that the filters are cleaned out more often if necessary
to ensure they are functioning properly. (HWQ-4(a))

e. A requirement that the POA shall maintain any proposed bioswales, ensuring
that the swales are free of trash and debris, that the plant material in them is
healthy, that undue sedimentation is not occurring, that mosquitoes are
controlled, that they are not eroded or damaged by vandals, and that non-
native noxious weeds are not present. If at any time these adverse conditions
are in evidence, the POA shall take immediate action and shall consult a
qualified biologist to prepare a plan to remedy the situation. (HWQ-2(a))

f. A prohibition on the planting of invasive species. Primary species of concern
are identified in Appendix K of the EIR and shall be listed in the CC&Rs. (B-
2(f))

g. A requirement that the POA maintain any proposed arsenic deposition area to

ensure continued public safety. No plants with root systems deeper than
grasses shall be planted on or directly adjacent to the area which contains
arsenic contaminated earth, unless otherwise approved by the California
Department of Toxic Substances Control. Any proposed alteration or
excavation of an approved deposition area shall first be approved by the
Department of Toxic Substances Control, the Department of Health Services,
and the Regional Water Quality Control Board. (HZ-1(b))

h. If a trail or overlook is constructed within the outer 15-feet of the Bailey
Wetland Area or Central Avenue Riparian Area setback buffer zone,
maintenance and management activities (i.e. trash removal, regular weed
abatement, and policing to ensure users comply applicable regulations) shall
be provided by the POA. (B-2(c))

I. Any information that must be provided to future homeowners upon transfer of
property shall be recorded in the CC&Rs.

Growth Inducing

66. Water and drainage infrastructure that serves the proposed project shall be sized to
meet only the demands of the General Plan Growth Projections, per City codes. (Gl-

1(a))

Attachment: Exhibit A - Setback Buffer Zone

G:\COMDEV\Environmental\Seabreese\MM Northern DRB-01-19-05.doc
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Exhibit A - Setback Buffer Zone

MAP TO BE DISTRIBUTED PRIOR TO PC MEETING
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ATTACHMENT No, 4

EITY @F AETS &
FLOWERS

March 3, 2005

Lompoc Flanning Commission
100 Civic Center Plaza
Lompoe, California 93436

Dear Honorable Members of the Commission,

At the March 2, 2005 mesting of the Lompoc Parks and Recreation Commizzion,
staff presentad a report of the Parks Concept for Seabreeze Estates. After
reviewing the staff report and recommendations, the Commission raised the
following concerns over the Park Concept. =
% The proposed access for the park is different than originally proposed and
the Commission strongly opposes the proposed access. With the only
proposed park access inside the develcpment, it gives the appearance
that this is a private park as opposed to a public park.
With the propased usas for the park, the parking lot is smaller than the
original proposal and is not consistent with the uses proposed.
% Access to the southeast portion of the park is not cleary defined and the
ballfield location will impede access to this portion of the park.
< Signage for the park was not adequately addressed as it relates to rules,
regulations, park name and lecations of the signage.
2 Inclusion of restroom facilities presented in the Park Concept is an
excellant addition and will preclude tha need for unsighily portable
resirooms.

b

Cur Coammission appreciates the opportunity to prezent our observations of
the Seabreeze Estates Park Concept and hope the Planning Commission will
address our concerns,

Yours in Public Service,
o
AL W
chi Mata, Chairman :
I"EEF and Recreation Commission

CITY HALL, 100 ShVIC CEMTER PLaza, P.O. BOX BCOL, LOMPIC, CA BI438-E8001
[ED5) 73E-1Z61: FAX; {5U3) /368347



Recording Requested by and
When Recorded Return to:

City of Lompoc

City Clerk

100 Civic Center Plaza
Lompoc CA 93436

DEVELOPMENT AGREEMENT

This Development Agreement (the “Agreement”) is entered into by and between DS
Ventures, LLC., (referred to herein as the "Developer") and the City of Lompoc, a municipal
corporation (referred to herein as the "City") at Lompoc, California effective as of the _ day

2004.

WHEREAS: Government Code sections 65864-65869.5 authorize City to enter into
binding development agreements with persons having legal or equitable interests in real
property for the development of such property.

WHEREAS: Developer has requested City to consider entering into a development
agreement, and proceedings have been taken in accordance with State Law.

WHEREAS: Developer owns the parcel of real property commonly known as the
Seabreeze Estates Development Project (Northern Parcel) (Assessor Parcel No. 93-070-62) in
the City of Lompoc, County of Santa Barbara, State of California, more specifically described on
Exhibit "A" attached hereto and incorporated herein by this reference (the "Subject Real
Property"); and

WHEREAS: Developer is requesting General Plan Amendment (GP 04-04), Zone
Change (ZC 04-06), and Preliminary Plan (DR 04-28) to divide Subject Real Property into three

(3) land use designations and zoning districts; and;

DR 04-28 — Seabreeze Estates Development Draft for Planning Commission Review
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WHEREAS: Developer plans to propose future industrial uses on the Subject Real
Property shown as a 3.51 acre portion of the 37.82 acre parcel identified for Planned
Manufacturing (PM), the proposed location of which is shown on the site plan attached hereto,
marked Exhibit "B" and incorporated herein;

WHEREAS: As a condition to approving the Preliminary Development Plan DR 04-28 for
the Seabreeze Estates Development, the Developer is proposing to waive the right to certain
uses presently permitted by Article 12, Section 8400 of the City’'s Planned Manufacturing (PM)
zoning ordinance on the 3.51 portion of the 37.82 acre parcel identified for future Planned
Manufacturing (PM) use; and

WHEREAS: Developer is willing to accept the aforementioned conditions.

NOW, THEREFORE, THE PARTIES AGREE AS FOLLOWS:

1. Subject Real Property. The real property which is the subject of this Agreement

(“the Subject Real Property”) is described in Exhibit “A”, which is attached to this Agreement
and incorporated herein by this reference (a 3.51 acre part of Assessor Parcel No. 93-070-62).

2. Use Restrictions. Developer agrees that the Subject Real Property shall only be

used for the following uses which shall be deemed suitable for the area at the entryway to the
City of Lompoc and adjacent to residential use without the consent of the City of Lompoc:
Warehousing and/or Storage (Entirely Within An Enclosed Building)

3. Further Restrictions. The restrictions set forth in this Agreement are by way of

limitation and any expansion of any part of the Planned Manufacturing (PM) or construction of
any new building on the Subject Real Property shall, in addition to such restrictions, be subject
to all applicable building, zoning and fire codes, ordinances and regulations.

4, Burden Runs With The Land. The covenants contained herein shall burden the

Subject Real Property, shall run with the land and the obligations hereunder shall be binding
upon any future owners of the Subject Real Property or any portion thereof. Such future owners

are hereby bound for the benefit of the Subject Real Property.

DR 04-28 — Seabreeze Estates Development Draft for Planning Commission Review
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5. Subdivision Of Subject Real Property. If a further division of the 3.51acre portion

of the 37.82 acre parcel now existing in the Subject Real Property is accomplished and
Developer or Property Owner seeks to sell some or all of the Subject Real Property, Developer
or Property Owner shall require the execution and recording of an agreement containing
covenants in substantially the form of this Agreement as a condition of closing escrow.

6. Binding Effect. This Agreement shall run with the land and be binding on and
shall inure to the benefit of the heirs, executors, administrators, successors and assigns of the
parties hereto.

7. Severability. Should any provision of this Agreement be held by court of
competent jurisdiction or by a legislative or rule making act to be either invalid, void, or
unenforceable, the remaining provisions of this Agreement shall remain in full force and effect,
unimpaired by the holding, legislation or rule.

8. Sole and Entire Agreement. This Agreement constitutes the sole and entire

agreement between the parties with respect to the subject matter hereof. This Agreement
correctly sets forth the obligations the parties hereto to each other as of the date of this
Agreement. All agreements or representations respecting the subject matter of this Agreement
not expressly set forth or referred to in this Agreement are null and void.

9. Time. Time is expressly declared to be of the essence of this Agreement.

10. Due Authority. The parties hereby represent that the individuals executing this
Agreement are expressly authorized to do so on and in behalf of the parties.

11.Construction. The parties agree that each has had an opportunity to have their
counsel review this Agreement and that any rule of construction to the effect that ambiguities
are to be resolved against the drafting party shall not apply in the interpretation of this
Agreement or any amendments or exhibits thereto. The captions of the sections are for
convenience and reference only, and are not intended to be construed to define or limit the

provisions to which they relate.
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12. Amendments. Amendments to this Agreement shall be made only with the mutual
written consent of all of the parties to this Agreement. No change, modification, revision, or
alteration of this Agreement shall be made by Developer or Property Owner without the prior
review and approval of City, as provided for in the ordinances, rules and regulations of City.

13. Applicable Law. The terms of this Agreement shall be interpreted under the laws of

the State of California. Venue of any action to enforce this Agreement shall be in the Superior
Court of the County of Santa Barbara.

14. Attorneys Fees. If any party to this Agreement institutes an action to enforce or

interpret the terms hereof, the prevailing party in any such action shall be entitled to an award to
its costs and reasonable attorneys' fees.

DS VENTURES
a California general partnership

By

David Schwartzman
Principal

(Above signatures must be notarized)

For The City of Lompoc,
a Municipal Corporation

By

Gary Keefe, City Administrator
(Above signatures must be notarized)

APPROVED AS TO FORM
City of Lompoc, City Attorney

By

Sharon D. Stuart
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Exhibit "A"

LEGAL DESCRIPTION
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Exhibit "B"

SITE PLAN
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