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Project Descripfion

2.5.2 Operational Components

Incoming green and food waste materials would be unloaded, processed, screened, and sorted
inside the wet and dry process buildings and the outdoor processing pad. The Dry Organics Building
would process green/woody materials while the Wet Organics Building would process food and
other potentially odorous materials. The outdoor processing pad would accept agricultural, green
and wood waste for storage and processing, and no food waste would be allowed. Both buildings
would accommodate tipping areas for the delivery of organic material, trommel screens (pre-
screens), picking conveyors with magnets to remove ferrous metals, and grinders. The Wet Organics
Building would have a bio-separator that would produce a food slurry which is used as either a
compost feedstock or sent to an off-site organics processor. The Wet Organics Building would also
include a blending pad, where bulking agents (i.e., green material) would be added to processed
food material/food slurry as needed prior to composting in Anaerobic Digestors (ADs) or Covered
Aerated Static Piles (CASPs).

A 40,000-ton per year AD system would produce high-quality compost and methane-rich biogas.
The biomethane generated by the Project would be used to fuel an internal combustion combined
heat and power engine which would generate electrical power that would be used to serve facility
operations. The AD system is a “dry” system comprised of four individual four-bay AD units. Each
four-bay AD unit would include an approximately 3,600 sq. ft. concrete pad, four prefabricated steel
insulated tunnels (each 12-ft. by 40-ft. in area and 12 ft. in height), an above ground percolate tank
(12-ft. by 48-ft. in area and 10 ft. in height) with two subsurface sumps used to collect percolate and
pump percolate to and from the percolate tank, a mechanical electrical container, a packaged roof
mounted bio-filter and a rubber external biogas storage bladder.

A 75,000-ton per year CASP system would aerobically decompose green and food organic materials
into useable compost at the Project site. The CASP system would incorporate emission controls such
as a multi-layer laminate cover that can achieve up to 97 percent reduction in odor concentrations.
The CASP system would be comprised of two groups of eight individual CASP units, totaling 16
CASPs.

Open windrow composting of organics (green material) would continue and be expanded by the
Project. Similar to existing practice, active, aerobic composting of green materials would occur in
long, narrow uncovered piles.

Once constructed, the proposed Project would process an estimated annual average of
approximately 295,000 tons per year of green material and food material using a combination of
composting processes described above. Daily average waste receiving would be 945 tons per day
(based on 6 days per week schedule) while peak could reach 1,250 tons per day. Feedstock material
would be collected from various residential and commercial sources throughout Ventura County as
well as the City of Carpinteria and delivered via haul trucks to the Project for processing. The Project
would also receive additional feedstocks from self-haulers (e.g., landscapers, contractors, residents)
as well as shipments of soil amendment products (e.g., peat moss, gypsum, mulch, etc.), which
would be blended with compost to produce specialty organic products.

The Production/Packaging Building would include a bagging operation where mulch, woodchips, and
compost products would be bagged or weighed in bulk for sale to the public. Soil amendments, such
as gypsum, peat moss, and perlite, would be added to finished compost material and placed on a
conveyor that feeds an electric-powered bagging system. Finished compost products would be
blended with amendments to customer specifications on a mixing pad adjacent to the
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Production/Packaging Building and stockpiled before being either sold on-site in bulk to the public
or transported off-site for sale to retail outlets throughout the County by company-owned vehicles.
Newer and cleaner emission off-road equipment is proposed for on-site use.

Amount and Storage Time of Materials Stored On-Site

Table 2-3a summarizes the estimated on-site storage volumes of material:

Table 2-3a: Onsite Material Storage Volumes

Material Stored On-Site Storage Comments
Quantity

(Cubic yards)

Green material feedstock for windrows 12,000 Normally up to 2 days storage before
processing. 7 days maximum.

Food & green material feed stock for AD 0 Will be processed and sent directly to AD and

& CASP CASPs. No Storage will occur

In process green material in windrows 108,000 Up to 90 days retention time in windrows.
Average closer to 65 days due to mulch
production.

Finished product storage 15,000 Pursuant to NCZO Section 8107-36.4 (p) all

products must be sold, given away, or
beneficially used within 24 months of the
facility’s acceptance of the raw material.

In process food & green material in ADs 7,600 21 days retention time in AD, 22-day total cycle
time

In process food & green material in 10,400 21 days retention time in CASP, 22-day total

CASPs cycle time

Total cubic yards: 153,000

Source: County of Ventura 2021

On average, it takes roughly 90 days from the time feedstock enters the facility until it is transported
offsite as final product. Pursuant to NCZO Section 8107-63.4 (p), feedstock materials shall not be
accepted at any time when the storage capacity of the site would be exceeded by such delivery.

2.5.3 Employees and Hours of Operation

The existing composting operation currently has 11 full-time employees. The proposed Project
would increase the total number of full-time equivalent employees to 37 (a net increase of 26 new
employees), as shown in Table 2-4 below. Table 2-4 shows a normal operating schedule as well as a
peak schedule for days when demand is high, typically in spring and summer. No employees would
reside on the Project site.




Project Descripfion

Table 2-4 Project Employees

Operation Employees Employee Shift Shifts per Day  Days per Week
Material Receiving 4 7:00 AM to 5:00 PM 1 Monday through Saturday
Peak season 4 6:00 AM to 6:00 PM 1 Monday through Saturday
Material Processing Buildings 10 6:00 AM to 4:00 PM 1 Monday through Saturday
Peak season 10 6:00 AM to 6:00 PM 1 Monday through Saturday
Packaging Building 5 6:00 AM to 4:00 PM 1 Monday through Saturday
Peak season 5 6:00 AM to 6:00 PM 1 Monday through Saturday
Maintenance 4 7:00 AM to 5:00 PM 1 Monday through Saturday
Peak season 4 6:00 AM to 6:00 PM 1 Monday through Saturday
Outdoor Processing 4 sunrise to sunset 1 Monday through Saturday
(with remote monitoring for
Sunday)
Office 10 7:00 AM to 5:00 PM 1 Monday through Friday
Peak season 10 6:00 AM to 6:00 PM 1 Monday through Friday
Total 37
Current Site Employees -11
New Employees 26

Source: County of Ventura 2019

2.5.4  Utilities

Water would be provided by the City of Santa Paula via a new service connection from an existing
City water line to the Ventura County Jail at Todd Road to the east (see Figure 2-2). The proposed
water line would connect to the proposed utilities pad located in the southeast area of the Project
site. The water line would be installed off-site, just outside of the Project site boundary, but within
the Project parcel. The new water line would serve as the primary water supply for the proposed
Project. The existing water line for current operations at the Project site is an 8-inch line connected
to a Limoneira-owned water well located approximately 4,000 feet northeast of the Project site.
This water line runs from the well to a 10,000-gallon water tank located at the north side of the
existing operation. Other water lines run from there to other tanks on the site. The proposed water
line would be 12 inches in diameter, run along the southeastern Project boundary on Roger Road,
northwest along a private right-of-way, and then east along Gaythorne Road. The proposed water
line would be placed within existing rights-of-way such as driveways and dirt roads. The proposed
line is required to accommodate project water demand but is designed to service only the proposed
Project and not accommodate additional growth throughout the County. Information surrounding
the proposed new water line was not available at the time of the Initial Study and thus not included
in previous reports. However, because the water line would be built in previously disturbed areas
and is being upsized to serve only the proposed Project, the improvement would not result in
additional impacts beyond those examined in the Initial Study and has therefore been analyzed in
this EIR, not through revisions to the Initial Study.

On March 22, 2018, the City of Santa Paula issued a Water Will Serve Letter for the proposed
Project, confirming the availability of water supply (Attachment 7 of the Initial Study [Appendix A]).
In addition, the proposed operation would capture and store rainwater within the proposed
retention basin system to supplement composting operational water needs. On-site water storage
would be located on the southern boundary of the site and would include a 50,000-gallon domestic
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water tank, a 120,000-gallon operations water tank, and three 120,000-gallon fire water storage
tanks.

The proposed Project also would include installation of multiple on-site wastewater treatment
systems (OWTS) septic systems. The proposed OWTS would include one 4,000-gallon septic tank for
the Administration Building, one 2,500-gallon septic tank for the Production Building, one 2,500-
gallon septic tank for the Maintenance Building, one 2,000-gallon septic tank for the Green
Materials Processing Building, and one 2,000-gallon septic tank for the Wet Organics Processing
Building. Wastewater would be pumped via well pumps and dosing tanks to the leach lines at the
northeast portion of the Project site.

The Project site is currently served by existing electrical facilities provided by Southern California
Edison and communication facilities. The proposed Project would utilize propane tanks; therefore, a
natural gas service line connection would not be required.

2.5.5 Landscaping, Stormwater Detention, and Hardscaping

The Project is designed to capture and prevent any surface water runoff from the site. Through a
combination of site grading and a subsurface drain system, stormwater runoff from working
surfaces would be directed to two water drainage retention basins totaling 5.6 acres in area with
approximately 43.5 acre-ft. total storage capacity. These retention basins would be located on the
south (down gradient) edge of the Project site. As required by the California State Water Resources
Control Board General Waste Discharge Requirements (WDR) for Composting Operations (Order
WQ 2016-0121-DWQ), the site has been designed to contain runoff from a 25-year, 24-hour storm
event within the water retention basins.

The Project site would be surrounded by a landscaping buffer measuring approximately 15-feet-
wide along the northwestern, southeastern, and southwestern borders, while the existing
eucalyptus row along the northeastern border would remain in place®. Additional trees and shrubs
would surround the Facility Administrative Building and associated parking lot, as well as the parking
lot adjacent to the Packaging Building (see Section 2.5.6, Vehicular Access and Parking, for parking
information). Proposed trees would include red iron bark (Eucalyptus sideroxylon), Afghan pine
(Pinus eldarica), palo verde tree (Prosopis ‘desert museum’), Australian willow (Geijera parviflora),
silver dollar (Eucalyptus polyanthemos), coast live oak (Quercus agrifolia), Canary Island Pine (Pinus
canariensis), and red flowering gum (Corymbia ficifolia). Proposed shrubs would include acacia
(Acacia spp.), lemonade berry (Rhus integrifolia), toyon (Heteromeles arbutifolia), yellow lantana
(Lantana ‘yellow’), oleander (Nerium oleander), tree aloe (Aloe arborescens), giant wild rye (Leymus
‘canyon prince’), yarrow (Achillea spp.), purple hopseed (Dodonea v. ‘purpurea’), and New Zealand
Christmas tree (Metrosideros c. ‘springfire’). An agricultural buffer would also exist along the
northwestern and southwestern boundaries near the Facility Administrative Building beyond the
chain-link fence surrounding the property.

2.5.6 Vehicular Access and Parking

As shown in Figure 2-2, the Project would be accessible from the north via Edwards Ranch Road, a
private road which connects the site to Telegraph Road, located 3,600 feet north of the Project
entrance. Traffic would access Edwards Ranch Road primarily from Telegraph Road. The site would

* The proposed modified buffer differs from distances prescribed by the Office of Ventura County Agricultural Commissioner under the
Agricultural/Urban Buffer Policy (Revised 7/19/06); review of the final landscape plan is subject to the review and approval by the
Agricultural Policy Advisory Committee (APAC) as prescribed under Mitigation Measures AG-2.
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not be accessed from Todd Road or Gaythorne Road (private) east of the property. Secondary all-
weather access, as required by the Ventura County Fire Protection District (VCFPD), is proposed
along a 24-foot-wide unnamed access road that would provide a second emergency connection to
Telegraph Road, approximately 1,000 feet west of the intersection of Edwards Ranch Road and
Telegraph Road. This road would be constructed in accordance with Fire District Standard 501 and
be a certified all-weather base material. The road would provide free egress at all times for the site
occupants.

The proposed Project would include a total of 66 standard parking spaces and four Americans with
Disabilities (ADA)-accessible parking spaces. Parking lots would be located at the Facility
Administration Building and at and just north of the Production/Packaging Building.

2.5.7 Off-Site Improvements

The Project would require road improvements at the intersection of Telegraph Road and Edwards
Ranch Road, including lengthening of the existing left-turn pocket to 150 feet and constructing a
new 150-foot long right-turn pocket along Telegraph Road. In addition, a 12-foot-wide eastbound
right-turn lane would be constructed along Telegraph Road at the intersection of Telegraph Road
and Edwards Ranch Road. The Project would require pavement widening, utility relocation, and
removal of the existing palm tree at the southeast corner of the Telegraph Road and Edwards Ranch
Road intersection to accommodate movement of large trucks and their associated turn radii. The
Project would also include the installation of white stop bar striping on northbound Edwards Ranch
Road and Telegraph Road, removal and replacement of existing stop sign and pole at Edwards Ranch
Road to meet current standards, and relocating power poles where necessary.

As mentioned under 2.5.1.3, Utilities, a proposed 12-inch in diameter water line would be built
within a previously disturbed area of the parcel to service the Project.

2.5.8 Construction

The proposed Project is expected to be constructed in phases beginning at the end of 2021. The
phased development plan would utilize modular technology components that can be deployed in
phases and integrated into the Project, allowing phased capital outlay and development flexibility
based upon market and regulatory changes. Currently, the anticipated phasing would be as follows:

= Phase 1 - Partial Construction of Green Processing Infrastructure, with completion in late 2022
to late 2023
o Construct intersection improvements at Telegraph Road
o QOther access upgrades and on-site road improvements
o Landscaping
o Site grading, construction of drainage basins
o Partial construction of impermeable windrow pads
@ Partial build out of the open windrow composting operation
o Build Scale House
o Utility infrastructure as needed

=  Phase 2 — Remaining Construction of Green Processing Infrastructure, timing as demand
requires

@ Construct impermeable windrow pads
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o Additional buildout of the open windrow composting operation
@ Construct the Dry Organics Receiving Building for green material
o Utility infrastructure as needed
= Phase 3 — Construction of Food Material Processing Infrastructure, timing as demand requires
@ Construct the Wet Organics Receiving building for food material
o Construct the CASP system
@ Construct the AD system
@ Construct the Packaging/Production Building, and the Maintenance Building
o Utility infrastructure as needed
=  Phase 4 — Construction of the Administration Building
@ Construct the Facility Administration Building

o Utility infrastructure as needed

2.5.9 Oxnard-Shoreline Facility

Agromin currently also carries out composting operations at its existing, 11-acre Oxnard-Shoreline
facility, located at 6859 Arnold Road in Oxnard, California. A CUP for continued operation of this
facility through December 31, 2030 is currently pending approval. Existing composting operations at
the Oxnard-Shoreline facility include windrow composting, preprocessing and grinding, bagging and
bulk sales, and mobile and stationary processing equipment. These operations would continue at
the facility if the pending CUP is approved. The Oxnard-Shoreline facility does not accept food
waste. If the proposed Project is approved, food waste would be sent to the Project site for
processing, not the Oxnard-Shoreline facility. The proposed Project would therefore only
accommodate any expansion in non-food greenwaste from the Oxnard-Shoreline facility beyond
what could be accommodated under its existing CUP and the proposed CUP extension if that is
approved.

2.5.10 Non-Coastal Zoning Ordinance Text Amendment

Pursuant to NCZO Section 8107-36.4.1(a), no organics processing operations, other than those
accessory to agricultural activities and on-site composting operations, shall be located in the AE
(Agricultural Exclusive) zone on land designated as Prime Farmland. The subject property is zoned
AE and located on designated Prime Farmland soils (see Section 4.1, Agricultural Resources — Soils,
for more information on Prime Farmland conversion). A text amendment to the NCZO is proposed
as part of the Project to permit the proposed commercial organics processing use on the subject
property. The proposed text amendment to NCZO Section 8107-36.4.1(a) is shown below in
legislative format (deleted text in strikethrough, and added text underlined):

Sec. 8107-36.4.1 - General Standards

The following standards shall apply to all organics processing operations, and vermiculture
operations with over 5,000 square feet of open beds:

a) No organics processing operation, other than those accessory to agricultural activities and
on-site composting operations, shall be located in the AE (Agricultural Exclusive) zone on
land designated as "Prime", "Statewide Importance", "Unique" or "Local Importance", on
the California Department of Conservation's Farmland Mapping and Monitoring program,

Important Farmlands Maps;-eren-tand-subjectto-a-Land-Conservation-Act{LCA)-contract;
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unless it meets one of the following criteria:

1. The Planning Director, in consultation with the Agricultural Commissioner, determines
that the land upon which the organics processing operation would be located is
developed or otherwise unsuitable for agricultural use;

2. The organics processing operation is a commercial organics processing operation that
meets all of the following criteria:

i. Development of the commercial organics processing operation will not result, when
combined with all other commercial organics processing operations, in the
cumulative loss in the unincorporated area of more than 200 acres of AE zoned land
designated as "Prime", "Statewide Importance”, "Unique" or "Local Importance" on
the California Department of Conservation's Farmland Mapping and Monitoring
Program, Important Farmland Maps.

ii. At least 60 percent of the finished products generated by the commercial organics
processing operation are used for an agricultural use or an agricultural accessory
use in Ventura County, the City of Carpinteria or outside the State of California.

iii. All feedstock used to generate the finished products are generated and collected
from Ventura County and the City of Carpinteria;

iv. The maximum size of a commercial organics processing operation is not larger than
100 acres; and

V. The applicant demonstrates that all terms and conditions of an applicable Land
Conservation Act (LCA) contract will be maintained if a commercial organics
processing operation is located on land subject to an LCA contract. The applicant
must also demonstrate compliance with the California Land Conservation Act of
1965, Sections 51200 et seq. of the California Government Code and the Williamson
Act.

vi. Upon completion of the commercial organics processing operation, the site is
returned to its condition as existing prior to development of the operation.

2.6  Project Objectives

®=  Produce and provide local and regional agricultural and nursery customers with high-quality
composted products

= Assist in meeting California’s greenhouse gas (GHG) reduction goals of Assembly Bill (AB) 32 and
AB 1826. Although GHG emissions are created by the composting process, these are
outweighed by the avoided uncontrolled GHG emissions associated with landfills*

= Assist in meeting the landfill diversion goals in AB 939, AB 341, Senate Bill (SB) 1383 as well as
meeting the SB 1383 procurement requirements for jurisdictions (including the County of

4 According to the U.S. Environmental Protection Agency’s Landfill Methane Outreach Program, landfill gas is comprised of roughly 50
percent carbon dioxide and 50 percent methane. Whereas a compost pile decomposes aerobically — with oxygen — producing mainly
carbon dioxide. The project would also capture biomethane generated through the AD process and produce renewable Compressed
Natural Gas, further reducing methane emissions from composting operations. Methane is a potent GHG, 28 to 36 times more effective
than carbon dioxide at trapping heat in the atmosphere over a 100-year period and therefore is more devastating to the climate. Please
see the following link for more information: https://www.epa.gov/Imop/basic-information-about-landfill-
gast#:~:text=LFG%20is%20extracted%20from%20landfills,in%20an%20LFG%20energy%20project.

Draft Environmental Impact Report 2-21



County of Ventura
Agromin-Limoneira Commercial Organics Processing Operation

Ventura) as found in California Code of Regulations (CCR) 14 Section 18993.1 (adopted July
2020)

Produce carbon-negative fuel: The AB 32 Low Carbon Fuel Standard calls for a statewide 10
percent fuel intensity reduction by 2020. The renewable Compressed Natural Gas (CNG) to be
produced by the Project’s dry AD facility will assist California in meeting that goal. Biomethane
generated from the AD of food material and green material has been determined by the
California Air Resources Board (CARB) to be carbon negative

Facilitate waste diversion and landfill space conservation through green material and food
material composting

Provide a convenient, environmentally compliant, and cost-effective facility for the recycling of
food material, green material, and other organic materials

Promote public awareness of the benefits of recycling organics through public outreach
programs

Stimulate employment opportunities in the County of Ventura by adding additional employees
at the site®, and through the operator’s ongoing efforts to increase the use of organic products
by farmers, landscape companies, golf courses, parks departments, and other similar users of
such products

2.7  Required Approvals

The proposed Project would require the discretionary approval of the County of Ventura. Pursuant
to NCZO (§§8181-3.2 and 8115-3 et seq.), applications for Board of Supervisors-approved CUP shall
first be reviewed by the Planning Commission and the Planning Commission shall forward NCZO text
amendments to the Board of Supervisors for approval. Other agency approval or permits would be
required from the following:

Los Angeles Regional Water Quality Control Board (RWQCB)

California Department of Resources Recycling and Recovery (CalRecycle)

California Department of Fish and Wildlife

County of Ventura, Resource Management Agency — Environmental Health Division
Ventura Local Agency Formation Commission

Ventura County Transportation Commission

California Public Utilities Commission

Ventura County Air Pollution Control District

® Pursuant to communication received from the applicant’s representative, the Project will only result in a net gain of 26 new employees
based on the projection of a total of 37 site employees and subtracting the existing 11 employees presently working at the site.

2-22



Environmental Setting

3 Environmental Setting

This section provides a general overview of the environmental setting for the proposed Project.
More detailed descriptions of the environmental setting for each environmental issue area can be
found in Section 4, Environmental Impact Analysis.

3.1 Regional Setting

The Project site is located in the unincorporated area of Ventura County, approximately 5 miles
southwest of the city of Santa Paula. The 70-acre Project site is located at the terminus of Edwards
Ranch Road, south of SR 126 on a parcel with Assessor’s Parcel Number (APN) 090-0-180-085. The
parcel is part of a larger 994-acre subdivided lot.

Nearby major roadways include Todd Road, Wells Road, Telegraph Road, Briggs Road, and Edwards
Ranch Road. The closest freeway is SR 126 (Santa Paula Freeway), which is located 0.25 mile north
of the Project site.

The Project site is located approximately 9 miles inland from the Pacific Ocean. The climate and the
coastal influence produce moderate temperatures year-round, with rainfall concentrated in the
winter months. Although air quality in the area has steadily improved in recent years, the region is
identified as being in nonattainment for ozone (smog) and particulate matter less than 10 microns
in diameter (PMyo).

3.2  Project Site Setting

As shown in Figure 2-2 in Section 2, Project Description, the Project site and surrounding properties
are predominantly used for agricultural production. The Project site is bordered by agricultural lands
to the northwest, north, and east. The southeastern boundary is bordered by oil and gas wells. The
project site is accessible from the intersection of Telegraph Road and Olive Road south to Edwards
Ranch Road (a private road) and crossing at the Southern Pacific Railroad right-of-way.

Fifteen acres of the 70-acre project site is currently used for an agricultural composting facility. The
remainder of the Project site includes lemon orchards, three propane-powered windmills, and oil
and gas wells. The Project site has a General Plan land use designation of Agricultural and a zoning
designation of Agricultural Exclusive (AE). The purpose of the AE designation is to preserve and
protect agriculture and commercial agricultural lands. The proposed project includes a CUP and
NCZO Text Amendment to permit the expansion of an existing 15-acre agricultural organics
processing facility to a new 70-acre commercial organics processing operation that would process
food and green material delivered to the site and package-for-sale mulch, compost, and wood chip
materials.

3.3 Cumulative Development

In addition to the specific impacts of individual projects, CEQA requires EIRs to consider potential
cumulative impacts of the proposed project. CEQA defines “cumulative impacts” as two or more
individual impacts that, when considered together, are substantial or could compound other
environmental impacts. Cumulative impacts are the combined changes in the environment that
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result from the incremental impact of development of the proposed project and other nearby
projects. For example, noise impacts of two nearby projects may be less than significant when
analyzed separately but could have a significant impact when analyzed together. Cumulative impact
analysis allows the EIR to provide a reasonable forecast of future environmental conditions and can
more accurately gauge the effects of a series of projects.

CEQA requires cumulative impact analysis in EIRs to consider either a list of planned and pending
projects that may contribute to cumulative effects or a forecast of future development potential.
Currently planned and pending projects in the unincorporated areas of Ventura County and
surrounding areas, including the city of Santa Paula, are listed in Table 3-1. The locations of the
cumulative projects are shown on Figure 3-1. These projects are considered in the cumulative
analyses in Section 4, Environmental Impact Analysis.

Table 3-1 Cumulative Projects List

Project No.!  Permit No. Permit Type Description Status
City of
Santa Paula
1 18-CDP-03 Mixed Use Convert second floor offices to six new apartments in Pending
downtown retail building, and remodel ground floor
commercial unit.
2 13-CDP-09 Airpark Twelve new buildings comprising 37 units for airport Approved
Specific Plan residential and/or aviation-related businesses.
3 13-CDP-04 SP Business Santa Paula West Specific Plan. The specific plan would Approved
Park West guide future land use development on approximately
53.81 acres of the city’s 125-acre West Area 2
designation. The land uses envisioned within the specific
plan would be a mix of low-intensity industrial (such as
light manufacturing or research and development),
professional offices, and supporting commercial
businesses.
4 12-CDP-05 Industrial Unfinished and incomplete Industrial Park. Pending
5 20-CP-01 Commercial New 5-megawatt (MW) battery storage facility, solar Approved
charged, ties into Southern California Edison (SCE) grid.
Phase 2 will expand the facility to 20 MW.
6 17-CDP-04 Industrial New heavy equipment storage yard. Approved
7 15-CDP-06 Industrial New 52,000-sf factory for specialty pipe manufacturing. Approved
8 20-CUP-10 Commercial Banquet hall and event center conversion from existing Approved
retail (furniture) store in Central Business District.
9 18-CUP-02 Commercial New hard cider taproom, outdoor patio, and production Approved
facility in Central Business District.
10 18-DR-09 Commercial New restaurant. Pending
11 18-CDP-04 Commercial New 30,000 sf commercial development: 20,000-sf Approved
medical office building, 10,000-sf educational building,
and 148 parking spaces.
12 18-CDP-01 Commercial New self-storage facility with rental office. Increase Floor  Approved
to Area Ratio from 0.25 to 0.345.
13 19-DR-09 Institutional New classroom building to replace approximately 60- Pending

year-old modular (“temporary”) classroom facilities.
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Project No.! Permit No. Permit Type Description Status
14 19-CI-07/PC Institutional New 50-foot-tall wireless telecommunications facility to Pending
C-5367 support municipal water oversight, operations, and
management.
15 19-CUP-05 Industrial Industrial hemp processing Factory within an existing Approved

8,302-sq. ft. facility.

16 20-CUP-24 Commercial 16-Bed Social rehabilitation facility at existing 5,000 sq. Approved
ft. office building

17 20-CUP-05 Industrial New BESS facility and related site improvements. Approved
Unincorporated Ventura County

18 PL15-0034 Minor A minor modification to CUP 4741 (Case No. LU06-0019)  Approved
Modification  for the continued use of an existing water supply,
storage, and distribution system for a period of 40 years;
(2) the installation of water transmission and storage
facilities on APNs 149-0-041-185 and 149-0-041-205; and
(3) approval of a Conditional Certificate of Compliance to
create a legal lot for APN 149-0-041-185 that complies
with the Subdivision Map Act and Ventura County
Subdivision Ordinance.

19 PL15-0195 Conditional CUP for an existing Assembly Use located in the Rural Pending
Use Permit Exclusive-20,000 sf zone designation in the Urban
(CUP) Residential 1-2 Dwelling Unit El Rio/Nyeland Acres Area

Plan Land Use Designation located at 250 East Collins
Avenue (APN 145-0-153-030). The Assembly Use includes
1,910-sf Assembly Hall/Chapel, a 1,218-sf Community
Center, and a 1,502-sf parsonage (single-family dwelling
unit). The site is also developed with 42 accessory
parking spaces. Water is provided by the Vineyard
Avenue Water Company and sewer service is provided
by the County Community Service District.

20 PL16-0017 Cup CUP for Strickland Mutual Water Company. The Approved
proposed project consists of the addition of water supply
improvements (new well and booster pump),
transmission and storage facilities (two 27,000-gallon
storage tanks) on APN 147-0-060-055 for use in
conjunction with the existing water supply, storage, and
distribution system for a period of 40 years or to 2056.
The proposed additional infrastructure is necessary to
replace a water supply well currently idled by drought
and bring the existing system into compliance with
Ventura County Water Works Manual.

21 PL16-0121 Planned In August 2006, the project was originally approved Pending
Development  under Case No. LU05-0073. The current proposal
Permit (PD) includes a ‘phased’ Planned Development Permit for a

contractor’s service and storage yard on an industrial M2
zoned property addressed as 2971 East Ventura
Boulevard, Oxnard.

CUP authorizing a caretaker dwelling for the contractor’s
service and storage yard.

During the initial phase of the project, the applicant
would install landscaping and screening to abate
violations and continue to operate the contractor service
and storage yard. Once adequate water service is made
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Project No.!

Permit No.

Permit Type

Description

Status

22

23

24

25

26

27

28

PL17-0049

PL17-0077

PL17-0108

PL18-0006

PL18-0011

PL18-0029

PL18-0041

Cup

Permit
Adjustment
(PAJ)

Minor
Modification

General Plan
Amendment

Lot Line
Adjustment
(LLA)

Cup

Minor
Modification

available by the Garden Acres Water Mutual Company,
the proposal includes constructing a 3,000-sf warehouse
with an internal restroom, and removal of the various
storage sheds.

CUP for an existing 80-foot-tall communications facility
and associated equipment. The original CUP 4912
expired. The stealth facility is designed as a faux pine
tree. No physical improvements are proposed.

Permit Adjustment to PD permits PD1491 and PL09-0022
for occupancy of a medical office and retail sales of

clothing and updating existing pole sign with new text for
building located at 2945 East Ventura Boulevard in El Rio.

Modification of CUP 5275 for the continued operation of
an existing model airplane field for a 20-year period. CUP
5275, approved on December 5, 2002, authorized the
operation of a model airplane field until December 12,
2012. LUO7-0146 extended the expiration date to March
18, 2018. The site is located on the southeast bank of the
Santa Clara River at the western intersection of Vineyard
Avenue and Highway 118 in Saticoy.

General Plan and Zoning Ordinance Amendments related
to adoption of polices and development standards for
the protection of habitat connectivity and wildlife
corridors.

Parcel Map Waiver (PMW)/LLA adjustment between 2
legal lots to allow the main dwelling in Parcel A be
conforming to setback requirements. Parcel A (APN 107-
0-190-045) is a legal lot pursuant to C of C # 15-05-975,
Lot 2 (APNs 107-0-050-445, 107-0-050-465 and 107-0-
050-535) is legal lot pursuant to C of C # 16-01-1033. Lot
1 (Parcel A) would increase in size from 1.21 acres to
1.44 acres, this lot is zoned 0S-160 ac. Parcel B would
decrease in size from 76.35 acres to 76.12 acres, this
parcel is zoned AE-40 ac.

CUP 4869 to authorize a wireless communication facility
(WCF) that includes a tower (120 feet tall) and the
associated telecommunication equipment located within
an equipment shelter and fenced lease area. The project
site has a General Plan land use designation of
Agriculture and an Agricultural Exclusive (AE) zone
designation, addressed as 10001 Blackburn Road.

Minor Modification to CUP No. 5020-1 to authorize a 10-
year time extension of an existing WCF which includes
six 6-foot panel antennas at 48 feet, three antennas
mounted at 50 feet, and three antennas mounted at 57
feet on the existing 60-foot monopole. The
telecommunication equipment and equipment shelter
are located within a lease area at the base of the tower
enclosed in 22-foot by 22-foot fenced enclosure and
open equipment cabinets within another fenced
enclosure accommodating two separate carriers. The
enclosures include batteries and a generator.

Approved

Approved

Pending

Approved

Approved

Approved

Approved
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29 PL18-0057 Minor

Modification

30 PL18-0068 Cup

31 PL18-0138 Minor

Modification

32 PL18-0139 Minor

Modification

33 PL19-0002 cup

Minor Modification of CUP 5013 for the continued use of
an existing WCF which includes a 49-foot-tall non-
stealth, monopole and associated equipment for a 10-
year period. The facility includes 3 sector arrays, each
with 2 panel antennas (6 antennas total) with the
associated telecommunication equipment located in a
fenced equipment lease area at the base of the tower.
The equipment and the base of the tower are screened
from public view along Highway 101 by a building,
although the antennas are visible.

CUP (Case No. PL18-0068) to authorize a minor
expansion to an existing two-story drive-through mini-
storage facility by adding a 32,715-sf interior third story
to the shell of the existing warehouse building (Building
“A”), construction of a new 4,640-sf two-story multi-use
building (Building “B”), and removal of existing turf to
allow for installation of drought tolerant landscaping.
Water is provided by the City of Ventura and sewer
service is provided by the Saticoy Sanitation District.

Approved

Approved

Minor Modification to authorize the continued use of a
contractor service and storage yard at 11032 Nardo
Street in Saticoy. This permit reinstates the conditions of
approval of Case No. LU09-0020 with replacement of
Conditions 1 and 2 for. All other conditions of approval
remain the same as originally imposed in 2009. Water to
the site is provided by the United Water Conservation
District.

Approved

Modification to remove the expiration date of November  Approved
6, 2018 for Case No. PD1943, an RV storage facility with
an office, addressed as 1028 Mission Rock Road, Santa

Paula.

CUP for an existing plant research and development
facility that consists of:

Approved

= 1,685 sf of unenclosed covered canopy;

= 125,881 sf of greenhouses;

= 24,450 sf of warehouse/storage buildings;

= removal of 8,034 sf of greenhouse structures;

= removal of 15,291 sf of office space;

= construction of 7,729 sf of office/administration
space;

= removal of 11,413 sf of miscellaneous accessory
structures;

= construction of 10,695 sf of facilities/operations
building;

= construction of a 144-sf entry;

= construction of a 1,920-sf shop building;

= construction of a 3,720-sf seed storage building;

= construction of a 1,800-sf pump house; and

= construction of an employee lunch area.

Water to the site is provided by the City of Santa Paula
and wastewater is provided by an on-site septic system.
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Project No.! Permit No. Permit Type Description Status

34 PL19-0006 Merger Modification of a CUP be granted to authorize the Approved
continued use of a 1,190-sf caretaker dwelling unit and
610-sf office associated with an existing, permitted self-
storage facility. The storage facility is authorized under
PD 1163.

35 PL19-0014 Merger Parcel map waiver lot line merger between two legal lots  Approved
referenced in APNs 145-0-012-100 and 145-0-012-110.
Parcel #1 (APN 145-0-012-100) is a legal lot granted by
deed measuring at 0.30 acre (13,300 sf), with a General
Plan land use designation existing community (El Rio/Del
Norte) and zoned RE-10,000 sf. Parcel #2 (APN 145-0-
012-110) is a legal lot granted by deed (Ventura County
Official Record in recorded map 21 MR 43 lots 301, 302,
303, and 304), measuring at 1.10 acres (47,824 sf) with a
General Plan land use designation existing community (El
Rio/Del Norte) and zoned RE-10,000 sf. These lots would
merge to form one contiguous 1.4-acre lot, addressed as
269 Walnut Avenue, Oxnard.

36 PL19-0027 LLA Parcel Map Waiver (PMW) lot line adjustment for the Pending
reconfiguration of 3 legal lots. Parcel 1 (APN 038-0-130-
465) is legal in as recorded PMW LLA PL13-0165
(Recordation number 20141023-00134260) Parcel 2
(APNs 038-0-130-365 and 097-0-060-265) was found to
be in compliance with the subdivision map act Certificate
of Compliance CC#17-02-1154. Parcel 3 (APN 038-0-130-
125) was found to be in compliance with the Subdivision
Map Act CC#17-12-1240.

37 PL19-0033 PAJ Permit Adjustment to CUP No. 4735-2 to authorize the Pending
reconfiguration of approved Phase 1B of the Todd Road
Jail facility. The proposal involves the relocation of
approximately one-half of the approved 149,762-sf
inmate housing building from the eastern side of the
existing jail facility to the western side of the facility.

38 PL19-0034 PAJ Permit Adjustment to CUP No. PL14-0084 to reduce the Approved
CUP boundary of an Agricultural Contractor’s Service and
Storage Yard from 2.5 acres to 1.5 acres. The General
Plan land use designation for the subject property is
Agricultural and the zoning is AE.

39 PL19-0036 PAJ Permit Adjustment to CUP No. LU2932 for modifications Pending
to Wishtoyo Clubhouse, commonly known as the
Mountain View Golf Course, addressed as 16799 South
Mountain View Road. Facility improvements would
include enclosing an existing 520-sf patio area located at
the north east portion of the clubhouse, the removal of
an existing interior bar area adjacent to the kitchen, the
removal of a bar counter outside of the existing office,
and the remodel of the existing bathrooms to conform
to ADA regulations. Water for the clubhouse is provided
by the City of Santa Paula. The applicant is proposing to
update/repair the septic system that services the
clubhouse as part of the proposed commercial kitchen
improvements. The property has a General Plan land use
designation of Open Space and is zoned Open Space 80
acres.
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Permit No.

Permit Type

Environmental Setting

Description Status

40

41

42

43

44

45

46

47
48

49

50

51

52

53

PL19-0039

PL19-0060

PL19-0062

PL19-0111

PL-19-0131

PL-19-0132

PL-19-0133

PL20-0021
PL20-0048

PL20-0058

PL20-0080

PL20-0089

PL20-0092

PL20-0097

PAJ

LLA

Minor
Modification

cup

Minor
Modification

Minor
Modification

Minor
Modification

LLA
Cup

Minor
Modification

Land
Conservation
Act (LCA)

Minor
Modification

Modification

Parcel Map

Request for modification of existing CUP No. 4858 (and Approved
Minor Modification No. PL14-0040) to decommission

and abandon Water Well site no. 5 and well and

filtration system (the reservoir to remain) located on a

different site and to install Well no. 7 and pump house.

Crestview Mutual Water Company office site is located

at 328 Valley Vista Drive in Camarillo, APN 152-0-341-

065.

Land Conservation Act (LCA) Contract application and Lot  Approved
Line Adjustment between APNs 109-0-042-080 and 109-
0-042-090.

Minor Modification to CUP No. 4535 for the ongoing Approved
operation of an 80-foot-tall wireless communication

tower owned by American Tower known as Site No.

301077.

Request to conditionally develop a proposed 55,820-sf Pending
mini-storage warehouse unit found on an existing 1.82-

acre site at 1456 Rosal Lane in Saticoy. Parcel is located

in Light Industrial (IND) zone as part of the Old Town

Saticoy section of the Saticoy Area Plan. The site

currently contains row crops and a residence that was

identified as a potential historic resource.

Minor Modification to CUP 4855 (LU10-0022) for Pending
continued operation of an automotive storage yard.
Minor Modification to CUP 4902 (LU10-0025) to Pending

authorize the continued operation of an automotive
storage and salvage yard for an additional 30-year
period.

Minor Modification to CUP 4356 (LU10-0019) to Pending
authorize the continued operation of an automotive

storage, dismantling, and salvage yard for an additional

30-year period.

LLA between APNs 064-0-130-065 and 064-0-130-075. Pending

Replacement CUP for CUP No. 4545 which is a wireless Pending
communication facility consisting of two non-stealth

lattice towers currently owned by American Tower

Services, LLC known as ATC Site Numbers 8573 and 8126.

Minor Modification for the continued use for an Pending
automotive dismantler yard.

New 10-year LCA Contract application for the 368.26- Pending
acre property located at the southwest corner of Rice

Road and Central Avenue, Oxnard on APNs 144-0-110-

305 and -575.

Minor Modification (CUP No. LU10-0094) to CUP No. Pending
4400-1 to allow continued use of a “Kennel/Catteries”
(Ventura County NCZO 8105-5).

Minor Modification to CUP 5135 (LU10-0125) for Pending
continued operation of a WCF for an additional 10-year
term.

Tentative Parcel Map to create two legal lots on APNs Pending
128-0-021-195 and 128-0-021-215.

Draft Environmental Impact Report
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Project No.!

Permit No.

Permit Type

Description

Status

54

City of Ventura
55
56

57

58

59
60

61
62
63

64
65

PL20-0111

PROJ-8150
PROJ-6811

PROJ-6270

PROJ-8446

PROJ-4154
PROJ-7166

PROJ-03829
PROJ-8427
PROJ-13226

PROJ-8428
PROJ-4222

Minor
Modification

Residential

Mixed Use

Residential

Residential

Residential

Mixed Use

Residential
Residential

Commercial

Mixed Use

Residential

Minor Modification to allow the extension of Entitlement
for additional time for CUP 4600 (LU10-0073).

17 single-family homes, one duplex.

306 apartment units, 5,000-sf commercial, 5,000-sf
clubhouse.

117 single-family homes, 31 affordable for sale
triple/quadplex units, 50 apartment units.

131 single-family homes, 34 townhome units, 2 parks, 3
miniparks.

50 apartment units (low income).

Mixed use: 43 apartment units, two live/work units,
2,100-sf commercial/retail.

216 single family homes; 110 townhome units.
78 apartment units.

1,162-sf car wash and existing food mart building
remodel.

Mixed use: 43 apartment units, 1,200-sf retail.

173 apartment units.

Pending

Pending
Approved

Approved

Approved

Approved
Approved

Approved
Approved
Pending

Approved
Approved

See Figure 3-1 for the locations of the cumulative projects in relation to the project site.

Sources: Appendix A; Ventura County 2020.
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Figure 3-1 Cumulative Projects Map
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Environmental Impact Analysis

4 Environmental Impact Analysis

This section discusses the possible environmental effects of the Agromin-Limoneira Commercial
Organics Processing Operation Project for the specific issue areas that were identified through the
scoping process as having the potential to experience significant effects. A “significant effect” as
defined by CEQA Guidelines Section 15382:

means a substantial, or potentially substantial, adverse change in any of the physical conditions
within the area affected by the project including land, air, water, minerals, flora, fauna, ambient
noise, and objects of historic or aesthetic significance. An economic or social change by itself
shall not be considered a significant effect on the environment. A social or economic change
related to a physical change may be considered in determining whether the physical change is
significant.

The assessment of each issue area begins with a discussion of the environmental setting related to
the issue, which is followed by the impact analysis. In the impact analysis, the first subsection
identifies the methodologies used and the “significance thresholds,” which are those criteria
adopted by the County and other agencies, universally recognized, or developed specifically for this
analysis to determine whether potential effects are significant. The next subsection describes each
impact of the proposed Project, mitigation measures for significant impacts, and the level of
significance after mitigation. Each effect under consideration for an issue area is separately listed in
bold text, followed by a discussion of the effect and its significance. Each impact statement also
contains a statement of the significance determination for the environmental impact as follows:

= Significant and Unavoidable. An impact that cannot be reduced to below the threshold level
given reasonably available and feasible mitigation measures. Such an impact requires a
Statement of Overriding Considerations to be issued if the project is approved per Section
15093 of CEQA Guidelines.

= Less than Significant with Mitigation Incorporated. An impact that can be reduced to below the
threshold level given reasonably available and feasible mitigation measures. Such an impact
requires findings under Section 15091 of CEQA Guidelines.

= Less than Significant. An impact that may be adverse but does not exceed the threshold levels
and does not require mitigation measures. However, mitigation measures that could further
lessen the environmental effect may be suggested if readily available and easily achievable.

* No Impact. The proposed Project would have no effect on environmental conditions or would
reduce existing environmental problems or hazards.

Following each environmental impact discussion is a list of mitigation measures (if required) and the
residual effects or level of significance remaining after implementation of the measure(s). In cases
where the mitigation measure for an impact could have a significant environmental impact in
another issue area, this impact is discussed and evaluated as a secondary impact. The impact
analysis concludes with a discussion of cumulative effects, which evaluates the impacts associated
with the proposed Project in conjunction with other planned and pending developments in the area
listed in Section 3, Environmental Setting.

The Executive Summary of this EIR summarizes all impacts and mitigation measures that apply to
the proposed Project.
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4. Agricultural Resources — Soils

This section analyzes the proposed Project’s potential impacts to soils designated as Prime,
Statewide Importance and/or Unique (hereafter referred to as “Important Farmland”) as defined by
CEQA Guidelines Appendix G.

4.1.1 Setting
4.1.1.1 Agricultural Context

Regional

Ventura County’s temperate climate with warm, wet winters and hot, dry summers coupled with
fertile soils, supports the cultivation of a diversity of agricultural commaodities, including
strawberries, celery, lemons, raspberries, avocados, nursery stock, tomatoes, peppers, cut flowers,
cabbage, and kale. According to the State of California, Ventura County ranked eighth among
California counties in total crop value in 2017 based on data from the County Agricultural
Commissioner’s Annual Crop and Livestock Report (Ventura County 2019). The estimated gross
value of Ventura County’s agriculture in 2018 was approximately $2.1 billion.

Areas that sustain agricultural commodity growth have a broad range of characteristics. For
example, berry production requires a temperate moist climate, so most strawberry production is
found close to the coast in the unincorporated County, surrounding the cities of Ventura, Oxnard,
Camarillo, and Port Hueneme. The climate tends to be dryer and warmer further from the coast,
favoring citrus crops. Specifically, the SR 126 and SR 150 corridors are prime areas for citrus growth.
Fertile soil combined with ideal temperate seasonal temperatures allow lemons, oranges, and
mandarins to thrive. Some commaodity types, such as avocados, can grow in a variety of climate
regions, allowing them to flourish countywide (Ventura County 2019).

Project Site

The Project site is currently occupied by an agricultural material composting operation permitted by
the Ventura County Environmental Health Division (acting as the Local Enforcement Agency) with an
annual loading of 60,000 tons per year (or an average loading of 164 tons per day). The operation is
accessory to agricultural activities (orchards) performed on the site. Currently, 15 acres of the 70-
acre Project site are used for an agricultural composting facility. The remainder of the subject parcel
currently includes lemon orchards as well as miscellaneous structures on-site including three
propane-powered windmills and agricultural accessory and support structures and improvements
(see Section 2, Project Description, for additional information pertaining to current site activities).

4.1.1.2 Agricultural Soils, Important Farmlands, and Land
Conservation Act Characteristics of the Project Site

The United States Department of Agriculture (USDA) Natural Resource Conservation Service (NRCS)
assesses the agricultural capacity of soils through its utilization of the Land Capability Classification
System and the Storie Index. Capability Classes provide insight into the suitability of a soil for field
crop uses based on factors that include texture, erosion, wetness, permeability, and fertility. The
Storie Index is a soil rating based on soil properties that govern a soil’s potential for cultivated
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agriculture in California. The Storie Index assesses the productivity of a soil based on the following
four characteristics:

=  Factor A — degree of soil profile development
=  Factor B — texture of the surface layer
= Factor C—slope

=  Factor X — manageable features, including drainage, micro relief, fertility, acidity, erosion, and
salt content

Under the California Revised Storie Index, these four factors translate into one of four soil grades:
Grade 1 (excellent), Grade 2 (good), Grade 3 (fair), and Grade 4 (poor). In addition, the NRCS
farmland classification identifies the location and extent of the soils that are best suited to food,
feed, fiber, forage, and oilseed crops and identifies map units as “Prime Farmland, if irrigated,”
“Farmland of Statewide Importance,” and “Not Prime Farmland.” The Project site includes California
Revised Storie Index Grade 1 (excellent) soils, including Mocho Loam (MoA), 0-2 percent slopes;
Mocho Clay Loam (MsA), 0-2 percent slopes; and Mocho Clay Loam (MsB), 2-5 percent slopes.

In addition to the NRCS system, the California Department of Conservation (DOC) Farmland
Mapping and Monitoring Program (FMMP) compiles Important Farmland maps for each county in
the state. Maps and statistics are produced biannually using a process that integrates aerial photo
interpretation, field mapping, a computerized mapping system, and public review. The FMMP
Important Farmland differs from the NRCS farmland classification because the NRCS farmland
classifications are based solely on soil quality, while the FMMP Important Farmland designations are
based on both soil quality and current land use.

The Project site is mapped as including approximately 55 acres of Prime Farmland (DOC 2016),
corresponding to the portion of the site not already occupied by the existing agricultural material
composting operation. Prime Farmland is defined by the FMMP as Important Farmland with the
best combination of physical and chemical features able to sustain long-term agricultural
production. The land has the soil quality, growing season, and moisture supply needed to produce
sustained high yields. Land must have been used for irrigated agricultural production at some time
during the 4 years prior to the mapping date. In addition, Land Conservation Act (LCA) lands,
otherwise known as Williamson Act lands, intended to preserve agricultural land and discourage its
premature conversion to non-agricultural uses, are located across the entire Project site.

Figure 4.1-1 shows the location of Prime Farmland and Williamson Act lands on the Project site.
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Figure 4.1-1 Important Farmland on the Project Site
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4.1.2 Regulatory Setting

4.1.2.1 California Department of Conservation Farmland
Mapping and Monitoring Program

As previously discussed, the California DOC FMMP produces maps and statistical data used for
analyzing impacts on California’s agricultural resources. Agricultural land is categorized according to
soil quality and irrigation status. The maps are updated every 2 years through the review of aerial
photographs, a computer mapping system, public review, and field reconnaissance.

4.1.2.2 California Code of Regulations (Title 3 Food and
Agriculture)

California Code of Regulations (CCR) Title 3, Sections 6000-6920 regulate the registration,
management, use, and application of pesticides on agricultural lands. These regulations are
enforced by the Ventura County Agricultural Commissioner’s Office. Generally, specific regulations
vary for each pesticide, its method of application, and use. However, Sections 6600 and 6614
contain some general regulations relating to the application of pesticide, as well as general
standards of care and protection of persons, animals, and property.

4.1.2.3 California Land Conservation Act (Williamson Act)
Contract

Preservation of agricultural, recreational, and open space lands through agricultural preserve
contracts between the County and property owners is a technique encouraged by the State of
California for implementing the general plan. Agricultural preserve contracts are executed through
procedures enabled by the California LCA of 1965, also known as the Williamson Act. A contract may
be entered for property with agricultural, recreational, and open space uses in return for decreased
property taxes. LCA contracts preserve agriculture and open space over a rolling term 10-year
contract. The inclusion of a parcel in an LCA (Williamson Act) contract is entirely voluntary and must
have the consent of the property owner. All land with an Agricultural land use designation in the
County General Plan is considered an Agricultural Preserve and is eligible for an LCA contract. The
Project site is designated as prime enrolled agricultural land under the LCA and therefore is subject
to an LCA (Williamson Act) contract as shown above in Figure 4.1-1.

Local Regulations

Ventura County General Plan

The following goals, policies, and implementation programs from the 2040 General Plan Agriculture
Element are applicable to the proposed project.

= Goal AG-1. To preserve and protect agricultural lands as a nonrenewable resource to assure the
continued availability of such lands to produce food, fiber, and ornamentals.

o Policy AG-1.1: Agricultural Land Protection and Preservation. The County shall continue to
protect and preserve agricultural land by directing growth away from productive agricultural
lands into cities, unincorporated urban areas, or existing communities and by supporting the
acquisition or voluntary dedication of agriculture conservation easements.
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long-term farming use as determined by the Planning Director in consultation with the Agricultural
Commissioner.

Documentation: The Project applicant shall prepare a report, in consultation with the Agricultural
Commissioner, that identifies a minimum of one agricultural mitigation site suitable for protection
pursuant to the required agricultural conservation easement. The contents of the report shall
include a description of mitigation site(s), including a site plan of the location and rationale for site
selection, information to determine the viability of the proposed mitigation site(s) for the
establishment of an agricultural conservation easement, and maintenance and monitoring
necessary to ensure that each agricultural mitigation site is not developed, rezoned, or subdivided.
The agricultural conservation easement shall be recorded with the Ventura County Recorder and
appear in the chain of title of the encumbered real property with a copy of the recorded document
provided to the Planning Division.

The agricultural conservation easement(s), which shall be conveyed to and held by a County-
approved entity qualified to hold the instrument (such as a public entity or land trust) shall remain
in effect at least until the CUP expires and all developed area(s) have been converted to an
agricultural use as determined and approved in writing by the Planning Division in consultation with
the Agricultural Commissioner. If the Permittee seeks modifications to the approved CUP such as
the square footage for buildings and paved areas associated with the approved project, the
Permittee shall submit an application to modify the CUP and agricultural conservation easement(s).

The Permittee shall also deposit funds with the County to contract with a qualified third party
agricultural economic consultant (“Qualified Consultant”) to review and advise the Planning Director
and Agricultural Commissioner regarding the establishment and implementation of the agricultural
conservation easement(s).

Prior to the County engaging with a Qualified Consultant, the County shall confer in writing with the
Permittee regarding the necessary work to be contracted, as well as the estimated costs of such
work. Whenever feasible, the County will use the lowest responsible bidder or proposer. Any
decisions made by County staff in reliance on the Qualified Consultant work may be appealed
pursuant to the appeal procedures contained in the Ventura County Zoning Ordinance Code then in
effect.

The Project applicant shall bear the full costs of all County staff time, materials, and County-retained
consultants.

Timing: Prior to zoning clearance for use inauguration, the Permittee shall submit to the Planning
Director for review and approval, the following:

(1) The required fee for services to be completed by the Qualified Consultant.

(2) The agricultural report and agricultural conservation easement(s), in accordance with the
applicable requirements of this condition (above).

(3) A final executed conservation easement(s), approved as to form by the County Counsel,
recorded with the Ventura County Recorder, and Preliminary Title Report that verifies the
conservation easement(s) on the encumbered real property.

Monitoring and Reporting: The Permittee shall submit monitoring reports and be subject to site
inspections occurring no less than once every 3 years, unless the terms of the permit require more
frequent inspections of the conservation easement. The Planning Division maintains a copy of the
agricultural conservation easement report and recorded agricultural conservation easement(s) in
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the Project File. Planning Division staff has the authority to conduct periodic site inspections at any
time to ensure ongoing compliance with this condition. If the Planning Division confirms that the
agricultural conservation easement(s) has not been maintained as required, enforcement actions
may be enacted in accordance with § 8114-3 of the Ventura County Non-Coastal Zoning Ordinance.

Significance After Mitigation

Implementation of Mitigation Measures AG-1 would reduce impacts to Important Farmland to the
extent feasible; however, any direct or indirect loss of Important Farmlands would be considered a
permanent loss of a valuable resource. Establishing agricultural conservation easements would
conserve Important Farmland within the County but would not prevent the loss of existing
Important Farmland caused by conversion of 34 acres of the Project site from agricultural
production to an agricultural accessory use. There are no actions or policies that the County could
feasibly mandate to fully replace this loss of Important Farmland. Therefore, this impact would
remain significant and unavoidable.

Threshold 2: Would the Project involve a General Plan amendment that would result in the loss of
agricultural soils?

Impact AG-2 THE PROJECT WOULD NOT REQUIRE A GENERAL PLAN AMENDMENT. THEREFORE,
IMPACTS WOULD BE LESS THAN SIGNIFICANT.

The Project site has a General Plan land use designation of Agricultural and a zoning designation of
AE-40 ac (Agricultural Exclusive, 40-acre minimum lot size). An amendment to the General Plan is
not required although, as noted above, the proposed Project would result in the loss of agricultural
soils. Therefore, with approval of the text amendment, the Project would comply with applicable
requirements of the Ventura County NCZO and the County General Plan and impacts would be less
than significant.

Mitigation Measures

No mitigation is required.
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Threshold 3: Would the Project be inconsistent with the applicable General Plan Goals and
Policies for “Agricultural Resources — Soils” in the County’s Initial Study Assessment
Guidelines?

Impact AG-3 THE PROJECT WOULD BE INCONSISTENT WITH APPLICABLE VENTURA COUNTY GENERAL
PLAN POLICIES TO PRESERVE AND PROTECT AGRICULTURAL LANDS (AG-1.1 AND AG-1.2) AND POLICIES TO
REDUCE CONFLICTS OF DEVELOPMENT ADJACENT TO AGRICULTURALLY DESIGNATED LANDS (AG-2.1). IN
ADDITION, THE PROJECT WOULD BE INCONSISTENT WITH THE VENTURA COUNTY AGRICULTURAL/URBAN BUFFER
POLICY. IMPACTS WOULD BE LESS THAN SIGNIFICANT WITH MITIGATION INCORPORATED.

Due to the proposed conversion of approximately 34 acres of Prime Farmland, the Project has the
potential to conflict with the following 2040 General Plan policies:?

=  Policy AG-1.1: Agricultural Land Protection and Preservation. The County shall continue to
protect and preserve agricultural land by directing growth away from productive agricultural
lands into cities, unincorporated urban areas, or existing communities and by supporting the
acquisition or voluntary dedication of agriculture conservation easements.

=  Policy AG-1.2: Agricultural Land Use Designation. The County shall ensure that discretionary
development located on land designated as Agricultural on the General Plan Land Use Diagram
and identified as Prime Farmland or Farmland of Statewide Importance on the State’s Important
Farmland Inventory is planned and designed to remove as little land as possible from potential
agricultural production and to minimize impacts on topsoil.

= Policy AG-1.4: Land Conservation Act Contracts. The County shall encourage Land Conservation
Act (LCA) contracts on irrigated farmlands and Open Space lands.

=  Policy AG-2.1: Discretionary Development Adjacent to Agriculturally Designated Lands. The
County shall ensure that discretionary development adjacent to Agriculturally designated lands
does not conflict with agricultural use of those lands.

Policies AG-1.1 and AG-1.2 serve to protect and preserve agricultural land. Since the proposed
Project would result in a loss of Important Farmland that exceeds the County’s significance
thresholds, the permanent and direct loss of Important Farmland soils would result in a significant
impact.

The proposed text amendment to NCZO Section 8107-36.4.1(a)(2)(a) would require that the Project
“demonstrates that all terms and conditions of an applicable Land Conservation Act (LCA) contract
will be maintained if a commercial organics processing operation is located on land subject to an
LCA contract (LCA Contract Number 8-1.12). The applicant must also demonstrate compliance with
the California Land Conservation Act of 1965, Sections 51200 et seq. of the California Government
Code and the Williamson Act.” As a result, the proposed Project would be required to comply with
the existing LCA on the property in accordance with General Plan Policies AG-1.1, AG-1.2, and AG-
1.4.

The proposed Project was also evaluated for conformance with the Ventura County
Agricultural/Urban Buffer Policy, which requires a 300-foot setback (or 150-foot setback with
sufficient vegetative screening) between non-agricultural uses and agriculture land uses. Non-
agricultural land uses (compost piles and proposed facility buildings) would be approximately 48

2 The Initial Study for the Project identified that the Project would conflict with General Plan Goal 1.6.1-1 and Policy 1.6.2-1. Since the
publication of the Initial Study, the County of Ventura has updated their General Plan. As stated in the EIR for the 2040 General Plan,
Policy 1.6.2-1 has been updated to Policy AG-1.2, Agricultural Land Use Designation.

Draft Environmental Impact Report 4.1-11



County of Ventura
Agromin-Limoneira Commercial Organics Processing Operation

feet from adjoining agricultural uses. On October 7, 2019, the proposed Project was presented to
the Agricultural Policy Advisory Committee (APAC) and the County’s Agricultural Commissioner. The
Project Applicant requested a reduced buffer from the 300-foot setback requirement. The request
for a reduced buffer would conflict with the Agricultural/Urban Buffer Policy, as well as General Plan
Policy AG-2.1, Discretionary Development Adjacent to Agriculturally Designated Lands, resulting in a
significant impact.

In addition, because the Project site is located within a designated County of Ventura-City of Santa
Paula Greenbelt, the Project would be subject to the interagency Greenbelt Agreement. However,
since the proposed Project is considered an agricultural accessory use and would not involve a
change in land use designation and (with the approval of the Project’s text amendment to permit
the proposed commercial organics processing use on the subject property) it would be consistent
with applicable zoning, the Project would be consistent with the County of Ventura-City of Santa
Paula Greenbelt Agreement.

The Project is also subject to the Guidelines for Orderly Development (Guidelines), which contain
policies that are specific to land within a city’s Sphere of Influence, or Area of Interest but outside
the Sphere of Influence (in this case, the Project site is within the City of Santa Paula Area of
Interest). Guidelines applicable to the Project include:

=  Applications for discretionary land use permits or entitlements shall be referred to the City for
review and comment. The County shall respond to all comments received from the City

= The County is primarily responsible for local land use planning, consistent with the general land
use goals and objectives of the City

= Urban development should be allowed only within Existing Communities as designated on the
County General Plan

As stated under Section 2, Project Description, because the Project would include discretionary
approval of a conditional use permit and NCZO text amendment, the County is primarily responsible
for local land use planning. Furthermore, according to the Guidelines, the definition of “urban
development” includes development that “would result in the establishment of commercial or
industrial uses which are neither agriculturally-related nor related to the production of mineral
resources.” Although the Project site is not located within an Existing Community, it has a land use
designation of Agricultural and, as stated in the proposed text amendment, the Project would be
subject to the requirement that “[a]t least 60 percent of the finished products generated by the
commercial organics processing operation are used for an agricultural use or an agricultural
accessory use in Ventura County, the City of Carpinteria, or outside the State of California.”
Additionally, as previously discussed in this analysis, the proposed Project is considered an
agricultural accessory use. As a result, the Project would not meet the definition of urban
development. Therefore, the project is consistent with the Guidelines.

Mitigation Measures

AG-2 Compliance with the Ventura County Agricultural Commissioner’s Office
recommendations:

Purpose: To ensure consistency with Ventura County General Plan policies (AG-1.1, AG-1.2, AG-2.1,
and Agricultural/Urban Buffer Policy).
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Requirement: Prior to design approval and issuance of grading and building permits, the County
shall require the Project to include the following:

1. The Permittee shall prepare a final landscape plan, which shall be subject to authorization by
the Agricultural Policy Advisory Committee, and install a modified vegetative screen which
meets the intent of the agriculture buffer policy and implements the following minimum
requirements:

o Two staggered rows of trees and shrubs characterized by evergreen foliage that extends
from the base of the plant to the crown

o Trees and shrubs shall be vigorous, drought tolerant, and at least 6 feet in height at the time
of installation (a minimum 24-inch box size for selected tree specimens)

o Plants shall have 50 to 75 percent porosity (i.e., approximately 50 to 75 percent of the plant
is air space)

@ Plant height shall vary in order to capture drift within 4 feet of ground applications
o Tree species shall have a mature height of 15 feet or more

o To ensure adequate coverage, two staggered rows should be located 5 feet apart and
consist of minimum 5-gallon plants at least 6 feet tall planted 10 feet on center

@ Recommended plants include toyon (Heteromeles arbutifolia), sugarbush (Rhus ovata),
laurel sumac (Malosma laurina), and Italian cypress (Cupressus sempervirens)

@ Along-term plan shall be in place for maintaining the vegetative shelter belt

2. Installation of a reinforced 8-foot high chain link fence with top bar providing connections and
additional stability between fenceposts

3. Coordination between Limoneira Company and the Permittee (Agromin) regarding the schedule
of approved agricultural pesticide application and notification thereof

4. Posting of Right-to-Farm Ordinance at the project site

Documentation: The Permittee shall submit the draft landscape plan to the Agricultural
Commissioner’s Office for review and approval by the Agricultural Policy Advisory Committee. The
Permittee shall submit the final design plans demonstrating compliance with the other provisions of
the mitigation measure to the Planning Division for review and approval. A California-registered
landscape architect (or other qualified individual as approved by the Planning Director) shall prepare
the landscape plan, demonstrating compliance with the requirements set forth in this mitigation
measure, § 8109-0.6 (Landscaping) of the Non-Coastal Zoning Ordinance, and the Ventura County
Landscape Design Criteria. The landscape architect responsible for the work shall stamp the plan.
After landscape installation, the Permittee shall submit to Planning Division staff a statement from
the Project landscape architect that the Permittee installed all landscaping as shown on the
approved landscape plan. Prior to installation of the landscaping, the Permittee must obtain the
Planning Director’s approval of any changes to the landscape plans that affect the character or
quantity of the plant material or irrigation system design.

Timing: The Permittee shall prepare and submit a final landscape plan and final design plans for
review and approval by the Planning Division and the Agricultural Policy Advisory Committee prior
to issuance of a Zoning Clearance for construction. Landscaping installation and maintenance
activities shall occur according to the timing requirements set forth in the “Ventura County
Landscape Design Criteria” (§ F).
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Monitoring and Reporting: Landscaping approval/installation verification, monitoring activities, and
enforcement activities shall occur according to the procedures set forth in the “Ventura County
Landscape Design Criteria” (§§ F and G) and § 8114-3 of the Non-Coastal Zoning Ordinance. The
Planning Division maintains the landscape plans and final design plans in the Project file and has the
authority to conduct site inspections to ensure that the Permittee installs and maintains the
landscaping in accordance with the approved plan consistent with the requirements of § 8114-3 of
the Non-Coastal Zoning Ordinance.

Significance After Mitigation

Implementation of Mitigation Measure AG-1 would reduce impacts to Important Farmland to the
extent feasible by establishing an agricultural conservation easement which would conserve
Important Farmland within the County. As a result, the Project would “protect and preserve
agricultural land... by supporting the acquisition or voluntary dedication of agriculture conservation
easements” (Goal AG-1.1). Furthermore, with the implementation of Mitigation Measure AG-1, the
Project would be “planned and designed to remove as little land as possible from potential
agricultural production” (Goal AG-1.2).

In addition, with incorporation of Mitigation Measure AG-2, the proposed Project would be
designed to minimize potential to “conflict with agricultural use of those lands” (Policy AG-2.1) with
the use of proposed vegetative screening, fence installation, coordination with adjacent agricultural
operations during approved agricultural pesticide application, posting a Right-to-Farm Ordinance
notice. Furthermore, implementation of Mitigation Measure AG-2 would include requirements
consistent with the Ventura County Agricultural/Urban Buffer Policy.

Therefore, Impact AG-2 would be less than significant after mitigation.

4.1.4 Cumulative Impacts

Table 3-1 in Section 3, Environmental Settings, identifies planned and pending projects in the vicinity
of the Project site. Some of these projects may result in the direct loss of soils designated Prime
Farmland. As stated in the County of Ventura’s ISAG, any project that would result in the direct
and/or indirect loss of agricultural soils would contribute to a significant cumulative impact. The
cumulative loss of agricultural soils was discussed in the Final EIR for the 2040 General Plan. That EIR
concludes that there would be a significant loss of agricultural soils as a result of future
development under the 2040 General Plan and, although the General Plan contains policies and
programs that serve to partially mitigate the cumulative impact, the impact cannot be reduced to a
less-than-significant level and remains cumulatively significant. In accordance with Section 15183 of
the CEQA Guidelines, although the Project would result in a significant impact related to agricultural
land conversion, additional cumulative environmental analysis is not required for any project that is
consistent with the General Plan, including the proposed Project (Ventura County 2020).
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4.2  Transportation & Circulation — VMT

This section analyzes the existing and future vehicle miles traveled (VMT) conditions for the
proposed Project and assesses the Project’s impact on VMT for the purpose of addressing
consistency with CEQA Guidelines Section 15064.3, subdivision (b). This section only evaluates the
potential effects of the Project on transportation relative to VMT, all other transportation-related
impacts were analyzed in the Initial Study (IS) for the Project (Appendix A) and are summarized in
Section 4.3, Less Than Significant Environmental Effects. The analysis in this section is based in part
on an Air Quality, Climate Change Impact and Health Risk Assessment prepared for the Project by
Sespe Consulting, Inc. (Sespe) in May 2017. The full Sespe assessment is provided in an attachment
to the IS (Appendix A, Attachment 4).

42.1 Setting
4.2.1.1 Baseline VMT

Agromin currently operates the Project site as a 15-acre green and agricultural materials compost
facility, called the Limoneira/Agromin Agricultural Composting Operation, which processes
approximately 60,000 tons of green material per year. The Project involves transforming this
existing 15-acre operation into a 70-acre commercial composting facility.

Agromin currently also carries out composting operations at its existing, 11-acre Oxnard-Shoreline
facility located at 6859 Arnold Road in Oxnard, California. A CUP for continued operation of this
facility through December 31, 2030 is currently pending approval from the County. Existing
composting operations at the Oxnard-Shoreline facility include windrow composting, preprocessing
and grinding, bagging and bulk sales, and mobile and stationary processing equipment. These
operations would continue at the facility if the pending CUP is approved. The Oxnard-Shoreline
facility does not accept food waste. If the proposed Project is approved, food waste would be sent
to the Project site for processing, not the Oxnard-Shoreline facility. The proposed Project would
therefore only accommodate any expansion in non-food green material from the Oxnard-Shoreline
facility beyond what could be accommodated under its existing CUP and the proposed CUP
extension if that is approved.

Baseline VMT includes both the trips currently being generated at the proposed Project site
(Limoneira/Agromin Agricultural Composting Operation). Together both the Limoneira/Agromin
Agricultural Composting Operation and the Oxnard-Shoreline facility process approximately 113,862
tons of green material per year. VMT generated by both the existing Limoneira/Agromin Agricultural
Composting Operation and the Oxnard-Shoreline facility include incoming trips from incoming green
and food material collected (“incoming waste”), incoming deliveries, outgoing sales, and employees.
In addition, 181,138 tons of green and food material per year currently going to the Toland Road
Landfill is first delivered by trash trucks to the Gold Coast Materials Recovery Facility (MRF), located
on Colt Street in Ventura, where it is separated from other refuse. It is then transported to the
landfill in transfer trailers. Accordingly, these two trip segments are included in the baseline trip
distances since these trips of material currently going to the landfill will be replaced by trips to the
Project site. Please see Appendix C, Vehicle Miles Traveled (VMT) Analysis, for further assumptions
used by Sespe to calculate baseline trip distances associated with current material travel to
Agromin’s existing operations at the Limoneira/Agromin Agricultural Composting Operation and the
Oxnard-Shoreline facility and to the Toland Road Landfill.
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As