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Los Angeles County Department of Regional Planning
320 West Temple Street PUBLIC HEARING DATE | AGENDA ITEM
Los Angeles, California 90012 9/21/2011 6
Telephone (213) 974-6443
PROJECT NUMBER R2010-00808-(5) RPC CONSENT DATE CONTINUE TO
: RCUP 201000071 RENV 201000032
APPLICANT OWNER REPRESENTATIVE
Renewable Resources Group Antelope Valley Water Storage, LLC & Rupal Patel
WDS California ll, LLC

PROJECT DESCRIPTION

The applicant proposes a 650 megawatt (MW) alternating current (AC) photovoltaic generating facility located on
approximately 4,782 acres in Kem and Los Angeles Counties, including 9 miles of 230-kV generation tie-line lines and
transmission support towers, two operations and maintenance (O&M) buildings, and electrical equipment including:
combiners; electrical inverters and transformers; and electrical substations with switchyards. The Los Angeles County
portion of the project would consist of approximately 1,280 acres in the A-2 (Heavy Agriculture) Zone.

REQUIRED ENTITLEMENTS
A conditional use permit to authorize a solar PV electric generating plant on 1,280 acres in the A-2 (Heavy Agriculture)
Zone.

LOCATION/ADDRESS
Between 115th Street West and 170th Street West, and between Avenue B and Rosamond Boulevard

SITE DESCRIPTION
The site plan for the Los Angeles County portion of the project depicts a photovoltaic solar generating facility on 1,280

acres of vacant farmland.

ACCESS ZONED DISTRICT
170th Street West Antelope Valley West
ASSESSORS PARCEL NUMBER . COMMUNITY
3258-001-001, 3258-001-025, 3258-001-029, 3258-001- Antelope Valley

031, 3258-001-040, 3261-001-003, 3258-001-024, 3258-
001-028, 3258-001-030, 3258-001-038, 3261-001-002,
3261-001-004

SIZE COMMUNITY STANDARDS DISTRICT
1280 Acres . N/A

EXISTING LAND USE ] EXISTING ZONING
Project Site Vacant farmland A-2-5
North Vacant farmland Agricultural (Kern County)
East Vacant farmland A-2-2
South Vacant farmland A-2-5
West Vacant farmland A-1-2
GENERAL PLAN/COMMUNITY PLAN LAND USE DESIGNATION MAXIMUM DENSITY
Antelope Valley Areawide General Plan N1 (Non-Urban 1) 0.5 du/ac

ENVIRONMENTAL DETERMINATION »

As Responsible Agency pursuant to the California Environmental Quality Act, the County of Los Angeles through the
Regional Planning Commission will consider the Environmental Impact Report adopted for this project by Kern County
SCH# 2010031022.

RPC LAST MEETING ACTION SUMMARY

LAST RPC MEETING DATE RPC ACTION NEEDED FOR NEXT MEETING

MEMBERS VOTING AYE MEMBERS VOTING NO MEMBERS ABSTAINING/ABSENT

TO BE COMPLETED ONLY ON CASES TO BE HEARD BY THE BOARD OF SUPERVISORS

STAFF CONTACT PERSON: Adam Thurtell

RPC HEARING DATE(S) RPC ACTION DATE RPC RECOMMENDATION

MEMBERS VOTING AYE MEMBERS VOTING NO MEMBERS ABSTAINING

STAFF RECOMMENDATION (PRIOR TO HEARING):

SPEAKERS* PETITIONS LETTERS
(0) 0 (F) 0 ©) 0 (F) 0 (©) 0 (F) O

*(0) = Opponents (F) = In Favor
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STAFF ANALYSIS
PROJECT NO. R2010-00808-(5)
CONDITIONAL USE PERMIT NO. 201000071

PROJECT DESCRIPTION

The applicant, Renewable Resources Group, proposes a 650 megawatt (MW)
alternating current (AC) photovoltaic (“PV") generating facility located on a total of
approximately 4,782 acres in Kern and Los Angeles Counties. The project includes
approximately 2,152 acres of solar panel arrays, 9 miles of 230-kV generation tie-line
lines and transmission support towers, two operations and maintenance (O&M)
buildings, and electrical equipment including combiners, electrical inverters and
transformers, and electrical substations with switchyards.

The project site is located in both Los Angeles and Kern Counties, with the majority of
the development, including a majority of the necessary infrastructure for the project
located in Kern County. The Kern County portion includes approximately 3,544 acres,
including two operations and maintenance (O&M) buildings. The Los Angeles County
(“County”) portion of the project would consist of approximately 1,238 acres in the A-2-5
(Heavy Agricultural - Five Acre Minimum) Zone.

Kern County is the Lead Agency for the project pursuant to the California Environmental
Quality Act ("CEQA"). Los Angeles County is a Responsible Agency under CEQA, with
permitting authority over that portion of the project that is located within the County. As
Lead Agency, Kern County analyzed the environmental impacts of the project in the
Environmental Impact Report ("EIR") (SCH No. 2010031022), which was certified by
Kern County on August 2, 2011. Also on August 2, 2011, the Kern County Board of
Supervisors approved the portion of the project located within Kern County.

REQUIRED ENTITLEMENTS

The applicant requests a conditional use permit ("CUP") to authorize a solar
photovoltaic electric generating plant on 1,238 acres in the A-2-5 Zone. The project
meets the definition of "electric generating plant” in the County Code Zoning Ordinance.
Pursuant to Section 22.24.140 of the County Code, electric generating plants are a use
subject to a conditional use permit in the A-2 Zone. The applicant is also proposing a
yard modification, pursuant to Section 22.56.1700 of the County Code, to allow wildlife
friendly fences seven feet in height along the perimeters of the project. This request is in
keeping with the use proposed on the project and was committed to by the applicant as
part of the EIR’s mitigation measures.

LOCATION
Northeast of the intersection of Avenue B and 160th Street West, Antelope Valley West
Zoned District.
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SITE PLAN DESCRIPTION

The site plan for the County portion of the project depicts a 1,238 acre project area
developed with photovoltaic solar panel arrays. The photovoltaic panels would cover
approximately 557 acres and would generate 188 megawatts ("MWs") of power. All
portions of the overall project are bounded by 115th Street West on the east, 190th
Street West on the west, Avenue B on the south, and Rosamond Boulevard on the
north. In addition to the approximately 557 acres of photovoltaic solar panels, the
County portion of the project will also include electrical equipment such as combiners,
electrical inverters and transformers, which would be located on 675 square foot
equipment pads. This equipment pads would be located at intervals at a rate of one pad
per 1.5 MW block. Each 1.5 MW block measures 470’ by 657’. The applicant proposes
60 feet of 34 kV collection line on the County portion of the project.

The Kern County portion of the project includes an approximately 3,544 acre project
area, which includes approximately 1,595 acres of photovoltaic panels along with
related electrical equipment and infrastructure. In addition to photovoltaic panels, the
Kern County portion of the project also includes 9 miles of 230-kV generation tie-line
lines and transmission support towers, two O&M buildings, and electrical substations
with switchyards. This equipment would all be located on the Kern County portion of
the project.

The applicant has a power purchase agreement with Southern California Edison (SCE),
and has made an interconnection agreement to connect to the Whirlwind Substation,
located on 170" Street West between Holiday Avenue and Rosamond Boulevard in
Kern County. The associated generation-tie lines would all be located in Kern County.

ENVIRONMENTAL DETERMINATION

The County is a Responsible Agency pursuant to CEQA. As a Responsible Agency, the
County complies with CEQA by considering the EIR prepared and certified by Kern
County as the Lead Agency and reaching the County's own conclusions on whether and
how to approve the proposed project. During the environmental review process, the
County reviewed and provided necessary comments on the EIR and proposed
mitigation measures to address potentially significant impacts of those parts of the
project proposed in the County. As a Responsible Agency, the County must consider
the EIR (SCH No. 2010031022) prepared and certified for the project by Kern County
on August 2, 2011, including Findings of Fact and Statement of Overriding
Considerations and any necessary mitigation measures.

LEGAL NOTIFICATION AND PUBLIC OUTREACH

Pursuant to the provisions of Sections 22.60.174 and 22.60.175 of the County Code,
the community was appropriately notified of the public hearing by mail, newspaper,
property posting, library posting, and posting on the County Department of Regional
Planning's website.
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PREVIOUS CASES/ZONING HISTORY
There are no permits previously issued for the subject property.

STAFF EVALUATION

The project site is located in a rural area of the Antelope Valley in the northern portion of
the County. The largest communities in the vicinity of the project site are Rosamond,
located, approximately 3 miles to the north, and Lancaster, approximately 21 miles to
the southeast. The County Desert Pines Wildlife Sanctuary is approximately 12 miles to
the south, the Arthur B. Ripley Desert Woodland State Park is approximately 11 miles to
the south, bordering the Wildlife Sanctuary to the north, and the Antelope Valley Poppy
Preserve State Park is approximately five miles to the southeast. Major transportation
facilities in the vicinity of the project site include SR 14 (which runs in a generally north-
south direction); SR 138/Avenue D (which run in an east-west direction); and several
public, private, and military airports.

The water consumption for facility operations, including construction and periodic
photovoltaic module washing and domestic (potable) use, would be supplied entirely
from 19 water wells located on the Kern County portion of the project and connected to
the County portion.

Two similar solar PV projects, Antelope Valley Solar Ranch 1 and Alpine Solar, were
recently approved by the County within the previous year. Antelope Valley Solar Ranch
1, a 2,300-acre, 230 MW photovoltaic solar energy generation facility, was approved on
December 7, 2010, by the County Board of Supervisors. The Antelope Valley Solar
Ranch 1 project is located approximately one mile south of the proposed project site.
Alpine Solar, a 580-acre, 92 MW photovoltaic energy generation facility, was approved
March 30, 2011, by the County Regional Planning Commission. The Alpine Solar
project is located approximately four miles west of the proposed project site.

General Plan Consistency

The proposed project is consistent with the County General Plan and the Antelope
Valley Areawide General Plan N1 (Non-Urban 1) land use designation for the subject
property. The project meets the definition of a "utility installation” referenced in the
listing of non-urban non-residential land uses allowed in remote areas designated Non-
Urban 1 (Antelope Valley Areawide General Plan, Pg. VI-5). As described below, the
project also meets many of the stated goals and policies of the County General Plan
and the Antelope Valley Areawide General Plan.

General Plan Policies

Policy Nos. 2 and 3 of the Conservation and Open Space Element promote solar
energy. Policy No. 2 states: "Support the conservation of energy and encourage the
development and utilization of new energy and encourage the development and
utilization of new energy sources including geothermal, thermal waste, solar, wind and
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ocean-related sources." (General Plan, pg. 11-26) Policy No. 3 states; "Promote the use
of solar energy to the maximum extent possible." (General Plan, pg. 11-26) Relatedly,
Policy No. 217 also encourages the use and development of alternative energy sources.
Policy No. 217 states: "Promote use of alternative energy sources (including solar and
wind) for heating and cooling." (Antelope Valley Areawide General Plan, pg. V-26)

The project proposes photovoltaic solar energy generation, consistent with these
policies. The project within the County proposes to develop approximately 1,238
acres of previously disturbed property with photovoltaic solar panels and related
infrastructure that is expected to generate approximately 188 MW of electricity for
use in California. The project would assist in California meeting its renewable
energy goals and mandates. The energy produced as a result of this project
would be available to provide for the general needs of residents for electricity,
and would be used indirectly for heating and cooling.

Policies No. 65 and 66 promote the development of energy generation facilities in a
manner that will minimize impacts on the surrounding areas by undergrounding
transmissions lines. Policy No. 65 states: "Encourage the locating of new power
distribution networks, communication lines, and other service network facilities
underground in urban areas. Transmission lines should be located underground where
feasible." (Antelope Valley Areawide General Plan, pg. V-9.) Policy No. 66 states:
"Maintain a long-range program for the underground relocation of overhead power
distribution facilities, telephone lines and other utility services in urban areas." (Antelope
Valley Areawide General Plan, pg. V-9)

The project proposes an above ground 34 kV collection line 60 feet in length. To
remain consistent with previously approved renewable energy projects and with
Policies No. 65 and 66, undergrounding of this collection line will be a condition
of approval.

Policy No. 69 is intended to encourage projects to be development in a manner that
would protect natural vegetation. Policy No. 141 is more specifically intended to protect
Joshua trees, Juniper trees, and their habitat. Policy No. 69 states: "Protect significant
vegetation such as the Joshua Tree." (Antelope Valley Areawide General Pian, pg. V-9)
Policy No. 141 states: "Prohibit the harvesting of Joshua or Juniper trees for fuel
purposes or for transplantation out of their normal habitat area." (Antelope Valley
Areawide General Plan, pg. V-18)

The project site was chosen due to its historic use as farmland, and does not
currently have Joshua Trees, Juniper trees, or other significant or sensitive
natural vegetation. No Joshua trees will be disturbed as a result of this project,
consistent with Policy No. 69. Additionally, the landscape plan includes Joshua
trees as a suggested species to plant and maintain on-site. Any such plantings
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would take place on site and within fencing, which would prevent harvesting or
transplanting, which is consistent with Policy No. 141.

Policy No. 71 is intended to encourage the location of new industry and employment
opportunities within the Antelope Valley. Policy No. 71 states: "Encourage and support
local efforts to attract new industry to the Antelope Valley. While the aero-space and
other government related industries should continue to remain as major employment
generators, emphasis should also be given to attracting other types of employers."
(Antelope Valley Areawide General Plan, pg. V-10). ‘

This project represents a growing trend of locating renewable energy projects in
the northern County, which provide both construction related jobs as well as a
number of direct and indirect employment opportunities, consistent with Policy
No. 71.

Policies No. 114 and 135 encourage the development of project site in a manner that
will preserve natural drainage patterns. Policy No. 114 states: "As an interim policy,
pending construction of regional drainage facilities, require installation of appropriate
systems and facilities to retain the increase in storm runoff due to development on the
project site or equivalent mitigating measures.” (Antelope Valley Areawide General
Plan, pg. V-14) Policy No. 135 states: "Encourage development to utilize and enhance
natural topographic features, thus establishing harmony between the natural and man-
made environment." (Antelope Valley Areawide General Plan, pg. V-17)

The project design is intended to convey runoff to mirror existing flow patterns.
The project does not intend to result in increased storm runoff, and the natural
drainages on the project site will remain undeveloped. Therefore, the project is
consistent with both Policies No. 135 and 136.

Policy No. 140 encourages the promotion of healthy air quality to ensure the health, well
being, and enjoyment of life for Antelope Valley Residents. Policy No. 140 states:
"Promote air quality that is compatible with health, well-being, and enjoyment of life. The
public nuisance, property and vegetative damage, and deterioration of aesthetic
qualities that result from air pollution contaminants should be prevented to the greatest
degree possible.” (Antelope Valley Areawide General Plan, pg. V-17)

The project itself represents a gradual shift from the use of fossil fuels to the use
of renewable energy, which will lower emissions associated with fossil fuel usage
and assist in reaching the State's renewable energy portfolio goals. Additionally,
the project proposes a landscape plan that will result in the control of invasive
species and the revegetation with and maintenance of native plants on the
project site. Therefore, the project is consistent with Policy No. 140.
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Zoning Ordinance and Development Standards Compliance

The project meets the definition of "electric generating plant” in the County Zoning
Code. Pursuant to Section 22.24.140, electric generating plants are a use subject to a
conditional use permit in the A-2 Zone. The project is also subject to the development
standards and requirements for development on A-2 zoned property as well any
generally applicable standards set forth in the Zoning Code. As discussed below, the
project is consistent with the applicable requirements.

Fences and Walls: Pursuant to Section 22.48.160 of the County Code, all walls and
fences shall be between three and one half feet in height and six feet in height,
depending on the location within the property.

The applicant is proposing a yard modification to allow wildlife friendly fences seven feet
in height along the perimeters of the project. This request is in keeping with the use
proposed on the project and was committed to by the applicant as part of the EiR’'s
mitigation measures, and staff supports this request.

Yard requirements: Pursuant to Section 22.24.170 of the County Code, front yards in A-
‘2 Zones shall not be less than 20 feet in depth, interior side yards not less than five feet,
and rear yards not less than 15 feet. The project proposes 35-foot setbacks of
structures along all external property boundaries, and therefore meets or exceeds all
yard requirements notwithstanding the proposed yard modification for fence height.

Parking: Pursuant to Section 22521220 of the County Code, where parking
requirements for a use are not specified in the County Code, parking shall be provided
in an amount determined to be adequate to prevent traffic congestion and excessive on-
street parking. Whenever practical, such determination shall be based on the parking
requirement for the most comparable use specified in the County Code. Because the
parking requirement for the proposed project is not specified in the County Code, it has
been determined that the most appropriate parking standard for the project is that
applicable to an industrial use. Accordingly, under Section 22.52.1140 of the County
Code, the applicable parking standard is either one parking space per two employees,
or one parking space per 500 square feet, where in either case, one handicapped
parking space per 40 standard parking spaces is required.

The project includes two operations and maintenance buildings, both of which will be
located in Kern County. Therefore, no parking spaces are required for the County
portion of the project. :

Neighborhood Impact/Land Use Compatibility

The proposed use is compatible with the predominant land use in the area. The
adjacent neighboring parcels in all directions are zoned A-2 and are vacant. Farmland is
the predominant use in the area. The project will not result in the permanent conversion
of agricultural land since the development on the property will allow for the land to be
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used for farming in the future in the event the project is discontinued, and the project will
not interfere with the continued use of the neighboring properties for farming or other
agricultural uses. The project will be conditioned to include undergrounding of power
lines, in consideration of long term growth in the Antelope Valley and consistent with
policy. The Antelope Valley Solar Ranch 1 project and the Alpine Solar project also
included undergrounding of all transmission and generation-tie lines.

Burden of Proof

The applicant is required to substantiate all facts identified by Section 22.56.040 of the
County Code. The Burden of Proof with applicant’s responses is attached. Staff is of
the opinion that the applicant has met the burden of proof.

COUNTY DEPARTMENT COMMENTS AND RECOMMENDATIONS
The Department of Public Works and the Fire Department are completing review and
additional information will be provided to the Commission in a supplemental mailing.

PUBLIC COMMENTS
No public comments have been received at this time.

FEES/DEPOSITS
If approved, fees identified in the attached project conditions will apply unless modified
by the Regional Planning Commission. '

STAFF RECOMMENDATION _
The recommendation by staff will be provided in a supplemental mailing, along with any
information received from the Fire Department and the Department of Public Works.

Prepared by Adam Thurtell, RPAIl
Reviewed by Susan Tae, Supervising Regional Planner, Zoning Permits-North

Attachments:

Draft Findings

Draft Conditions of Approval

Applicant’s Burden of Proof statement

Environmental Document: Mitigation Monitoring Reporting Program
Site Photographs

Site Plan

Land Use Map




FINDINGS AND ORDER OF THE REGIONAL PLANNING COMMISSION
COUNTY OF LOS ANGELES

PROJECT NO. R2010-00808-(5)
CONDITIONAL USE PERMIT NO. 201000071
Avenue B and 160th Street West

HEARING DATE: 8/31/2011

SYNOPSIS:

The applicant, Renewable Resources Group, proposes an alternating current (AC)
photovoltaic (PV) generating facility located on approximately 4,782 acres in Kern and
Los Angeles Counties anticipated to generate approximately 650 megawatts (MW) of
power. The project includes approximately 2,152 acres of solar panel arrays and other
related development and infrastructure, including 9 miles of 230-kV generation tie-line
lines and transmission support towers, two operations and maintenance (O&M)
buildings, and electrical equipment including combiners: electrical inverters and
transformers; and electrical substations with switchyards.

The project site is located in both Los Angeles and Kern Counties, with the majority of
the development, including a majority of the necessary infrastructure for the project
located in Kern County. The Kern County portion includes approximately 3,544 acres,
including two operations and maintenance (O&M) buildings. The Los Angeles County
(“County”) portion of the project would consist of approximately 1,238 acres in the A-2-5
(Heavy Agricultural - Five Acre Minimum) Zone.

Kern County is the Lead Agency for the project pursuant to the California Environmental
Quality Act ("CEQA"). Los Angeles County is a Responsible Agency under CEQA, with
permitting authority over that portion of the project that is located within the County. As
Lead Agency, Kern County analyzed the environmental impacts of the project in the
Environmental Impact Report ("EIR") (State Clearinghouse (SCH) No. 2010031022),
which was certified by Kern County on August 2, 2011. Also on August 2, 2011, the
Kern County Board of Supervisors approved the portion of the project located within
Kern County.

[Proceedings before the Planning Commission]

FINDINGS:

1. The approximately 4,782 acre project site is located in both Kern and Los
Angeles Counties and is bounded by 115th Street West on the east, 190th
Street West on the west, Avenue B on the south, and Rosamond Boulevard on
the north in the unincorporated community of Fairmont within the Antelope
Valley West Zoned District. The approximately 1,238 acre County portion of the
project (“subject property”) is bounded by 115th Street West on the east, 190th

HOA.820210.1
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Street West on the west, Avenue B' on the south, and Avenue A on the north. .

2. The applicant is requesting a conditional use permit (CUP) to authorize the
construction, operation, and maintenance of an alternating current (AC)
photovoltaic generating facility located on approximately 1,238 acres in the A-2-
5 (Heavy Agricultural - Five Acre Minimum) Zone, which, along with the portion
of the project located in Kern County is expected to generate approximately 650
megawatts (MW) of power. The CUP also authorizes a seven-foot tall wildlife
friendly fence, which is one foot taller than the standard maximum fence height,
along the perimeter of the project boundary.

4. The subject property is zoned A-2-5.

5. The surrounding properties are zoned as follows:
North: A-2-5
South: A-2-5
East: A-2-5
West: A-2-5
6. Surrounding land uses within 1000 feet include:

North: vacant
South: vacant
East: vacant
West vacant

7. The Los Angeles County ("County") portion of the project site consists of 10
existing parcels. All parcels in the County portion of the project are vacant.

8. The proposed 4,782 acre solar photovoltaic electric power generation facility will
include and/or entail the optional use of sun-tracking, fixed tilt, or horizontal
array  units; associated electrical and distribution equipment; and
undergrounding of all high-voltage transmission/generation-tie lines located in
the unincorporated County. The project includes approximately 2,152 acres of
solar panel arrays and other related development and infrastructure, including 9
miles of 230-kV generation tie-line lines and transmission support towers, two
operations and maintenance (O&M) buildings, and electrical equipment
including combiners; electrical inverters and transformers; and electrical
substations with switchyards.

The project site is located in both Los Angeles and Kern Counties, with the
majority of the development, including a majority of the necessary infrastructure
for the project located in Kern County. The Kern County portion includes
approximately 3,544 acres, including two operations and maintenance (O&M)
buildings. The Los Angeles County (“County”) portion of the project would

HOA.820210.1
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consist of approximately 1,238 acres in the A-2-5 (Heavy Agricultural - Five Acre
Minimum) Zone.

The water consumption for facility operations, including construction and
periodic PV module washing and domestic (potable) use, would be supplied
entirely from 19 water wells located on the Kern County portion of the project.

9. The subject property is located within the N1 (Non Urban 1) land use
designation in the Antelope Valley Areawide General Plan ("Area Plan”), a
component of the Los Angeles Countywide General Plan ("General Plan").

10. Pursuant to the Area Plan, non-residential uses in the N1 land use category may
include public and semi-public uses typically located in non-urban environs,
such as solid and liquid waste disposal sites, utility and communication
installations, and schools and other public facilities necessary to serve non-
urban populations. :

11. Pursuant to Section 22.24.150 of the Los Angeles County Code ("County
Code") electric distribution substations, electric transmission substations, and
generating plants are permissible uses in the A-2 Zone with a CUP.

12. The proposed project is consistent with the County General Plan and the
Antelope Valley Areawide General Plan N1 (Non-Urban 1) land use designation
for the subject property. The project meets the definition of a "utility installation™
referenced in the listing of non-urban non-residential land uses allowed in
remote areas designated Non-Urban 1 (Antelope Valley Areawide General Plan,
Pg. VI-5). As described below, the project also meets many of the stated goals
and policies of the County General Plan and the Antelope Valley Areawide
General Plan.

General Plan Policies

Policy Nos. 2 and 3 of the Conservation and Open Space Element promote
solar energy. Policy No. 2 states: "Support the conservation of energy and
encourage the development and utilization of new energy and encourage the
development and utilization of new energy sources including geothermal,
thermal waste, solar, wind and ocean-related sources." (General Plan, pg. 11-26)
Policy No. 3 states: "Promote the use of solar energy to the maximum extent
possible." (General Plan, pg. 11-26) Relatedly, Policy No. 217 also encourages
the use and development of alternative energy sources. Policy No. 217 states:
"Promote use of alternative energy sources (including solar and wind) for
heating and cooling." (Antelope Valley Areawide General Plan, pg. V-26)

The project proposes photovoltaic solar energy generation, consistent with

HOA.820210.1
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these policies.  The project within the County proposes to develop
approximately 1,238 acres of previously disturbed property with photovoltaic
solar panels and related infrastructure that is expected to generate
approximately 188 MW of electricity for use in California. The project would
assist in California meeting its renewable energy goals and mandates. The
energy produced as a result of this project would be available to provide for the
general needs of residents for electricity, and would be used indirectly for
heating and cooling.

Policies No. 65 and 66 promote the development of energy generation facilities
in a manner that will minimize impacts on the surrounding areas by
undergrounding transmissions lines. Policy No. 65 states: "Encourage the
locating of new power distribution networks, communication lines, and other
service network facilities underground in urban areas. Transmission lines should
be located underground where feasible." (Antelope Valley Areawide General
Plan, pg. V-9.) Policy No. 66 states: "Maintain a long-range program for the
underground relocation of overhead power distribution facilities, telephone lines
and other utility services in urban areas." (Antelope Valley Areawide General
Plan, pg. V-9) ‘ '

The project proposes an above ground 34 kV collection line 60 feet in length. To
remain consistent with previously approved renewable energy projects and with
Policies No. 65 and 66, undergrounding of this collection line will be a condition
of approval.

Policy No. 69 is intended to encourage projects to be development in a manner
that would protect natural vegetation. Policy No. 141 is more specifically
intended to protect Joshua trees, Juniper trees, and their habitat. Policy No. 69
states: "Protect significant vegetation such as the Joshua Tree." (Antelope
Valley Areawide General Plan, pg. V-9) Policy No. 141 states: "Prohibit the
harvesting of Joshua or Juniper trees for fuel purposes or for transplantation out
of their normal habitat area." (Antelope Valley Areawide General Plan, pg. V-18)

The project site was chosen due to its historic use as farmland, and does not
currently have Joshua Trees, Juniper trees, or other significant or sensitive
natural vegetation. No Joshua trees will be disturbed as a result of this project,
consistent with Policy No. 69. Additionally, the landscape plan includes Joshua
trees as a suggested species to plant and maintain on-site. Any such plantings
would take place on site and within fencing, which would prevent harvesting or
transplanting, which is consistent with Policy No. 141.

Policy No. 71 is intended to encourage the location of new industry and

employment opportunities within the Antelope Valley. Policy No. 71 states:
"Encourage and support local efforts to attract new industry to the Antelope

HOA.820210.1
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Valley. While the aero-space and other government related industries should
continue to remain as major employment generators, emphasis should also be
given to attracting other types of employers." (Antelope Valley Areawide
General Plan, pg. V-10).

This project represents a growing trend of locating renewable energy projects in
the northern County, which provide both construction related jobs as well as a
number of direct and indirect employment opportunities, consistent with Policy
No. 71.

Policies No. 114 and 135 encourage the development of project site in a manner
that will preserve natural drainage patterns. Policy No. 114 states: "As an
interim policy, pending construction of regional drainage facilities, require
installation of appropriate systems and facilities to retain the increase in storm
runoff due to development on the project site or equivalent mitigating
measures." (Antelope Valley Areawide General Plan, pg. V-14) Policy No. 135
states: "Encourage development to utilize and enhance natural topographic
features, thus establishing harmony between the natural and man-made

environment." (Antelope Valley Areawide General Plan, pg. V-17)

The project design is intended to convey runoff to mirror existing flow patterns.
The project does not intend to result in increased storm runoff, and the natural
drainages on the project site will remain undeveloped. Therefore, the project is
consistent with both Policies No. 135 and 136.

Policy No. 140 encourages the promotion of healthy air quality to ensure the
health, well being, and enjoyment of life for Antelope Valley Residents. Policy
No. 140 states: "Promote air quality that is compatible with health, well-being,
and enjoyment of life. The public nuisance, property and vegetative damage,
and deterioration of aesthetic qualities that result from air pollution contaminants
should be prevented to the greatest degree possible." (Antelope Valley
Areawide General Plan, pg. V-17)

The project itself represents a gradual shift from the use of fossil fuels to the use
of renewable energy, which will lower emissions associated with fossil fuel
usage and assist in reaching the State's renewable energy portfolio goals.
Additionally, the project proposes a landscape plan that will result in the control
of invasive species and the revegetation with and maintenance of native plants
on the project site. Therefore, the project is consistent with Policy No. 140.

13. The site is adequate in size and shape to accommodate the yards, walls,
fences, parking and loading facilities, landscaping, and other development
features prescribed in Title 22 of the County Code or as is otherwise required in
order to integrate the project with the surrounding uses. The project is a
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photovoltaic solar electric power generation plant, with distribution substation
and transmission lines, and complies with the following regulations of Title 22 of
the County Code:

HOA.820210.1

a.

Section 22.24.170.A of the County Code - Front, Side, and Rear Yard
Standards. The standards for the A-2 zone require a minimum set
back of 20 feet for front yards, five feet for side and corner side yards,
10 feet for reverse corner side yards, and 15 feet for rear yards. The
project proposes 35-foot setbacks of structures along all external
property boundaries, and therefore meets or exceeds all yard
requirements notwithstanding the proposed yard modification for
fence height.;

Section 22.48.160 of the County Code - Fences and Walls. Under the
County Code, the maximum permitted fence height ranges from 3.5
feet to 6 feet within required setback areas, depending on where the
fence is located on the subject property. The permitiee requests a
modification of this standard to allow wildlife-friendly fencing 7 feet in
height around the entire perimeter of the site for security and safety
purposes. This modification request is appropriate considering the use
and location of the site;

Chapter 22.52, Part 7 of the County Code - Outside Storage. The
County Code requires that all visible outside storage from the exterior
boundary of a site shall be enclosed by a solid wall or fence. This
requirement, however, does not apply to temporary material staging
areas and temporary outdoor worker shelters used during
construction. The project may have temporary outside storage during
its 18-month construction period but does not propose permanent
outside storage for its on-going operations. Accordingly, the project
complies with the County Code's outside storage requirements;

Section 22.52.1220 of the County Code - Parking Requirement For
Uses Not Specified. Where parking requirements for a use are not
specified in the County Code, parking shall be provided in an amount
determined to be adequate to prevent traffic congestion and excessive
on-street parking. Whenever practical, such determination shall be
based on the parking requirement for the most comparable use
specified in the County Code. Because the parking requirement for
the project is not specified in the County Code, it has been determined
that the most appropriate parking standard for the project is that
applicable to an industrial use. Accordingly, under Section
22 52.1140 of the County Code, the applicable parking standard is
either one parking space per two employees, or one parking space
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14.

15.

16.

per 500 square feet, where in either case, one handicapped parking
space per 40 standard parking spaces is required. The project
includes two operations and maintenance buildings, both of which will
be located in Kern County. Therefore no parking spaces are required
for the County portion of the project;

d. Chapter 22.52, Part 21 of the County Code - Drought - Tolerant
Landscaping. The County's drought-tolerant landscaping standards
require use of County-authorized drought-tolerant plant lists, minimum
required percentages of drought-tolerant plantings, limitations on the
amount of turf, and efficient watering management. The project
complies with these requirements [how so?]; and

f. Chapter 2252, Part 22 of the County Code - Low Impact
Development ("LID"). The County's LID standards are designed to
limit hydro-modification impacts to natural drainage systems and to
manage excess volume from each lot where development occurs so
as to infiltrate excess volume at the lot level, or in the alternative, in
sub-regional facilities. The project proposes to sustain the primary
natural drainage course through the site from southwest to northeast,
and to provide numerous vegetated swales throughout the
development to infiltrate runoff to the satisfaction of County
Department of Public Works (“Public Works”). Accordingly, the project
complies with the County's LID requirements.

The project is adequately served by highways or streets of sufficient width and
improved as necessary to carry the kind and quantity of traffic such use would
generate. The existing local roadway system is adequate to serve the project
without improvements. During construction, truck traffic will increase in the area,
though not to a significant level. During operations, traffic generated by the
project's relatively passive operations is minimal. Traffic volume added to the
surrounding roadway circulation system, during construction and operation, will
have no significant effect at any of the intersections or road segments proximate
to the project area. The site will include a system of on-site roads to allow
access to all areas of the site, and to minimize the need for using public
roadways. The on-site roads will be designed and constructed to accommodate
the traffic needs of the project and necessary access for emergency services.

The project will require minimal public or private service facilities and is
adequately served by these facilities. Sanitary needs during construction will be
served by portable toilets, and no on-site sanitary waste septic system is
required.

The project will not adversely affect the health, peace, comfort, or welfare of
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17.

18.

persons residing or working in the surrounding area; will not be materially
detrimental to the use, enjoyment, or valuation of property of other persons
located in the vicinity of the site; and will not jeopardize, endanger, of otherwise
constitute a menace to the public health, safety, or general welfare. The project
is compatible with surrounding land uses as follows:

a. The project will not present significant emissions, noise, pollutants, or
visual intrusions;

b. Human activity and associated traffic to and from the project site will
be minimal,

c. The project will not create a significant increase to the local population
and thus will not increase the level of demand on schools, fire
protection, law enforcement, or emergency services;

d. The low-profile of the project's solar panels, combined with the
generally flat terrain of the project site and surrounding area, will make
the project visually compatible with the surrounding environment;

e. Aerial photography of the site provides imagery indicating
grading/plowing over the majority of the site years ago. Recycled use
of previously disturbed land is preferred for development over using
undisturbed native lands for development;

f. The majority of other adjacent properties within a 500-foot radius are
vacant and not currently developed.

Kern County is the Lead Agency for the project pursuant to the California
Environmental Quality Act ("CEQA"). Los Angeles County is a Responsible
Agency under CEQA, with permitting authority over that portion of the project
that is located within the County. As Lead Agency, Kern County analyzed the
environmental impacts of the project in the Environmental Impact Report ("EIR")
(SCH No. 2010031022), which was certified by Kern County on August 2, 2011.
Also on August 2, 2011, the Kern County Board of Supervisors approved the
portion of the project located within Kern County.

A Final EIR for the project has been prepared by Kern County in accordance
with the California Environmental Quality Act (“CEQA”), the State CEQA
Guidelines, and the Environmental Document Reporting Procedures and
Guidelines of the County of Los Angeles. The Final EIR consists of the
Technical Reports to the dated May and June 2011, the Draft EIR dated April
2011, and the Final EIR including Responses to Comments dated August 2,
2011. The Final EIR contains the response to comments, and identifies
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19.

20.

21.

22.

23.

mitigation measures to be implemented as part of the project.

The Commission has reviewed and considered the Final EIR and finds that it
reflects the independent judgment of the County. As stated in the Final EIR and
the Findings of Fact and Statement of Overriding Considerations regarding the
Final EIR, implementation of the project will result in specifically identified
significant effects upon the environment. Except for adverse effects upon visual
quality, noise, air quality, law enforcement services, cumulative traffic, solid
waste disposal, and global climate change, identified significant adverse effects
can be reduced to acceptable levels with the mitigation measures identified in
the Final EIR and incorporated as conditions in this grant and the related CUP.

With respect to the adverse effects upon visual quality, noise, air quality, law
enforcement services, cumulative traffic, solid waste disposal, and global
climate change, the Commission determines that the substantial benefits
resulting from implementation of the project outweigh the potential unavoidable
adverse effects and are acceptable based upon the overriding considerations
set forth in the Findings of Fact and Statement of Overriding Considerations,
which findings and statement of overriding considerations are incorporated
herein by reference.

A Mitigation Monitoring Program (“MMP”) consistent with the conclusions and
recommendations of the Final EIR has been prepared, and its requirements
have been incorporated into the conditions of approval for this project.

The MMP prepared in conjunction with the Final EIR identifies in detail the
manner in which compliance with the measures adopted to mitigate or avoid
potential adverse impacts of the project to the environment is ensured.

The location of the documents and other materials constituting the record of
proceedings upon which the Board's decision is based in this matter is the Los
Angeles County Department of Regional Planning, Hall of Records, 13th Floor,
320 West Temple Street, Los Angeles, California 90012. The custodian of such
documents and materials shall be the Section Head of the Zoning Permits
Section, Regional Planning.

BASED ON THE FOREGOING, THE PLANNING COMMISSION CONCLUDES:

1.

That the proposed use is consistent with the adopted general plan for the area;
and

That the requested use at the proposed location will not adversely affect the
health, peace, comfort, or welfare of persons residing or working in the
surrounding area, will not be materially detrimental to the use, enjoyment, or
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valuation of property of other persons located in the vicinity of the site, and will not
jeopardize, endanger, or otherwise constitute a menace to the public health, safety
or general welfare; and

That the proposed site is adequate in size and shape to accommodate the yards,
walls, fences, parking and loading facilities, landscaping and other development
features prescribed in this Title 22 or as is otherwise required in order to integrate
said use with the uses in the surrounding area; and

That the proposed site is adequately served by highways or streets of sufficient
width and improved as necessary to carry the kind and quantity of traffic such use
would generate, and by other public or private service facilities as are required;

AND, THEREFORE, the information submitted by the applicant and presented at
the public hearing substantiates the required findings and burden of proof for a
Conditional Use Permit as set forth in Section 22.56.040 of the Los Angeles
County Code.

PLANNING COMMISSION ACTION:

1.

Acting on behalf of the County as a Responsible Agency pursuant to the California
Environmental Quality Act, the Planning Commission has reviewed and considered
the Final Environmental impact Report (SCH No. 2010031022) prepared for the
project and certified by the Kern County Board of Supervisors on August 2, 2011,
and adopts the Mitigation Monitoring and Reporting Program, the Statement of
Overriding Considerations, and the findings pursuant to CEQA.

In view of the findings of fact and conclusions presented above, Conditional Use
Permit No. 201000071 Project No. R2010-00808-(5) is APPROVED, subject to the
attached conditions.
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DRAFT CONDITIONS OF APPROVAL
PROJECT NO. R2010-00808-(5)
CONDITIONAL USE PERMIT NO. 201000071

PROJECT DESCRIPTION

The project is for the construction, operation and maintenance of a photovoltaic energy
generating facility on approximately 1,238 gross acres subject to the following
conditions of approval: -

1. Unless otherwise apparent from the context, the term "permittee” shall include
the applicant and any other person, corporation, or entity making use of this
grant.

2. Unless otherwise apparent from the context, the term "date of final approval®

shall mean the date the County's action becomes effective pursuant to Section
22.60.260 of the County Code.

3. This grant shall not be effective for any purpose unless and until the permittee,
and the owner of the subject property if other than the permittee, have filed at
the office of the Los Angeles County ("County") Department of Regional
Planning ("Regional Planning") their affidavit stating that they are aware of, and
agree to accept all of the conditions of this grant, and that the conditions have
been recorded as required by Condition No. 6, and until all required monies
have been paid pursuant to Condition Nos. 8, 10 and 16. Notwithstanding the
foregoing, this Condition No. 3, and Condition Nos. 8, 9, 10, 11 and shall be
effective immediately upon final approval of this grant.

4. If any material provision of this grant is held or declared to be invalid by a court
of competent jurisdiction, the permit shall be void and the privileges granted
hereunder shall lapse.

5. Notice is hereby given that any person violating a provision of this grant is guilty
of a misdemeanor. Notice is further given that the County Regional Planning
Commission ("Commission”) or a County Hearing Officer may, after conducting
a public hearing, revoke or modify this grant, if the Commission or Hearing
Officer finds that these conditions have been violated or that this grant has been
exercised so as to be detrimental to the public's health or safety, or so as tobe a
nuisance, or as otherwise authorized pursuant to Chapter 22.56, Part 13 of the
County Code.

6. Prior to the use of this grant the permittee, or the owner of the subject property if
other than the permittee, shall record the terms and conditions of the grant in the
office of the County Registrar-Recorder/County Clerk ("Recorder"). In addition,
upon any transfer or lease of the subject property during the term of this grant,
the permittee, or the owner of the subject property if other than the permittee,
shall promptly provide a copy of the grant and its terms and conditions to the
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tfansferee or lessee, as applicable, of the subject property. Upon recordation,
an official copy of the recorded conditions shall be provided to the Director of
Regional Planning ("Director”).

7. Within three days of the final approval date of this grant, the permittee shall
remit processing fees payable to the County in connection with the filing and
posting of a Notice of Determination ("NOD") in compliance with section 21152
of the California Public Resources Code for Project No. R2010-00808-(5).
Unless a Certificate of Exemption is issued by the California Department of Fish
and Game pursuant to section 711.4 of the California Fish and Game Code, the
permittee is responsible for the payment of fees established by said department
for the project's impacts to fish and wildlife and to defray the cost of wildlife
protection and management. The permittee shall pay the fees in effect at the
time of the filing of the NOD, as provided for in section 711.4 of the Fish and
Game Code (currently $2,867.25 for an Environmental Impact Report). No land
use project subject to this requirement is final, vested, or operative until the fee
is paid. ‘

8. The permittee shall defend, indemnify, and hold harmless the County, its
agents, officers, and employees from any claim, action, or proceeding against
the County or its agents, officers, or employees to attack, set aside, void, or
annul this permit approval, which action is brought within the applicable time
period of section 65009 of the California Government Code or any other
applicable limitation period. The County shall promptly notify the permittee of
any claim, action, or proceeding and the County shall reasonably fully in the
defense. If the County fails to promptly notify the permittee of any claim, action,

~or proceeding, or if the County fails to cooperate fully in the defense, the
permittee shall not thereafter be responsible to defend, indemnify, or hold
harmless the County.

9. In the event that any claim, action, or proceeding as described above is filed
against the County, the permittee shall within 10 days of the filing, pay Regional
Planning an initial deposit of $5,000.00, from which actual costs and expenses
shall be billed and deducted for the purpose of defraying the costs or expenses
involved in Regional Planning's. cooperation in the defense, including but not
limited to, depositions, testimony, and other assistance to the permittee or the
permittee's counsel.

If during the litigation process actual costs incurred reach 80 percent of the
amount on deposit, the permittee shall deposit additional funds sufficient to bring
the balance up to the amount of $5,000.00. There is no limit to the number of
supplemental deposits that may be required prior to completion of the litigation.

At the sole discretion of the permittee, the amount of an initial or supplemental
deposit may exceed the minimum amounts defined herein. Additionally, the cost
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10.

11.

12.

for collection and duplication of records and other related documents shall be
paid by the permittee in accordance with Section 2.170.010 of the County Code.

This grant shall expire unless used within two years from the date of final
approval of the grant by the County. A single, one-year time extension may be
requested in writing and with the payment of the applicable fee prior to such
expiration date. Upon expiration, entitlement to the use of the property shall be
subject to the regulations then in effect.

This grant shall terminate on August 31, 2041. Entitlement to the use of the
property thereafter shall be subject to the regulations then in effect. If the
permittee intends to continue operations after such date, whether or not the
permittee proposes any modifications to the use at that time, the permitiee shall
file a new conditional use permit application with Regional Planning, or shall
otherwise comply with the applicable requirements at that time. Such
application shall be filed at least six months prior to the termination date of this
grant and shall be accompanied by the required fee. In the event that the
permittee seeks to discontinue or otherwise change the use, notice is hereby
given that the use of such property may require additional or different permits
and will be subject to then-applicable regulations.

The subject property shall be developed, maintained, and operated in full
compliance with the conditions of this grant and any law, statute, ordinance, or
other regulation applicable to any development or activity on the subject
property. Failure of the permittee to cease any development or activity not in full
compliance shall be a violation of these conditions. Inspections shall be made
to ensure compliance with the conditions of this grant as well as to ensure that
any development undertaken on the subject property is in accordance with the
approved site plan on file. Within 60 days after final approval of this grant, the
permittee shall deposit with the County the sum of $3,000.00. The deposit shall
be placed in a performance fund, which shall be used exclusively to compensate
Regional Planning for all expenses incurred while inspecting the premises to
determine the permittee's compliance with the conditions of approval. This fund
provides for 15 biennial inspections (one every other year). Inspections shall be
unannounced.

If additional inspections are required to ensure compliance with the conditions of
this grant, or if any inspection discloses that the subject property is being used in
violation of any condition of this grant, the permittee shall be financially
responsible for and shall reimburse Regional Planning for all additional
enforcement efforts necessary to bring the subject property into compliance. The
amount charged for additional inspections shall be the $200.00 per inspection, or
the current recovery cost at the time any additional inspections are required,
whichever is greater.
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13.

14.

15.

16.

17.

18.

The permittee shall comply with all mitigation measures identified in the
Mitigation Monitoring and Reporting Program ("MMP"), which is attached and
incorporated by this reference as if set forth fully herein.

Within 30 days of the date of final approval of the grant by the County, the
permittee shall record a covenant and agreement, which attaches the MMP and
agrees to comply with the mitigation measures imposed by the Environmental
Impact Report for this project, in the office of the Recorder. Prior to recordation
of the covenant, the permittee shall submit a draft copy of the covenant and
agreement to Regional Planning for review and approval. As a means of
ensuring the effectiveness of the mitigation measures, the permittee shall submit
annual mitigation monitoring reports to Regional Planning for review or as
required. The reports shall describe the status of the permittee's compliance

with the required mitigation measures.

Within 60 days of the date of final approval of this grant by the County, the
permittee shall deposit the sum of $6,000.00 with Regional Planning in order to
defray the cost of reviewing and verifying compliance with the information
contained in the reports required by the MMP. The permittee shall retain the
services of a qualified Environmental/Mitigation Monitoring Consultant, subject
to the approval of the Director, to ensure that all applicable mitigation measures
are implemented and reported in the required Mitigation Monitoring Reports.

Upon final approval of this grant, the permittee shall contact the County Fire
Department to determine the requirements that must be satisfied for fire
protection purposes related to the permittee's use. All such requirements shall
be satisfied to the satisfaction of and within the timeframe set by said
department. In addition, the permittee shall comply with all requirements set
forth in the County Fire Department's letter dated August 26, 2011.

All development shall comply with the requirements of Title 22 of the County
Code ("Zoning Ordinance") and of the specific zoning of the subject property,
unless otherwise as set forth in these conditions or as shown on the approved
Exhibit "A" or a revised Exhibit "A" approved by the Director. Any subsequent
changes to the project pursuant to a revised Exhibit "A" shall be submitted to
Regional Planning for review and approval and shall be accompanied by the
required fee. All revised plans must be accompanied by the written
authorization of the property owner(s) for such revisions.

All structures related to the permittee's use shall conform to the requirements of
the County Department of Public Works ("Public Works), Division of Building
and Safety. In addition, the permittee shall comply with all requirements and
conditions set forth in Public Works' letter dated August 25, 2011, attached
hereto and incorporated herein, to the satisfaction of said department.
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19.

20.

21.

Except for seasonal decorations or signage provided by or for a civic or non-
profit organization, all structures, walls, and fences open to public view shall
remain free of extraneous markings, drawings, or signage that do not directly
relate to the use of the property or provide pertinent information about the
premises. In the event any such extraneous markings become visible, the
permittee shall remove or cover said markings, drawings, or signage within 24
hours of their visibility, weather permitting. Paint utilized in covering such
markings shall be of a color that matches, as closely as possible, the color of the
adjacent surfaces.

The subject property shall be developed and maintained in substantial
compliance with the approved Exhibit "A." If changes to the site plan are
required as a result of direction given at the public hearing, the permittee shall
submit four copies of the modified Exhibit "A" to Regional Planning within 60
days of the date of final approval. All revised plans must be accompanied by
the written authorization of the property owner(s) for such revisions.

Prior to obtaining any building permit, the permittee shall provide the County a
decommissioning plan ("Decommissioning Plan") in connection with any and/or
all of the terminating events described in Condition No. 24, which Plan shall
include, at a minimum, a detailed plan for decommissioning and deconstructing
the facility, and for restoration of the site (collectively referred to as
"decommissioning"). The Decommissioning Plan shall be developed to the
satisfaction of the Director and the Director of Public Works and subject to their
review and approval. '

The Decommissioning Plan shall provide for, including, but not be limited to, the
following:

a. Removal of solar panel structures and all appurtenant above-ground
equipment;

b. Removal of on-site overhead poles and above-ground electricity lines;

C. Removal of permanent above-ground transrhission lines and poles located

in the public right-of-way if determined not usable by Public Works and/or
any other applicable public or private utility. Otherwise such transmission
lines and poles shall be allowed to remain;

d. Restoration of any disturbed soil and revegetation of the site to its pre-
construction condition, with native vegetation similar to the vegetation in
the surrounding vicinity;

e. Restoration or reclamation of project roads to their pre-construction
condition unless the then-existing owner of the site elects to retain the
improved roads for access throughout the site;
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22.

f. Documentation of the pre-construction condition of the project site,
including, but not be limited to, a photographic record; and

g. Details of the performance and financial assurance guarantees described
in Condition No. 23, explaining the amounts and schedule for the provision
of such guarantees.

Prior to obtaining any building permits, the permittee shall provide to the County,
to the satisfaction of the Director and the Director of Public Works, performance
and financial assurance guarantees in an amount sufficient to ensure the
performance of the approved Decommissioning Plan, as described in Condition
No. 22. Additionally, the permittee shall be solely responsible for the costs and
expenses associated with decommissioning the site after any of the terminating
events described in Condition No. 24. In the event that the performance and
financial assurance guarantees are not sufficient to fully compensate the County
for the cost and expense of decommissioning the site, the permittee shall be
responsible for compensating the County for any shortfall. In determining the
sufficiency of the performance and financial assurance guarantees, the residual
value of the solar panels, support structures, and other salvageable equipment
(collectively "Salvageable Property") shall be considered. The residual value of
the real property itself shall not be considered or included the determination of
whether the performance and financial assurance guarantees are sufficient.

With respect to the performance and financial assurance guarantees, the
following requirements shall apply:

a. The permittee shall ensure that such guarantees are detailed in the
approved Decommissioning Plan to the satisfaction of the Director and the
Director of Public Works, and that such Decommissioning Plan shali
explain the amounts and schedule for the provision of such guarantees;

b. The permittee shall provide a report to the Director every five years after
the date of final approval of this grant to confirm that the performance and
financial assurance guarantees are sufficient to ensure performance and
implementation of the Decommissioning Plan. The report shall be subject
to review and approval by the Director and the Director of Public Works
particularly as to whether the performance and financial assurance
guarantees are adequate to meet existing conditions at the time of the
report.

A decommissioning pro forma summarizing the residual value of the
Salvageable Property shall be included in the report. The pro forma shall
include, at a minimum, the expected revenue from all Salvageable
Property, as defined in this Condition No. 22, the then-current cost of
decommissioning the site, as required by the approved Decommissioning
Plan, and the then-current value of any performance and financial
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23.

24.

assurance guarantees that have been provided as of the date of such
report. In the event it is determined that the performance and financial
assurance guarantees are insufficient to perform the decommissioning of
the site as required by the approved Decommissioning Plan, the permittee
shall be required to provide additional performance and financial
assurance guarantees to the satisfaction of the Director and the Director
of Public Works;

C. Any funds not used by the County in connection with decommissioning the

site shall be returned to the permittee; and

d. The performance and financial assurance guarantees may consist- of,

including, but not limited to, one or more of the following, to the
satisfaction of the Director and the Director of Public Works:

1) An irrevocable letter of credit;
2) A surety bond,
3) An appropriate insurance policy; or

4) A trust fund or escrow account established and maintained in
accordance with approved financial assurances and practices to
guarantee that decommissioning the site will be completed in
accordance with the approved Decommissioning Plan as approved
by the Department of Public Works. '

A corporate guarantee shall not be considered a sufficient guarantee.

Upon discontinuance of the permittee's operation as set forth in Condition
No. 25, abandonment of the project in whole or in part, or termination of this
grant as described in Condition No. 12, and in the event that a new permit
application is not timely filed for a continued similar use or reuse of the site, the
permittee shall perform decommissioning in accordance with the approved
Decommissioning Plan, or compensate the County for use of a County-
contracted consultant to perform such decommissioning. In the alternative, and
at the County's sole election, the County shall be entitled to use any
performance and/or financial assurance guarantees, as described in Condition
No. 23(d), to perform the decommissioning itself or to contract for such
decommissioning.

In the event that any portion of the solar field is not in operational condition for a
consecutive period of 12 months, operations for that portion of the site shall be
deemed to have been discontinued and that portion of the facility shall be
removed from the site within 90 days from the date that written notice is sent to

- the permittee from Regional Planning. Within this 90-day period, the permittee
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25.

26.

27.

28.

29.

may provide the Director a written request and justification for an extension of
up to 12 months to resume operations of that portion of the site, which request
shall be subject to the satisfaction and approval of the Director. A second
written request and justification for a second extension of up to 12 months may
also be submitted, which the Director may grant if the request is adequately
justified based on the Director's determination. In no event shall the operations
of the solar field or portion of the solar field be discontinued for more than
36 months from the date such operations were first deemed discontinued
without being decommissioned pursuant to the approved Decommissioning
Plan. Further, in no event shall any extension of the period to resume
operations of any portion of the site pursuant to this Condition No. 25 be
deemed to extend the term or expiration date of this grant.

Temporary structures, outside storage, staging areas, and concrete batching
plants allowed for construction shall be removed from the project site within
120 days of project completion, but in no event shall any such temporary
structures remain on site for longer than 36 months from the date of building
permit issuance absent approval to extend this time period. In the event
additional time beyond 36 months is needed to complete removal of temporary
structures and related materials, the permittee shall submit a written request to
the Director for review and approval for a time extension for up to one year to
complete removal of these structures. Any other outside storage needed for the
project shall comply with the requirements of Part 7 of section 22.52 of the
County Code.

The permittee shall install portable wheel wash stations for the duration of
construction activities to prevent the spread of invasive weed seed from the tire
treads of vehicles entering and leaving the project sites. The seeds collected
from the debris basins of these wash stations shall be disposed of in green
waste or trash receptacles when the basins require maintenance.

The permittee shall maintain all landscaping in a neat, clean, and healthful
condition and shall properly prune, weed, remove litter, fertilize, and replace
plants when necessary. Watering facilities shall consist of a water-efficient
irrigation system, such as a drip irrigation, which shall only be used to establish
and maintain the plantings in all landscaped areas.

All lighting and use of lights shall be designed and installed in a manner that will
further the principles of the International Dark Sky Association, as approved by
the Director, and shall employ motion detecting sensors that are designed to be
triggered by human activity on the site.

Any groundwater to be utilized on the subject property, including but not limited
to groundwater used for facility operations, construction, periodic PV module
washing, and domestic (potable) use, shall be supplied entirely from
groundwater wells located on the Kern County portion of the project site. No
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30.

31.

32.

33.

SMT:at

groundwater wells currently exist on, nor shall any be developed on, the portion
of the site located in Los Angeles County.

ls there a reason why we haven't included the provisions that state if recycled
water becomes available the applicant will use it for their project? Also any
reason we are not including the provision that says if potable or nonpotable
water supply becomes restricted, they can use trucked was water for nonpotable
purposes?

The permittee shall comply with all applicable guidelines of Chapter 4.8 of the
Water Quality Control Plan for the Lahontan Region.

The Regional Planning project number, conditional use permit number and
lease holder contact information shall be prominently displayed on the facility
accessible to the public where it can be easily viewed at or near eye level.

Washing of photovoltaic panels shali be limited to water and pressurized water.

September 8, 2011

Attachments
Mitigation Monitoring and Reporting Program

- Department of Public Works letter dated August 25, 2011
Fire Department letter dated August 26, 2011




August 25, 2011

TO: Susan Tae
Zoning Permits 1 Section
Department of Regional Planning

Attention Dean Edwards

FROM: Steve Burger
Land Development Division
Department of Public Works

CONDITIONAL USE PERMIT (CUP) NO. 2010000
PROJECT NO. R2010-00808
ANTELOPE VALLEY SOLAR PRO
VICINITY OF 130TH STREET WEST
ASSESSOR'S MAP BOOK NO. 3258,
AND 40

ASSESSOR'S MAP B . NOS. 2, 3, AND 4

in the unincorporated County area of the
€ for the new construction and operation of a
650 megdal voltai¢, power generating facility on 5,400 acres (1,311
acres in Lo and 4,069 acres in Kern County) in the vicinity of the 130th

s scheduling of a Public Hearing, the following items need to
. or shown on the revised site plan:

Prior to Regional
be addressed, subm

A. Water
1. The project is in the adjudicated water area. The applicant must provide a

Will Serve letter for adequate sustainable supply of potable water from an
approved source of water outside of the adjudicated area. The applicant
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August 25, 2011
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must provide an outside source of water (water rights outside of the
adjudicated area) or can demonstrate. The applicant is required to
disclose the source, the location, and the total estimated water usage for
this project. The project application indicates no water usage is required,
but it also indicates that private wells are to be used

For questions regarding water comment, please co assoud Esfahani at

(626) 458-4921 or mesfahani@dpw.lacounty.gov.

B. Road
1. Revise the site plan as follows:

a. Show all private and ope and
drainage easements to street
improvements. A grading exh owing topographical data and
limits of grading‘ghall be submitted I review.

b. Show ingress a rom the public right of

access points away from
_____ Whenever possible,
local orjcollectors road than from major

c. right of way to right of way showing

nditions and future (ultimate) street
roperty frontage. Future on-site grades

f. new distribution/transmission facilities must be undergrounded;
how the location of the proposed facilities within the typical

section.
g. Show point of connection and any proposed facilities to connect the

proposed project to the existing transmission system.




Susan Tae
August 25, 2011

Page 3
h. Show the location of the operational and maintenance (O&M)
buildings.
i. Include a location map showing the entire property area including
the area within the Kern County boundary
j. Prior to plot plan approval, all above mentioned items need to be
addressed to the satisfaction of Pu
C. Grading
1. Show benchmark information.
2. Show location of equipment building facilities.
3. Show pad elevations f¢ grading and finished floor
elevations for all proposed pi&ei i
4, Provide earthwork volum and export) over
excavation, as pplicable.
5. Provide nd private easements with names of the

recorded dates. Label all easements as

rtent, limits of grading, longitudinal grades,
nterline curve data.

Depa

nce responsibilities for all drainage devices.

the road and grading comments, please contact Andy
21 or anarag@dpw.lacounty.gov.

D. Drainage

1. Submit a drainage concept showing the extent of drainage impacts and
provide mitigation acceptable to the County. The analysis should address
increases in runoff, any change in drainage patterns, debris producing
areas, and the capacity of existing storm drain facilities. Provide line
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identification of all proposed drainage facilities. Preliminary soils and
geology reports related to debris, retention, and detention basins may be
required based on geographic and adverse geotechnical conditions.
Provide engineering calculations to support sizing of debris, retention, and
detention basins. Provide approximate flood hazard and bank erosion
setbacks and lot identifications (as needed). Show glopes for existing and
proposed streets. Provide drainage and gradi mant for any off-site
work.

A Standard Urban Stormwater Mitigati
drainage concept, is required prior to ¢ val when any of
the following conditions exist. \

a. One acre or more of i
development.

b. Redevelopment pf i iti or replacement of
5,000 square feet of pesyi

c. Urban density, single ati Jommercial developments,
' £ Valley and Acton area.
d nto identified floodways, Antelope Valley

ID), as part of the drainage concept, is

Usite plan approval.  Per County Code
ply with LID requirements and provide calculations
D Standards Manual, which can be found at

site plan showing clear and legible contour lines, existing
and proposed onsite elevations at the property line, offsite
arns and existing and proposed drainage patterns. Show and
sting Los Angeles County drainage systems and easements.

For questions regarding the drainage comments, please contact Chris Sheppard at
(626) 458-4921 or csheppard@dpw.lacounty.gov.
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E. Traffic Studies

1. Show the proposed ingress and egress location for the site. Upon
submittal of the revised site plan, traffic comments and conditions will be
determined.

For questions regarding the traffic studies comment, wgontact Jeff Pletyak

at (626) 300-4721 or ipletyak@dpw.lacounty.gov.

y 40 feet centerline along the property

1.4 - Dedicate road right of wa
ing secondary h

frontage for the followig
1.2 i i \ terline along the property

right of way 32 feet from centerline along
et West, 155th Street West, 157th Street
A-8 (between 157th Street West and

1.3 Make a

y line return radii of 27 feet at the intersection of Avenue A
West.. Provide additional right of way for corner cut-offs to
Americans with Disabiliies Act (ADA) guidelines to the

1.5

16 Provide adequate slope and drainage easements along all street frontages
to the satisfaction of Public Works.

17  Whenever there is an offer of a future street or a private and future street,
provide a drainage statement/letter.
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1.8  Construction within the road right of way and private and future streets shall
not occur unless a permit is obtained from Public Works for the proposed
work.
1.9 Repair any public improvements damaged during gonstruction along the
property frontage to the satisfaction of Public Workge™
1.10 Underground all facilities to the satisfactio c Works. A franchise
agreement will be required for distrib ion facilities within
public right of way.
1.11 Acquire street plan approval or aining a
grading or drainage permit.
112 Execute an Agreement to Improve for freet improvements prior to the
issuance of a building o ding permit. .
2. Grading
2.1 Submit a gradi g plans must show and call
out the : all draingge devices and details, paved
3be of all pads, and the SUSMP devices if
ed to show and call out all existing
tain the easement holder approvals.
2.2 conc rology/SUSMP/LID plan by Public Works'

24

25

sion, Storm Drain and Hydrology Section.

nd Materials Engineering Division, as applicable.

Obtain 4l applicable jurisdictional and regulatory permits. These agencies
may include the State of California Regional Water Quality Control Board;
State of California Department of Fish and Game:; State of California
Department of Conservation, Division of Oil, Gas and Geothermal
Resources: and U.S. Army Corps of Engineers.

logy approval of the grading plan from Public Works'




Susan Tae
August 25, 2011
Page 7

For questions regarding the road and grading conditions, please contact Andy
Narag at (626) 458-4921 or anarag@dpw.lacounty.gov.

3. Building and Safety

3.1 Submit plans and specifications to meet cur
standards for structures, grading, mechanical, p

Safety Code or in accordé
acceptable to the building officia

3.2.2 The non-power gerfggati on portion of the project shall
be designed in accgrd '
accordance with oth ns acceptable to the
building official.

to comply with existing soil conditions.
encies prior to permit issuance.

g the building and safety conditions, please contact
73 or cllee@dpw.lacounty.gov.

4. Drainage

4.1 Prior to Grading Plan Approval, the Applicant shall obtain a Jurisdictional
Determination Letter or equivalent from the US Army Corps of Engineers and
written acknowledgement from State Department of Fish and Game that no
jurisdictional surface water drainages occur in the grading footprint.
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Documentation from Jurisdictional agencies shall be obtained to the
satisfaction of the Department of Public Works.

4.2 Portions of the site contain a drainage area designated as a 260 feet wide
Flood Plain Management Path (FMP) as shown on the Antelope Valley
Master Drainage Plan. The County reserves the rightato restrict construction
within this flood hazard area. Prior to grading pigh @ roval, obtain and
record a covenant dedicating to the County the to restrict the erection of
buildings or other structures in the flood ea as shown on the
Antelope Valley Master Drainage Plan to the* of Public Works.

For questions regarding the ldrainage cofditi fact Christopher

Sheppard at (626) 458-4921 or cshepparg

If you have any other questions or require j ion, please contact
Ruben Cruz at (626) 458-4910 or rcruz@ dpw.lacou

RC:ca

P:\dpub\SUBMGT\CUP\Project R2010-00808 CUP 201000071 An

bc: Building and Safety (Madrigal)




COUNTY OF LOS ANGELES
FIRE DEPARTMENT

Land Development Unit — Fire Prevention Division
5823 Rickenbacker Road
Commerce, California 90040-3027
Office (323) 890-4243, Fax (323) 890-9783

DATE: August 26, 2011
TO: Department of Regional Planning

Zoning Permits North Section — Adam Thurtell

PROJECT #: CUP #2010-00808

LOCATION:  Generally bounded by 130" Street West to the east, 160" Street West to the west, Avenue A to the
North & Avenue B to the South '

General Comments:

1.

2.

The proposed Conditional Use Permit for a solar array field is “Not Cleared” for public hearing.
The proposed solar array fields will require multiple entry and exit locations due to the size of the field.

Provide the location of access road ieading from the closest paved public street to the proposed solar array
fields. The required width of this road is 20 feet.

The proposed solar array fields are required to have a 20-foot on-site perimeter Fire Department access road.

This development requires several on-site Fire Department access roads going in the directions North-South &
east-west. The access roads are required throughout the proposed solar array fields. The minimum width for
the interior access roads is 20 feet, with a 32-foot center-line turning radius. The inner radius shall be 22 feet,

and the outer radius shall be 42 feet.

The Fire Department is requiring the access roads to have a soil compaction of 90%, OR the apparatus access
road shall be excavated and re-compacted to 90%.

The Fire Department is not requiring “All Weather Access” at this time; however, if buildings are built in the
County of Los Angeles part of the development, additional access requirements will need to be addressed by
the Fire Department. This will require “All Weather Access” and an increase in the access road widths and

turning radius.

Page 1 of 4




COUNTY OF LOS ANGELES
FIRE DEPARTMENT

Land Development Unit — Fire Prevention Division
5823 Rickenbacker Road
Commerce, California 90040-3027
Office (323) 890-4243, Fax (323) 890-9783

DATE: August 26, 2011
TO: Department of Regional Planning

Zoning Permits North Section — Adam Thurtell

PROJECT #  CUP #2010-00808

LOCATION: Generally bounded by 130™ Street West to the east, 160" Street West to the west, Avenue A to the
North & Avenue B to the South

Water & Water Tank Requirements:

1. This development requires the installation of several water tanks with a minimum tank size of 10,000 galions for
Fire Department use only. The number of water tanks will be determine with submittal of the revised site plan

to the Fire Department
2 The water tanks shall be clearly identified for "Fire Department Use Only".

3. The water tanks shall be located adjacent to the ingress/egress gate located on the address side of the
property.

4, The water tanks shall be in compliance with LACoFD Regulation 19, which provide guidance in the installation
of a water tank.

5. The water tank shall have a-low level water local alarm which shall be in compliance with all applicable codes
and regulations.

6. The water tank shall have a Fire Department supply outlet of 2 1/2 inches in diameter with National Standard
threads. The supply outlet is to be located 14-24 inches above the finished grade, and is required to be

protected by approved barricades.

7. If the outlet is not provided directly off of the tank, provide a 6 inch underground pipe to a 4 inch upright pipe
with an outlet of 2 % inches with National Standard threads, which is required to be protected by barricades.

On-site Fire Apparatus Access Road Requirements:

1. - The fire apparatus on-site access roads shall be installed and maintained in a drivable condition for the duration
of the solar project.

2. The fire apparatus on-site access roads shall be installed prior to occupancy or operation of the facility.

3. Provide a minimum width of 20 feet, clear-to-the sky, for all on-site fire apparatus access roads with a minimum
center-line turning radius of 32 feet each turn.

Page 2 of 4
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FIRE DEPARTMENT

Land Development Unit — Fire Prevention Division
5823 Rickenbacker Road
Commerce, California 90040-3027
Office (323) 890-4243, Fax (323) 890-9783

DATE: August 26, 2011
TO: Department of Regional Planning

Zoning Permits North Section — Adam Thurtell

PROJECT#:  CUP #2010-00808

LOCATION: Generally bounded by 130" Street West to the east, 160™ Street West to the west, Avenue A to the
North & Avenue B to the South

On-site Fire Apparatus Access Road Requirements (continue):

4, The fire apparatus on-site access roads shall have a soil compaction of 90%, OR the apparatus access
road shall be excavated and re-compacted to 90%.

5. Provide a 20-foot North-South & east-west Fire Department access roads throughout the development.

6. Provide a Fire Department access road around the entire perimeter of the solar project, which shall comply
with the above noted requirements.

7. Provide access to any on-site building, above and below grade, including electrical collection vaults, and
comply with the above listed requirements.

8. Structures which are used for habitable offices or maintenance space shall be provided with all weather
access to within 150 feet of all portions of exterior walls.

On-Site Ingress!/ Eqress Gates:

1. The onsite ingress/ egress gate shall be located on the address side of the property.

2. The onsite ingress/ egress gate width shall be a minimum 20 feet, clear-to-he sky, with all gate hardware clear
of the road way width.

3. The onsite ingress/ eg'ress gates shall be in compliance with LACOFD Fire Prevention Regulation #5.

Vegetation Management:

1. The clearance of vegetation shall be in compliance with the brush clearance regulation as defined by the Fire
Code or as directed by the Fire Official.

2. The vegetation shall be trimmed to a maximum height of 6 inches within the boundaries of the solar array.

3. Electrical transformer vaults or structures shall have all vegetation cleared to mineral soil for a distance of 50

Page 3 of 4
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FIRE DEPARTMENT

Land Development Unit — Fire Prevention Division
5823 Rickenbacker Road
Commerce, California 90040-3027
Office (323) 890-4243, Fax (323) 890-9783

DATE: August 26, 2011
T0: Department of Regional Planning

Zoning Permits North Section — Adam Thurtell

PROJECT #: CUP #2010-00808

LOCATION: Generally bounded by 130" Street West to the east, 160" Street West to the west, Avenue A to the
North & Avenue B to the South

Electrical Equipment:

1. All electrical disconnect locations shall be clearly identified.

2. All electrical shall be in compliance with all applicable state and local codes.

Additional Requirement:

1. Submit a minimum of four copies of the revised site plan with the indicated corrections to the Fire Department's
Land Development Unit for review. The revised site plan shall be scaled with an Engineer Scale no greater
than 1'=200". Additional access and water system requirements may be addressed at this time.

Fire Protection facilities; including access must be provided prior to and during construction. Should any questions
arise regarding this matter, please feel free to call our office at (323) 890-4243.

inspector:  Wally Collins

Page 4 of 4
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CONDITIONAL USE PERMIT BURDEN OF PROOF

Pursuant to Zoning Code Section 22.56.040, the applicant shall substantiate the following:

(Do not repeat the statement or provide Yes/No responses. If necessary, attach additional pages.)

A. That the requested use at the location will not:

1. Adversely affect the health, peace, comfort or welfare of persons residing or working in the
surrounding area, or

2. Be materially detrimental to the use, enjoyment or valuation of property of other persons located in
the vicinity of the site, or

3. Jeopardize, endanger or otherwise constitute a menace to the public health, safety or general welfare.

The proposed solar photovoltaic (PV) energy facility location will not adversely affect the

health, peace, comfort or welfare of any persons in the area. It will not be materially

detrimental to other property owners in the area or constitute a menace to the public heaith

or welfare of the community. The proposed facility will generate clean renewable energy

and connect to the approved SCE substation on 170th St. W. between Rosamond Blvd. and

Holiday Avenue in Kern County.

B. That the proposed site is adequate in size and shape to accommodate the yards, walls, fences, parking and
loading facilities, landscaping and other development features prescribed in this Title 22, or as is otherwise
required in order to integrate said use with the uses in the surrounding area.

The proposed 1,280-acre site is adequate in size and shape to accommodate all facilities

and development features of the solar PV energy project and integrate its use with the

uses in the surrounding area.

C. That the proposed site is adequately served:

1. By highways or streets of sufficient width, and improved as necessary to carry the kind and quantity of
traffic such use would generate, and

2. By other public or private service facilities as are required.
The proposed site is adequately served by County roads and proximate highways to carry
the temporary construction traffic that will result from the project. When in operation, the

project will generate minimal to zero traffic in the area. The proposed site is also

adequately served by private service facilities provided by the project owner.

Los Angeles County Department of Regional Planning | 320 W. Temple Street | Los Angeles, CA 90012
Phone: (213) 974-6411 | Fax: (213) 626-0434 | http://planning.lacounty.gov
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Photographs of Project Parcels
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Renderings of ‘Wildlife Friendly’ Fencing













