
EXHIBIT A 
CEQA FINDINGS 

Area 9 Specific Plan 
SCH# 2008071018 

  
A.  Findings that with regard to certain project and cumulative effects, changes or alterations 

have been required in, or incorporated into, the project which mitigate or avoid the 
significant effects on the environment.   

 
1. Aesthetics 

a.  Impact AES-2.  Development under the Specific Plan area would result in new 
sources of light and glare that may adversely affect adjacent land uses. This 
adverse impact is significant, but can be feasibly mitigated or avoided. Based on 
the visual analysis conducted by Richard Daulton of Rincon Consultants, Inc., a 
Principal Planner with 15 years of environmental planning experience, significant 
light and glare impacts would be feasibly mitigated by implementation of the 
identified mitigation measures. 

 
2. Air Quality  

a.  Impact AQ-3.  Development under the Specific Plan would have the potential to 
generate or be affected by nuisance odors. This adverse impact is significant, but 
can be feasibly mitigated or avoided. The proposed Area 9 Specific Plan has the 
potential to result in additional odor sources that could result in nuisances 
experienced at nearby sensitive land uses if not properly managed.  This is a 
significant but mitigable impact. A detailed evaluation of the significant but 
mitigable air quality impacts of the project is provided in Final EIR Section IV.C, 
Air Quality. With the implementation of Mitigation Measure AQ-3(a) Odor 
Abatement and Monitoring Plan and AQ-3(b) Mixed Use Restrictions, in Final EIR 
Section IV.C Air Quality, odor related air quality impacts of the project would be 
mitigated to a less than significant level.  An air quality odor analysis prepared in 
March 2009 by Rincon Consultants, Inc.’s Richard Daulton, a Principal Planner 
with 15 years of environmental planning experience, identified the mitigation 
measures listed above, which will reduce the air quality impacts of the project. In 
the professional opinion of Mr. Daulton, all of the adverse odor impacts of the 
proposed project will be mitigated to insignificance by implementation of these 
measures.  

b. Impact AQ-4.  Industrial and commercial development under the Specific Plan 
would potentially expose proposed and nearby existing residents to toxic 
emissions and thereby result in elevated health risks. This adverse impact is 
significant, but can be feasibly mitigated or avoided. With implementation of 
Mitigation Measure AQ-4 Health Risk Assessment, impacts would be mitigated to 
a less than significant level. This mitigation measure would feasibly mitigate 
significant impacts related to sensitive receptors or worker receptors in close 
proximity to industrial uses through implementation of the criteria identified in the 
California Air Pollution Control Officers Association (CAPCOA) publication Health 

 EXHIBIT A 1



Risk Assessments for Proposed Land Use Projects. An air quality analysis 
conducted by Duane Vander Pluym, Principal Environmental Scientist with over 
30 years of experience, identified the mitigation measure listed above, which 
would in the opinion of Mr. Vander Pluym, reduce the impacts to insignificance. 

 
3. Biological Resources 

Wetlands and Drainages  

a. Impact BIO-1.  The proposed project may directly remove or indirectly impact 
drainage ditches and ponded water on-site and, thus, impact waters of the State.   
This adverse impact is significant, but can be feasibly mitigated or avoided. A 
detailed evaluation of the significant but mitigable biological resource impacts of 
the project is provided in Final EIR Section IV.D. Biological Resources. With the 
implementation of Mitigation Measure BIO-1(a) Jurisdictional Delineation and 
BIO-1(b) Avoidance, Minimization, and Mitigation of Impacts to Wetland Habitats, 
impacts would be mitigated to a less than significant level.   Based on the 
biological analysis conducted by Kevin Merk of Rincon Consultants, Inc., a 
Senior Biologist with 18 years of experience, and consistent with the regulatory 
protocols of the U.S. Army Corps of Engineers and Regional Water Quality Control 
Board pursuant to Sections 404 and 401 of the Clean Water Act, significant 
impacts to drainages and ponded areas can be feasibly mitigated with 
implementation of the above mitigation measures. 

  
Special Status Plant Species  

b. Impact BIO-2.  The proposed project may directly remove or indirectly impact 
special status plant species known to occur on-site and/or within the vicinity. This 
adverse impact is significant, but can be feasibly mitigated or avoided. With the 
implementation of Mitigation Measure BIO-2(a) Special Status Plant Species 
Surveys and BIO-2(b) Special Status Plant Species Avoidance, Minimization, 
and Mitigation, in Final EIR Section IV.D Biological Resources, impacts to special 
status plant species would be mitigated to a level below significance. Based on 
the biological analysis conducted by Kevin Merk of Rincon Consultants, Inc., a 
Senior Biologist with 18 years of experience, and consistent with the regulatory 
protocols of California Department of Fish and Game (CDFG) and U.S. Fish and 
Wildlife Service (USFWS) pursuant to the California Endangered Species Act 
and Federal Endangered Species Act, significant impacts to special plant species 
can be feasibly mitigated with implementation of the above mitigation measures. 

 
Special Status Animal Species  

c. Impact BIO-6.  Development of the Specific Plan area may impact special status 
animal species through direct site disturbance and habitat removal, and/or 
through indirect effects associated with invasive landscaping. This adverse 
impact is significant, but can be feasibly mitigated or avoided. A detailed 
evaluation of the significant but mitigable special status animal species impacts 
of the project is provided in Final EIR Section IV.D. Biological Resources.  With 
the implementation of Mitigation Measure BIO-6(a) Western Spadefoot Toad 
Avoidance, Capture, and Relocation, BIO-6(b) Pre-construction Bird and Bat 
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Surveys and Avoidance, BIO-6(c) Landscaping Requirements and BIO-6(d) 
Worker Education, in Final EIR Section IV.D Biological Resources, impacts to 
special status animal species would be mitigated to a less than significant level. 
Based on the biological analysis conducted by Kevin Merk of Rincon 
Consultants, Inc., a Senior Biologist with 18 years of experience, and consistent 
with the regulatory protocols of CDFG pursuant to the California Endangered 
Species Act, significant impacts to special status animal species can be feasibly 
mitigated with implementation of the above mitigation measures.  

d. CUMULATIVE BIOLOGICAL RESOURCES – The Greenbelt and Urban Buffer 
resolution established that the City would preserve open space areas 
immediately adjacent to the City’s Urban Boundary Limit. This resolution protects 
open space areas adjacent to the City by prohibiting the City from expanding its 
Urban Boundary Limit into such areas. As such, the areas immediately adjacent 
to the Area 9 Specific Plan area would be preserved under this resolution, and 
the contribution of the proposed Specific Plan to cumulative impacts would not be 
considerable. 

 

4. Cultural and Historic Resources 

a. Impact CR-1.  The Specific Plan area contains no evidence of prehistoric or 
historic archaeological resources, nor evidence of near-surface paleontological 
resources. However, ground disturbance associated with new construction could 
uncover previously unknown buried archaeological deposits. This adverse impact 
is significant, but can be feasibly mitigated or avoided. Implementation of 
Mitigation Measure CR-1 Discovery of Archaeological Resources during 
Construction, in Final EIR Section IV.E Cultural and Historic Resources, would 
reduce the impact below a level of significance. As described by Robert 
Wlodarski, Archaeologist, certified by the Register of Professional 
Archaeologists, registered as a professional archaeologist by the California 
Committee for the Promotion of History, significant impacts to unknown 
archaeological resources can be feasibly mitigated with implementation of the 
above mitigation measures. 

 
5.  Hazards and Hazardous Materials  

a.  Impact HAZ-4.  Future development facilitated by the Specific Plan may include 
uses that are considered incompatible within the Santa Maria Airport’s Approach 
Zone, or that could result in a safety hazard for people residing or working in the 
project area. This adverse impact is significant, but can be feasibly mitigated or 
avoided. A detailed evaluation of the significant but mitigable hazard impacts of 
the project is provided in Final EIR Section IV.G Hazards and Hazardous 
Materials. Mitigation measure HAZ-4 Storage of Flammable Materials in Final 
EIR Section IV.G Hazards and Hazardous Materials addresses potential safety 
hazard impacts that could occur as a result of implementation of the proposed 
project. According to William Yim, Transportation Planner II, for the Santa 
Barbara County Airport Land Use Commission, with 20 years of transportation 
planning experience, the mitigation measure listed above will reduce the safety 
hazard impacts of the project below a level of significance. 
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6. Noise 

Construction Noise 

 a. Impact N-1.  Construction pursuant to the Specific Plan could intermittently 
generate noise that exposes adjacent residential land uses to noise levels in 
excess of City noise standards. This adverse impact is significant, but can be 
feasibly mitigated or avoided. Implementation of Mitigation Measure N-1 
Construction Noise Attenuation, in Final EIR Section IV.H Noise, would reduce 
the impact below a level of significance. Based on the noise analysis conducted 
by Richard Daulton of Rincon Consultants, Inc., a Principal Planner with 15 years 
of environmental planning experience, significant noise impacts can be feasibly 
mitigated with implementation of the above mitigation measure.   

 
Traffic Generated Noise 

b. Impact N-2.  Additional traffic volumes and associated noise generated by 
development under the Specific Plan would expose existing and future noise-
sensitive land uses to noise levels in excess of City noise standards along roads 
in the Specific Plan vicinity. This adverse impact is significant, but can be feasibly 
mitigated or avoided. Implementation of Mitigation Measure N-2(a) Sound 
Barriers and N-2(b) Acoustical Analysis and Design Mitigation, in Final EIR 
Section IV.H Noise, would reduce the impact below a level of significance. Based 
on the noise analysis conducted by Richard Daulton of Rincon Consultants, Inc., 
a Principal Planner with 15 years of environmental planning experience, 
significant noise impacts can be feasibly mitigated with implementation of the 
above mitigation measures, which would assure that sensitive receptors are not 
exposed to noise levels in excess of City standards. While Mitigation Measure N-
2(a) would reduce potential noise impacts to existing residences, the construction 
of sound attenuation barriers may create aesthetic impacts that may be 
undesirable.  To mitigate this potential secondary impact to the degree feasible, 
the following measure is required: N-2(c) Sound Wall Aesthetic Design, in Final 
EIR Section IV.H Noise. 

 c. Impact N-3.  Noise generated by commercial and industrial developments within 
the Specific Plan area would expose residential or other noise-sensitive uses to 
on-site noise levels that exceed City standards. This adverse impact is 
significant, but can be feasibly mitigated or avoided. Implementation of Mitigation 
Measure N-3(a) Truck Delivery Limitations and N-3(b) Truck Idling Limitation 
Signage and N-3(c) Siting of Commercial and Industrial Structures and Facilities, 
in Final EIR Section IV.H Noise, would reduce the impact below a level of 
significance. Based on the noise analysis conducted by Richard Daulton of 
Rincon Consultants, Inc., a Principal Planner with 15 years of environmental 
planning experience, significant noise impacts can be feasibly mitigated with 
implementation of the above mitigation measure. 

 d. CUMULATIVE NOISE – All future development would be required to comply with 
the City/County Noise Standards, which restrict the level of noise that can be 
generated near a property according to its designated zoning. In the Specific 
Plan area, projects would be subject to Mitigation Measure N-2(a) and N-2(b), 
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which would reduce potential noise impacts to existing and future development. 
Therefore, in the opinion of Mr. Daulton, cumulative noise impacts would not be 
considerable after mitigation. 

 
7. Public Services and Utilities 

 Fire Protection Services 

 a. CUMULATIVE PUBLIC SERVICES – Without increases in staffing and facilities 
correlating to these population increases, potentially significant impacts could 
occur. Fire Protection, Law Enforcement: Cumulative development would be 
considerable if it would delay response times for fire protection services such that 
new or expanded facilities would be required. However, new development in the 
cumulative study area would be required to pay its fair share of Growth Mitigation 
Fees, which would be used to fund facilities to offset service demand impacts. 
Supplemental fees may be collected as necessary on a project-by-project basis 
to fully offset service impacts. In addition, new or expanded facilities in the future 
would be subject to subsequent environmental review. Therefore, the proposed 
project’s contribution to cumulative impacts to fire protection and law 
enforcement services would not be cumulatively considerable. Schools: New 
development in the Specific Plan area would be required to pay its fair share of 
school impact mitigation fees. These fees would be used to fund facilities, staff, 
and equipment to offset service demand impacts. Therefore, the proposed 
project’s contribution to cumulative impacts to schools would not be cumulatively 
considerable. 

 
8. Transportation and Circulation 

 a. Impact T-3.  At buildout, the proposed internal roadway system includes 
roadways that would not provide sufficient capacity to carry projected traffic 
volumes without exceeding level of service standards established by the 
Circulation Element. This adverse impact is significant, but can be feasibly 
mitigated or avoided. Implementation of Mitigation Measure T-3 Revise Specific 
Plan Internal Roadway System, in Final EIR Section IV.K Transportation and 
Circulation, would reduce the impact below a level of significance.  Based on a 
September 2010 analysis conducted by Scott Schell, Principal Transportation 
Planner with Associated Transportation Engineers, Inc., the above mitigation 
measures would reduce the impact to insignificance. 

b. CUMULATIVE TRANSPORTATION AND CIRCULATION – Cumulative impacts 
of the proposed project and foreseeable future development in the area are the 
same as the project specific impacts. With the required mitigation measures, 
impacts on study area intersections would be reduced to a less than significant 
level and therefore would not be cumulatively considerable. Impacts on bicycle 
facilities and public transportation facilities would also be less than significant and 
therefore would not be cumulatively considerable. 
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B. Findings that with regard to certain project and cumulative effects, those changes or 
alterations which mitigate those effects, are within the responsibility and jurisdiction of 
another public agency and have been, or can and should be, adopted by that other 
agency. 
  
There are no changes or alterations, which mitigate certain project and cumulative effects that 
are within the responsibility and jurisdiction of another public agency that have been, or can and 
should be, adopted by that other agency. 

 
C.  Findings that with regard to certain project and cumulative effects, specific economic, 

legal, social, technological, or other considerations, including considerations for the 
provision of employment opportunities for highly trained workers, make infeasible the 
mitigation measures or alternatives identified in the environmental impact report. 

 The FEIR identified thirteen (13) significant, unavoidable, adverse project and/or 
cumulative related environmental impacts associated with the proposed project that 
cannot be mitigated to levels of insignificance because the adoption of mitigation 
measures is not feasible. These significant and unavoidable impacts are as follows: 

 
1. Air Quality 

Criteria Pollutant Emissions 

 a.  Impact AQ-1 Buildout of future development facilitated by the Specific Plan 
would result in the generation of operational air pollutant emissions at levels that 
would exceed the Santa Barbara County Air Pollution Control District 
(SBCAPCD) significance criteria for oxides of nitrogen (NOx), reactive organic 
gases (ROG), and particulate matter (PM10). This adverse impact is significant 
and unavoidable. Mitigation Measures AQ-1(a) Transit Stops, AQ-1(b) 
Transportation Demand Measures and AQ-1(c) Energy Efficiency Measures, 
would be required to reduce impacts to the extent feasible. The mitigation 
measures noted above represent all feasible measures identified by the 
SBCAPCD “Scope and Content of Air Quality Sections in Environmental 
Documents” (June 2010) that would apply to the Specific Plan. Implementation of 
these mitigation measures would decrease the operational emissions of NOx 
ROG, and PM10 to the extent feasible. However, emissions would still exceed 
SBCAPCD long-term significance criteria. Therefore, after implementation of 
mitigation measures, the impact would remain significant and unavoidable. 

 b. CUMULATIVE AIR QUALITY – The buildout of the Specific Plan would be 
inconsistent with the population projections contained in the 2007 Clean Air Plan 
and the development under the proposed Specific Plan would result in significant 
and unavoidable operational phase impacts on air quality. Therefore, the Specific 
Plan would result in cumulatively considerable impacts relative to air quality. 
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2.   Biological Resources 

a. Impact BIO-3.  Due to direct and indirect disturbance of potential habitat areas, 
development of the Specific Plan area may result in impacts to vernal pool fairy 
shrimp, which is a federally- listed Threatened Species. The implementation of 
standard requirements, and mitigation measures, as identified in Mitigation 
Measure BIO-3(a) VPFS Presence/Absence Determination and BIO-3(b) 
Avoidance, Minimization, and Mitigation of Impacts to Vernal Pool Fairy Shrimp 
in Section IV.D Biological Resources, would reduce potential impacts to the 
vernal pool fairy shrimp. However, since the issuance of incidental take 
authorization of vernal pool fairy shrimp from USFWS cannot be assured, and 
the recommended mitigation therefore may be infeasible, impacts are significant 
and unavoidable. With the provision of compensatory mitigation in compliance 
with the Federal Endangered Species Act, as identified in Mitigation Measures 
BIO-3(a) and BIO-3(b), USFWS should adopt these measures through the 
issuance of Endangered Species Act permits. 

b. Impact BIO-4.  Development of the Specific Plan area may result in impacts to 
California red-legged frog, which is a federal-listed Threatened Species and 
state-listed Species of Special Concern.  The implementation of standard 
requirements, and mitigation measures as identified in Mitigation Measure BIO-
4(a) CRLF Habitat Assessment and BIO-4(b) Avoidance, Minimization, and 
Mitigation of Impacts to California Red-legged Frog in Section IV.D Biological 
Resources would reduce potential impacts to the CRLF. However, since the 
issuance of incidental take authorization of CRLF from USFWS cannot be 
assured, and the recommended mitigation therefore may be infeasible, impacts 
are significant and unavoidable. With the provision of compensatory mitigation in 
compliance with the Federal Endangered Species Act, as identified in Mitigation 
Measures BIO-4(a) and BIO-4(b), USFWS should adopt these measures through 
the issuance of Endangered Species Act permits. 

c. Impact BIO-5.  Development of the Specific Plan area may result in impacts to 
California tiger salamander (CTS), which is a federal-listed Endangered Species 
and state-listed Threatened Species. The implementation of standard 
requirements, and mitigation measures as identified in Mitigation Measure BIO-
5(a) CTS Protocol Surveys and BIO-5(b) Avoidance, Minimization, and Mitigation 
of Impacts to California Tiger Salamander in Section IV.D Biological Resources   
would reduce potential impacts to the CTS. However, since the issuance of 
incidental take authorization of CTS from USFWS cannot be assured, and the 
recommended mitigation therefore may be infeasible, impacts are significant and 
unavoidable. With the provision of compensatory mitigation in compliance with 
the Federal Endangered Species Act, as identified in Mitigation Measures BIO-
5(a) and BIO-5(b), USFWS should adopt these measures through the issuance 
of Endangered Species Act permits. 
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3. Greenhouse Gas Emissions 

Greenhouse Gas Emissions 

a. Impact GHG-1.  Buildout of the proposed Area 9 Specific Plan would result in an 
additional 132,320 metric tons of CO2E annually. This increase in greenhouse 
gas (GHG) emissions would be inconsistent with the emissions reductions goals 
established by AB 32. This adverse impact is significant and unavoidable.  
Implementation of Mitigation Measure AQ-1(a) through AQ-1(c), in Final EIR 
Section IV.C Air Quality, would reduce GHG emissions to the extent feasible.  
Mitigation measures AQ-1(a) through AQ-1(c) in Section IV.C, Air Quality and 
project elements that mitigate impacts discussed above are consistent with the 
GHG reduction strategies set forth by the California Climate Action Team’s (CAT) 
2006 CAT Report and the 2008 Attorney General’s Greenhouse Reduction 
Report.  These measures and project elements would reduce GHG emissions 
from the proposed Specific Plan to the extent feasible.  However, due to 
substantial increase in vehicle miles traveled and associated emissions, as well 
as emissions due to increased energy consumption, these measures would not 
be expected to reduce GHG emissions such that the Specific Plan would be 
consistent with the goals of AB 32.  Therefore, impacts from the Area 9 Specific 
Plan would remain significant and unavoidable.   

b. CUMULATIVE GREENHOUSE GAS EMISSIONS – Greenhouse gases and 
global climate change are, by definition, cumulative impacts. This is because 
greenhouse gas reduction targets have been set at the state level and because 
global climate change is a phenomenon worldwide. Therefore, the discussion 
under Impact GHG-1 provides a cumulative impact analysis. As discussed 
therein, impacts related to this issue would be significant and unavoidable. 
Therefore, cumulative impacts would be considerable relative to climate change 
and greenhouse gases. 

 
4. Hazards and Hazardous Materials 

 Transport of Hazardous Materials and Exposure to Hazardous Materials 

a. Impact HAZ-1.  The Specific Plan would permit certain land uses that could 
result in the use, transport or creation of hazardous materials, which could place 
such materials in proximity to residences. This adverse impact is significant and 
unavoidable. Site assessment and remediation as required by Mitigation 
Measure HAZ-1 in Final EIR Section IV.G, Hazards and Hazardous Materials 
would reduce risk of exposure to hazardous conditions to the extent feasible, 
consistent with EPA ASTM standards. However, due to the concentration of 
historic oil production facilities within and adjacent to the Specific Plan area, 
residual contamination may still be present after implementation of Mitigation 
Measure HAZ-1. Therefore, the impact would remain significant and unavoidable.   
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