Item 7: CDP Authority

Los Cerritos Wetlands Authority

Date: November 4, 2021
To: Governing Board Members
From: Sally Gee, Project Analyst

Through: Mark Stanley, Executive Officer

Subject: Item 7: Consideration of a resolution authorizing the Executive Officer to
execute documents necessary to satisfy conditions in the Notice of Intent
to Issue Permit for Coastal Development Permit No. 9-18-0395

RECOMMENDATION: That the Los Cerritos Wetlands Authority (LCWA) authorize the Executive
Officer to execute documents reasonably necessary to satisfy conditions in the Notice of Intent to
Issue Permit for Coastal Development Permit No. 9-18-0395.

PROJECT DESCRIPTION: On December 13, 2018, the California Coastal Commission approved
Coastal Development Permit (CDP) No. 9-18-0395 for the Los Cerritos Wetlands Oil
Consolidation and Restoration Project with 25 Special Conditions. As the Co-applicant with Beach
Oil Mineral Partners (BOMP), LCWA review and approval is needed to satisfy some conditions in
the Notice of Intent to Issue Permit (NOI) (Exhibit A), for example Condition No. 7. addressing
deed restrictions. This resolution would authorize the Executive Officer to execute documents
reasonably necessary to satisfy conditions in the NOI and the CDP. The current deadline to satisfy
“prior to issuance” Special Conditions of the CDP is December 13, 2021. BOMP has a submitted
a majority of the documents for CCC review, with some outstanding items. An extension of the
NOI may be needed.

BACKGROUND: In September 2016, the LCWA entered into an Option Agreement with Los
Cerritos Wetlands, LLC (Synergy Oil and Gas), to exchange the LCWA'’s 5-acre OTD parcel for
the roughly 154-acre Synergy Oil Field, for wetlands habitat restoration, public access
improvements, and phase out of oil operations. Synergy Oil and Gas and Lyon Living formed an
LLP called Beach Qil Mineral Partners responsible for the processing entitlements for the larger
Los Cerritos Wetlands Oil Consolidation and Restoration Project. The project will transition
existing oil operations out of a 106-acre area of the wetlands complex and consolidate operations
onto 12 acres of disturbed non-wetland sites to allow for wetlands restoration. CDP No. 9-18-
0395 was jointly applied for by BOMP and LCWA. The CDP approved development of new oil
production and wetlands restoration including 1) construction and operation of two consolidated
oil production facilities on the Pumpkin Patch and LCWA OTD sites, 2) construction of a 2,200ft
above ground oil pipeline, 3) Decommissioning and cleanup of existing oil facilities on the Synergy
Oil Field and Long Beach Marketplace Marsh sites over a 20 year period, 4) conversion of an
existing office building into a Visitor Center, and 5) implementation of a wetlands restoration
project as part of a 68-acre mitigation bank on the northern portion of the Synergy Qil Field site.

FISCAL INFORMATION: Funding will be allocated from the Option Agreement; dated
September 2, 2016, Item 12. Consideration: in the amount of $300,000, for legal and technical
review services related to the CDP.
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January 2, 2019
Permit Application No.: 9-18-0395

NOTICE OF INTENT TO ISSUE PERMIT

(Upon satlsfactlon of special conditions)
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THE SOLE PURPOSE OF THIS NOTICE IS TO INFORM THE APPLICANT OF THE STEPS
NECESSARY TO OBTAIN A VALID AND EFFECTIVE COASTAL DEVELOPMENT PERMIT
(“CDP”). A Coastal Development Permit for the development described below has been approved
but is not yet effective. Development on the site cannot commence until the CDP is effective. In
order for the CDP to be effective, Commission staff must issue the CDP to the applicant, and the
applicant must sign and return the CDP. Commission staff cannot issue the CDP until the

applicant has fulfilled each of the “prior to 1ssuance” Spe_qgl Condltlons A hst of all the Special
Conditions for this permit is attached. i

The Commission’s approval of the CDP is valid for two years from the date of approval. To prevent
expiration of the CDP, you must fulfill the “prior to issuance” Special Conditions, obtain and sign
the CDP, and commence development within two years of the approval date specified below. You
may apply for an extension of the permit pursuant to the Commission’s regulatlons at Cal Code
Regs. title 14, section 13169, '

On December 13, 2018, the California Coastal Commission approved Coastal Development Permit
No. 9-18-0395 requested by Michael Barmettler, Beach Oil Minerals, and Mark Stanley, Los
Cerritos Wetlands Authority, subject to the attached conditions, for development consisting of: New
oil production and wetlands restoration project that includes: (1) construction and operation of two
oil production facilities, including drilling and operation of up to 120 new wells, (2) construction and
~operation of 2,200 ft. above-ground oil pipeline, (3) decommissioning of existing oil facilities on
two sites, (4) conversion of existing building to Visitor’s Center for Los Cerritos Wetlands, (5)
implementation of wetlands restoration project as part of mitigation bank on northern portion of
- existing oil field, more specifically described in the application filed in the Commission offices.
Commission staff will not issue t the CDP untxl the “prlor to 1ssuance” specml condltlons have
been satisfied. ' :

The development is within the coastal zone at four locations within the City of Long Beach, Los
Angeles County: (1). Synergy Oil Site, 6433 E. 2nd St.; (2). City site, southeast corner of 2" St. and
Shopkeeper Rd.; (3). LCWA site, Northeast corner of 2“d St. and Studebaker Rd.; (4). Pumpkin
Patch site, 6701 Pamﬁc Coast Highway.
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NOTICE OF INTENT TO ISSUE PERMIT

(Upon satisfaction of special conditions)

If you have any questions regarding how to fulfill the "prior to issuance" Special Conditions for CDP
No. 9-18-0395, please contact the staff person identified below.

Sincerely,

John Ainsworth
Executive Director

&

Kate Huckelbridge
Senior Environmental Scientist

-n

ACKNOWLEDGMENT

The undersigned permittee acknowledges receipt of this Notice and fully understands its contents,
including all conditions imposed.

by Sre0r  ETEE

Date Permittee
gl e
ate’ 7 Permittee

Please sign and return one copy of this form to the Commission office at the above address

STANDARD CONDITIONS

1. Notice of Receipt and Acknowledgnient. The permit is not valid and development shall not
commence until a copy of the permit, signed by the permittee or authorized agent, acknowledging
receipt of the permit and acceptance of the terms and condltlons is returned to the Commission
office.

2. Expiration. If development has not commenced, then permit will expire three years from the
date on which the Commission voted on the application. Development shall be pursued in a diligent
manner and completed in a reasonable period of time. Apphcatlon for extension of the permit must
be made prior to the expiration date.
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- (Upon-satisfaction of special conditions)

3. Interpretation. Any questions of intent or interpretation of any condition will be resolved by the
Executive Director or the Commission.

4. Assignment. The permit may be assigned to-any qualified person, provided assignee files with
the Commission and affidavit accepnng all terms and conditions of the permlt

5. Terms and Conditions Run with the Land These terms and conditions shall be perpetual, and
it is the intesition of the Commission and the permittee to bind all future owners and possessors of
the subj ect property to the terms a.nd condmons

T

SPECIAL CONDITIONS
' * ~Other Permits and Approvals' “PRIOR TO THE START OF CONSTRUCTION the

Permittee shall prov1de to the Executive Director copies.of all-other local, state, and federal

- -permits required to petform proj ject-related work. Any modifications to the progeet or its

design, configuration, or impleméntation that occur as a result of these agenc1es review and

authorization processes shall be provided to the Executive Director for review to determine if

an amendment to this coastal development permlt is legally requrred These permits and

approvals include:

a. Regional Water Quality Control Board Los Angeles Reg1on final approved 401 water

" quality certification. '

b. U.S. Army Corps of Engmeers Authorization under Nationwide Permit #27, pursuant to
Rivers and Harbors Act Section 10 and Clean Water Act Section 404.

c. California Department of Fish and Wildlife: final approved Lake and Streambed
Alteration Agreement

Revnsed Site, Grading and Design Plans for the Synergy Site. PRIOR TO ISSUANCE
OF THE COASTAL DEVELOPMENT PERMIT, the Applicant shall submit to the
Executive Director for review and written approval one set of revised site and grading plans
for the Synergy site including restoration activities on the northern portion of the site and
work associated with construction of new facilities on the southern portxon of the site. These
Plans shall include the following:

4. Specific location, dimensions and elevations of all proposed pro_]ect elements on the
Synergy site, including but not limited to, proposed tidal wetland restoration area
(including the sheetpile wall, bérm, tidal channels, and breaches to the existing berm),
Visitor’s Center, trails, outdoot education area, and any other new development.

b. Elimination of the proposed transitional wetland grading and the ovetlook terrace fill
north and east of Steamshovel Slough.

¢c. Any revisions required by other state and federal agencies including the U.S. Army Corps

and California Department of Fish and Wildlife. If implementation of the other agency
requirements results in impacts to coastal resources that are not analyzed and mitigated in
this permit, an amendment to the permit may be required.

d.- Plans for the renovated building (i.e., Visitor’s Center) demonstrating that:

i, It has been relocated outside.of the mapped fault hazard zone.
ii. 'The final ground surface elevation for the site is above anticipated terrestrial
and marine flooding levels including up to 6.7 feet of sea level rise and 4
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NOTICE OF INTENT TO ISSUE PERMIT

(Upon satisfaction of special conditions)

assuming the restoration of the southern portion of the Synergy site to tidal
wetlands as a baseline condition,

The Permittee shall undertake development in conformance with the approved plans unless
the Commission amends this permit or the Executive Director provides a written
determination that no amendment is legally required.

Perimeter Pipeline Alignment Implementation Plan. PRIOR TO ISSUANCE OF THE
COASTAL DEVELOPMENT PERMIT, the Applicant shall submit a Perimeter Pipeline
Alignment Implementation Plan to the Executive Director for review and written approval.
The purpose of the Plan shall be to incorporate into the project the perimeter pipeline
corridor alternative for the pipeline connecting the Pumpkin Patch site to the LCWA site that
substantially conforms to the perimeter alignment alternative described in the City of Long
Beach’s Response to Comments on the Draft EIR, Section 9.2.1.4, pp 9-76 — 9-81 and
submitted to the Commission as part of the Response to a Notice of Incompleteness, dated
8/27/18. The Plan shall include the following elements:

a. linal site plans

b. Final design plans, including the following;

1. Location and details for shutoff valves, expansion loops and any other oil spill
prevention measures. The pipeline shall include a minimum of three
automatic shutoff valves, one at each end of the pipeline and one at a feasible
location in the middle of the pipeline.

ii. Representative cross-sections and detail drawmgs of key components, such as

bends and expansion loops needed for seismic safety.
iii. Final design for the crossing underneath 2™ St. and Studebaker St.

iv. Safety measures to ensure the pipeline is protected from hazards associated

with vehicle traffic on 2" St. and Shopkeeper Rd.

v. Final Design plans shall reflect any revisions required based on the results of

supplemental analyses required in parts (c) and (d).
c. Supplemental Geotechnical Analysis and Safety Plan that incorporates the following
elements:

i. A site-specific geotechnical analysis evaluating fault rupture hazards along
the final pipeline route, at a minimum evaluating the maximum horizontal
and vertical fault displacement that could occur during an earthquake event
on the Newport-Inglewood fault with a 1% in 50 year chance of occurrence
(1/4,975 annual probability), as determined based on a review of the most
current available science. _

ii.  Anengineering analysis, using the final route, configuration and dimensions
of the pipeline system, demonstrating that the pipelines have been designed
to withstand the maximum horizontal and vertical fault displacements -
derived from the geotechnical analysis required in subsection (c)(i) of this
condition, and describing the specific design elements that would be used to
accommodate the expected displacements,
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- NOTICE OF INTENT TO ISSUE PERMIT

- (Upon-satisfaction of special conditions)

An engineering analysis of the proposed secondary containment berms

describing their capacity to withstand fault rupture and any feasible design
measures that would be incorporated to maximize their structural integrity.
A Repair and Maintenance Plan describing the measures that would be taken
to maintain the pipelines and containrhent berms in an optimal condition,

d.  Supplemental"Hydrolo gic and Flooding Analysis thatfineorporates the following

elements:
1.

ii.
- ——tidal-wetlands and considera restoration scenario-that results-in the worst-

- it

Assessment of the vulnerablhty of the perlmeter pipeline design and
ahgnment to’ terrestrlal and- marme ﬂoodmg and up to 6.7 feet of sea level
‘rise. 8

The study shall mcorporate restoratlon of the remamder of the City site to

case flooding of the pipéline corridor and is consistent with restoration

planning efforts by the LCWA to the maximum extent feasible.

If modeling results show that the pipeline is vulnerable to.inundation from

flooding and/or sea level rise over its design life, the Plan- shall recommend
* design features for the pipeline that could be implemented over the life of
“the pipeline to ensure the pipeline is constructed at a safe and appropriate

- -elevation it coordination with future restoration efforts ‘to ensure that
' 'hazards associated with ﬂ00ding are minimize‘d

The Permittee shall undertake development in confonnanee w1th the approved plans unless
the Commission amends this permit or the Executive Director provides a wntten
detezmmatxon that no amendment is legally requlred

Weﬂand Restoratmn and Mmgatmn Plan PRIOR TO ISSUAN CE OF THE COASTAL
- DEVELOPMENT PERMIT, the Applicant shall submit for review and written approval of
the Executive Director a Wetland Restoration and Mitigation Plan to restore the northern
portion of the Synergy site, including mitigation for all wetland impacts associated with the
proposed project. ‘The Plan shall be developed in consultation with the California
Department of Fish & Wildlife, Regional Water Quality Control Board and U.S. Army Corps
of Engineers and other appropriate state and federal agencies as applicable; and at a
minimum shall include:

a. - A detailed site plan of the wetland impact area that substantially eonfoxms to the plan
submitted to the Commission as part of the CDP application as shown generally on
Exhibits 22, 24 and 28. The site plan shall delineate all impact areas (on a map that
shows elevations, surrounding landforms, etc.), the types of impact and the exact acreage
of each impact so identified. The site plan shall be consistent with the Plan submitted
under Special Condition 3.

b. - Applicable wetland mitigation ratios. Wetland impacts shall be mitigated at the

following ratios:

i.

Permanent 1mpacts to wetlands from sheetpile wall installation, sidewalk
grading, and installation of the pipeline corridor shall be mitigated at a 4:1
ratio (restored/created area: impacted area) for mitigation involving creation
or substantial restoration of wetland habitat and/or 6:1 ratio (enhanced are8:
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{Upon satisfaction of special conditions)

impacted area) for mitigation involving enhancement. of existing wetland
habitat.
- ii. Permanent impacts to wetlands from construction of the portions of the berm
that will result in uplands (i.e., above 4.3 feet NGVD) shall be mitigated at a
2:1 ratio (restored/created area: impacted area) for mitigation involving
creation of substantial restoration of wetland habitat and/or 3:1 ratio
{enhanced area: impacted area) for mltlgatzon involving enhancement of
existing wetland habitat.
A detailed site plan of the restoration and mitigation sites. The site plan shall include
both the restoration area and the buffer surrounding the restoration area. If wetland
creation or substantial restoration is proposed, the site plan shall include: existing and
proposed hydrologic, soil and vegetative conditions of the mitigation site(s);
engineering/grading and erosion control plans and schedule — if applicable; weeding
plans and schedule; planting plans and schedule; short- and long-term irrigation needs;
on-going maintenance and management plans; and a monitoring plan consistent with
Special Condition S. ‘
. A vasclioe assessioent, iwciuding phvivgiaphs, of e cunreal plysical aud covlogivui
condition of the proposed restoration site and any areas outside of the restoration site that
* are tidally connected to the restoration site, including as appropriate, a wetland
delineation conducted according to the definitions in the Coastal Act and the
Commission’s Regulations and the methods laid out in the U.S. Army Corps of Engineers
“Regional Supplement to the Corps of Engineers Wetland Delineation Manual: Arid
West Region,” a detailed site description and map showing the area and distribution of
vegetation types and site topography, and a map showing the distribution and abundance
of sensitive species that includes the footprint of the proposed restoration.
A description of the goals of the restoration plan and the applicable mitigation ratio from
(b) above. The goals should also include, as appropriate, any changes to site topography,
hydrology, vegetation types, presence or abundance of sensitive species, and wildlife
usage, and any anticipated measures for adaptive management in response to sea level
rise or other climatic changes. ‘In addition, the goals shall describe how the wetlands
mitigation requirement will be met within the Iarger restoration site.
A description of planned site preparation and invasive plant removal. :
. A restoration plan including the planting palette (seed mix and container pla.nts), plantmg
design, source of plant material, methods and timing of plant installation, erosion control
measures, duration and use of itrigation, and measures for remediation if success criteria
(performance standards) are not met. The planting palette shall be made up exclusively
of native plants that are appropriate to the habitat and region and that are grown from
seeds or vegetative materials obtained from local natural habitats to protect the genetic
makeup of natural populations. Horticultural varieties shall not be used. The planting
palette shall be developed in consultation with representatives of Native American groups
with documented ancestral ties to the area, as determined by the NAHC,
. A plan for documenting and reporting the physical and biological “as built” condition of
the restoration or mitigation site prior to operation of new oil production facilities and
within 30 days of completion of the initial restoration activities. This report shall
describe the field implementation of the approved Wetland Restoration and Mitigation

7
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Plan in narrative and photographs, and report any problems in the implementation and
their resolution, and any recommendations for future adaptive management. The “as
built” assessment and report shall be completed by a qualified biologist, who is not
employed by and independent of the installation contractor.

i. Provisions for submittal of a wetland delineation of the restoration site at the end of 5
years to confirm that the total acreage mitigated is consistent with the applicable
mitigation ratio established in (b)-above. The final delineation should also demonstrate

- that the restoration work. d1d not adverseiy affect wetland areas outside the restoratlon site

‘ boundary

The Penmttee shall undertake development in conformance w1th the approved plans unless
the Commission amends this-permitor the-Executive Director prov1des a written -
determmatlon that no amendment is legally reqmred -

e

Wetland Restoratlon and Mltlgation Mon:tormg PRIOR TO ISSUANCE OF THE
COASTAL DEVELOPMENT: PERMIT, the Applicant shall submit for review and written
approval of the Executive Director:a detailed Wetland Restoration and Monitoring Plan
designed by a qualified wetland or restoration ecologist for monitoring of the wetland

. ‘testoration site: The Wetland Monitoring Plan shall at a minimum include the following:

- a7 A plan for interim monitoring and maintenance of any restoration or mitigation site(s)
and pre-approved reference srte(s) mcludlng

1
ii.
iti.

v,
- details or longer if performance standards are not met in the initial time

vi.

vil.

Schedule; o et

Interim performance standards, :

A description of field activities that includes sampling design, number of
samples and sampling methods. The number of samples should rely on a

statistical power analysis to document that the planned sample size will

provide adequate statistical power to detect the maximum allowable
difference between the restored site and a reference site(s).
The monitoring period (generally not less than 5 years, depending on case

frame). -
Changes in sea level rise, sediment dynanncs, and the overall health of the

wetland to allow for adaptive management, as needed. Include triggers for

implementing adaptive management options.

Provision for submission of annual reports of momtormg results to the
Executive Director for the duration of the required monitoring period,
beginning the first year after submission of the “as-built” report. Each report
shall be cumulative and shall summarize all previous results: -Each report
shall document the condition of the restoration with photographs taken from
the same fixed points in the same directions. Each report shall also include a
“Performance Evaluation” section where information and results from the
monitoring plan are used to evaluate the status of the restoration project in
relation to the interim performance standards and final success criteria,
Provisions for the submittal of a revised or supplemental restoration plan to be
submitted if an annual monitoring report shows that the restoration effort i8
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falling significantly below the interim performance standards. Triggers shall
be included in the plan to define the level of nonperformance at which the
submittal of a revised or supplemental restoration plan will be required. The
applicant shall submit a revised or supplemental restoration program within 90
days to address those portions of the original program which did not meet the
approved success criteria.
viii. Following the restoration, reports shall be submitted every ten years to ensure
that the restoration is maintained over the time period of the development.
Final success criteria for each habitat type, including, as appropriate: total ground cover
of all vegetation and of native vegetation; vegetative cover of dominant species; and
hydrology, including timing, duration and location of water movement.
The method by which “success” will be Judged including:
i. Type of comparison.
ii. Identification and description, including photographs, of any high functioning,
relatively undisturbed reference sites that will be used.

i, Test of similarity with a reference site. This could simply be determining
wicther e resull of a census was abuve a predeieriiued duesioid,
Generally, it will entail a one- or two-sample t-test that determines if
differences between the restoration site and the reference site are within the
maximum allowable difference for each success criteria (performance
standard).

iv. A statement that final monitoring for success will occur after at least 5 years
with no irrigation or significant remediation or mamtenance activities other
than weeding.in the last year.

Provisions for submission of a final momtormg report to the Executive Director at the
end of the final monitoring period. The final report must be prepared by a qualified
restoration ecologist. The report must evaluate whether the restoration site conforms to
the goals, objectives, and success criteria set forth in the approved final restoration
program. The report must address all of the monitoring data collected over the
monitoring period. Following the restoration, reports shall be submitted every ten years
to ensure that the restoration is maintained over the time period of the development,

If the final report indicates that the restoration project has been unsuccessful, in part, or in
whole, based on the approved success criteria (performance standards), the Permittee
shall submit within 90 days a revised or supplemental restoration program to compensate
for those portions of the original plan that did not meet the approved success criteria. The
Permittee shall undertake restorationand monitoring in accordance with the approved
final, revised Wetland Restoration and Mitigation Plan following all procedures and
reporting requirements as outlined for the initial plan until all performance standards
(success criteria) are met. The revised restoration program shall be processed as an -
amendment to this coastal development permit unless the Executlve Director determines
that no permit amendment is legally required.

A long term maintenance plan.
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The Permittee shall undertake development in conformance with the approved plans unless -
the Commission amends this permit or the Executive Director providesa written
determination that no amendment is legally required.

Open Space and Conservation Deed Restriction.

a. No developmient, as defined in Section 30106 of the Coastal Act, shall occur within
Steamshovel Slough and the areas of the northern portion of the Synergy site that are
approved for tldal wctlands restoration under this penmt as deplcted on Exhibit 5, except -
for: :

i. Restoration 'donéﬁ'uctzon work, including construction of channels, breaohmg
 of the existing berm, installation of the sheet pile wall and berm, and

o 1mplementatlon of polluuon preventnonfrﬁééisures approved under Special

Conchtions 10 and 11 o
i Wetland and habltat momtonng and other act1v1txes approved under Special
.Condmons 5 and 8. ‘
(i, Interim and long terrn habitat managcmont acnvxtles approved under Special
. Condition 5. _ :
iv. Invasive plani removal and other restoratlon mamtenance act1v1t1es as
-approved under Special Conditions 5 and 15,
" v.  Fence maintenance and repair activities.
vi. Removal of the sheetpile wall.
vii. Erection and maintenance of public' access signage
viii, Mamtenance of the public access trail
ix. Any remedial action reqmred by the Comm1sswn or another state or federal
agency to ensure thc restored area meets mmgatlon requirements.

b. PRIOR TO OPERATION OF OIL PRODUCTION FACILITIES, the landowner shall
execute and record a deed restriction in a form and content acceptable to the Executive
Director, reflecting the above restrictions on development in the designated open space
area. The recorded document(s) shall include a legal description and corresponding
graphic depiction of the legal parcel(s) subject to this permit and a metes and bounds
legal descr1pt1on and a corresponding graphic depiction, drawn to scale, of the designated
open space area prepared by a licensed surveyor based on an on-site inspection of the
open space area, : : ‘ _

¢. The deed restriction shall be recorded free of pnor liens and any other encumbrances that
the Executive Director determines may affect the interest being conveyed.

d. The deed restriction shall run with the land in favor of the People of the State of
California, binding successors and assigns of the Permittee or landowner in perpetuity.

Deed Restriction. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT
PERMIT, the Applicant shall submit to the Executive Director for review and written
approval documentation demonstrating that the landowners of the Synergy, City, LCWA, and
Pumpkin Patch sites have executed and recorded against the parcel(s) governed by this
permit a deed restriction, in a form and content acceptable to the Executive Director: (130



Exhibit A- NOI ltem 7: CDP Authol?ﬁge 10
January 2, 2019

Permit Application No.: 9-18-0395

NOTICE OF INTENT TO ISSUE PERMIT

{Upon satisfaction of special conditions)

indicating that, pursuant to this permit, the California Coastal Commission has authorized
development on the subject properties, subject to terms and conditions that restrict the use
and enjoyment of those properties; and (2) imposing the Special Conditions of this permit as
covenants, conditions and restrictions on the use and enjoyment of the properties. The deed
restriction shall include a legal description of the entire parcel or parcels governed by this
permit. The deed restriction shall also indicate that, in the event of an extinguishment or
termination of the deed restriction for any reason, the terms and conditions of this permit
shall continue to restrict the use and enjoyment of the subject properties so long as either this
permit or the development it authorizes, or any part, modification, or amendment thereof,
remains in existence on or with respect to the subject properties.

Biological Resource Protection Plan. PRIOR TO ISSUANCE OF THE COASTAL
DEVELOPMENT PERMIT, the applicant shall submit for review and written approval of
the Executive Director a Biological Resource Protection Plan. The purpose of the Plan is to
document biological resources on each site, including wetlands, sensitive habitat areas and
special-status species, provide for biological monitoring during construction and oil facility
sciuoval aud dosuient weiland 1esvurves befure and afies il facilitios o oo ved i voiidy
that any impacts to these resources are temporary. The Plan shall address all project
activities and all project sites.

a. Pre-Construction Surveys. NO MORE THAN 60 DAYS PRIOR TO THE
COMMENCEMENT OF PROJECT ACTIVITIES AT A GIVEN SITE, pre-construction
surveys shall be conducted by a qualified biologist approved by the Executive Director
for special-status plant and wildlife species and nesting birds protected under the
Migratory Bird Treaty Act and California Fish and Wildlife Code section 3503 and to
document the boundaries of existing wetlands and other sensitive habitat areas identified
by the biologist. Surveys shall incorporate the following:

i. Appropriate survey methods and timeframes shall be established by the
‘consulting qualified biologist and described in the Plan,

ii. If work on a project site ceases for a period of 30 days or more, a new pre-
construction survey shall be conducted prior to continuing with construction
or decommissioning activities,

iii. Pre-construction surveys for special-status species shall target estuary seablite,
Southern tarplant, wooly seablite, Belding’s savannah sparrows, Ridgeway’s
rails, California least terns, western snowy plovers, mudflat tiger beetles, and
white-tailed kites. If these or any other listed species are encountered, the
Permittee shall consult with the U.S. Fish and Wildlife Service (USFWS), the
California Department of Fish and Wildlife (CDFW) and the Executive
Director before continuing with work.

iv, In oil infrastructure removal areas, surveys shall include detailed vegetation
mapping to document the present site conditions of all areas within three (3)
feet to either side of the pipeline and three (3) feet around oil infrastructure
proposed to be removed from the Synergy, Pumpkin Patch, and City sites. The
mapping shall document the percent cover of native and non-native species
including any rare native species (e.g. Southern tarplant) as well as bare
ground adjacent to and within the pipeline and around and within the oil

11
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infrastructure and oil wells.: Mapping shall also distinguish wetland from non- .
wetland areas. For identification and location purposes, the pipelines slated

_ for removal should be divided-into 10 or 20 meter segments that are
individually mapped and labeled. Likewise, each oil infrastructure and oil

* well area slated for removal should be described, mapped, and labeled. Every
séction of pipeline ard-each oil infrastructure and oil-well-area shall be photo

~documented before work is undertaken. -

v. -A site plan shall be prepared that deplcts wetlands, vegetation, special-status
species and any nests detected. A Site Plan shall be prepared for each site and
‘should ‘include larger scale depictions for each respective pipeline segment

- and oil infrastriicture and oil well area. The Plan shall include staging areas,

U ingress and egress*rﬁutesat both asite scale-and on-a ‘smalleér scale for each

i pipeline segment-and oil infrastructure removal areas. - .

vi. NOMORE THAN-15DAYS AFTER COMPLETION OF THE SURVEY, a
pre-constructlon sutvey teport shall be submitted to the Executive Director for
review and written approval. The report shall include the site plan;ia narrative
description:of each'site and ‘work area, results of the survey 1nclud1ng species .
richness and pereent cover and acreage of wetlands and/or rare species,

" inchiding Southern tarplant. The report shall also include a description of the
potential inpacts that will 6ccur from the proposed work including impacts
caused by ingress and egress; excavation, and/or re-contouring and whether

» the:impacts will likely be temporary or permanent.- Any area of wetland or
‘BSHA -excavated or re-contoured will be considered to be a permanent impact.
‘The report shall also describe avoidance measures that will be implemented
for wetlands or rare species and a list of any additional recommended
mitigation measures or monitoring protocols,

b. Nesting Birds. All construction shall be avoided, to the greatest extent possible, durmg
the southern California bird nesting season which is January 15 through September 15. If
construction must occur during this time; NO MORE THAN 14 DAYS PRIOR TO

"~ COMMENCEMENT OF CONSTRUCTION ACTIVITIES, a qualified biologist,
approved by the Executive Director, shall conduct a pre-construction survey for the
presence of nesting birds. If an active nest of any bird including a Federal or State-listed
threatened or endangered bird species; bird species of special concern, or any species of
raptor is identified during such preconstruction surveys, or is otherwise identified during
construction, the Permittee shall nofify all appropriate State and Federal agencies within
24 hours, and shall develop an appropriate action plan specific to each incident that shall
be consistent with any recommendations of those agencies. The Permittee shall notify the
Executive Director in writing within-24 hours of*identifying such a nest and consult with
the Executive Director regarding the determinations of the State and Federal agencies. At
a minimum, if the active nest is located within 300 feet of construction activities (within

. 500 feet for raptors), the Permittee must-ensure that noise levels do not exceed 65 dB at
the nest and that nesting birds are not disturbed by construction-related activities, and
shall submit a plan to the Executive Director, for review and written approval,
demonstrating how construction activities will be modified to avoid, minimize and
mitigate impacts to nesting birds, including, but not limited to, such measures as bufter
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zones around nests, sound blocking BMPs, limits on duration of construction activities,
and limits on the location of construction-related machinery and activity. If construction
activity noise levels exceed a peak of 65 dB at the nest site(s), sound mitigation measures
such as sound shields, blankets around smaller equipment, use of mufflers, and '
minimizing the use of back-up alarms shall be employed. If these sound mitigation
measures do not reduce noise levels, construction within 300 ft. (500 ft. for raptors) of the
nesting areas shall cease and shall not commence again until either new sound mitigation
can be employed or until the nest(s) is vacated juveniles have fledged and there is no
second attempt at nesting

. Biological Monitoring. The Permittee shall employ or have under contract a biologist(s)
approved by the Executive Director, during the duration of approved construction and oil
facility decommissioning activities. The Permittee shall ensure that the biologists(s)
conducts monitoring during any project activities involving mobilization, ground
disturbance, grading, soil movement, or any other activities that could affect biolo gical
resources including special-status species, wetlands, coastal waters and marine species in
accordance with the followmg :

L Da‘ovu Uil lCBUAi.D UL LU.C plC bUU;L‘n.i LiuLi\Jia. Suiv v'} 1c&iuuvu ;h t}m., \d._, a.Uv ¥ iy ..14\4
biologist shall clearly mark all sensitive biological resources located within 25
feet of any project-related activity. The biologist shall maintain a 10-foot
buffer around any individual special-status plant unless otherwise approved in

~ this permit or by the Executive Director under part (a).

ii. Conduct worker training with all project-related personnel to identify the
location and types of sensitive biological resources on and near the project site
and the measures to be taken to avoid impacts to these resources

iii. Implement all approved Plans required in Special Conditions 10, 11, and 12 to
ensure impacts to special-status species, wetlands, and coastal waters are
minimized. :

iv. The biologist(s) shall require a halt to any project activities when he or she
determines that continuing the activities would result in an unauthorized
adverse impact to coastal waters, wetlands, and other biological resources.
The biologist(s) shall inform the Permittee what measures are needed to
address the impact and may allow activities to resume after necessary
measures are implemented.

v. An annual summary report, including monitoring results and avoidance
measures implemented shall be submitied to the Executive Director before
December 31 of each year that construction and decomnusswmng act1v1tles
are ongoing.

vi. If biological monitoring results indicate fill or dredging or any other adverse
impacts to any wetland areas or sensitive biological resources that are not
approved under this permit, the Permittee shall submit an application to
amend this permit to address these impacts and fully restore any disturbed
wetlands or sensitive biological resources to its pre-project condition, unless
the Executive Director determines that no such permit amendment is legally
required.

13
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d. Revegetation of Areas Disturbed During Qil Facility Removal. The Permittee shall
implement the 2018 Ecological Restoration Plan, submitted in October 2018, except
where the 2018 Ecological Restoration Plan is not m conformance w1th this Special
'Condltlon 8 as outlined below: :

The Permittee shall tmplement the “As- Bullt” Plan identified in section 7 per
* ‘the'vegetation” mappmg results obtamed via the pre-condition survey (parta
above)."

. The Permittee shall follow Speclal Condltzon 13 for addressing 1mpacts to and
mmgatlon for Southern tarplant.

iii. Thesotirce of all propagules and seed used to revegetate areas shall be from
- the site or immediately adjacent coastal areas. If propagules or seed are
obtamedfrom‘a*nursery theymust be-fron local genetic- stock:

iv. Site récovery and fevegetation suiccess shall be detenmned based on the
success criteria outlined in section (e) v.-below. -

v. Reporting shall be based on the criteria outlined in the followmg sectlons of
‘this ‘Special Condition 8: (a) vii; (c)'v; and (&) iv: - :

e. 'Post-Construction Surveys to verify Temporary Wetland Impacts ‘NO MORE THAN

~ ONE YEAR-AFTER THE COMPLETION OF OIL FACILITY REMOVAL
ACTIVITIES AT A GIVEN'SITE; post-construction surveys shall be conducted to verify
that ithpacts to wetlands assoclated with 011 facﬂlty removal are temporary Surveys shall
include the following:
= 1, Vegetation Mapping: Vegetatlon mapping; conducted per the same methods
employed for the pre-construction vegetation mapping, shall-be conducted.

ii. - Site Plan. ‘A site plan shall be prepared that depicts the vegetation (based on
vegetation mapping results) one (1) year following the completion of pipeline,
oil infrastructure and oil well removal within each respective pipeline segment
and oil infrastructure and oil' well area, the ingress and egress location for each
pipeline segment and oil infrastructure and oil well removal area, and
excavation and re-contouring locations.”

iv. Post-Construction Survey Report. The post-construction survey results shall
be submitted to the Executive Director within fifteen (15) business days of
completion of the survey. The data from the pre- and post-construction
surveys shall be compared to determirie the temporary or permanent impact
status of all the areas based on the success of habitat recovery in meeting the
‘approved success critetia (see V. below) as well as the naturé of the impacts
themselves (e.g. as defined in the'findings, some impacts will automatically be
considered permanent.) If the post-construction survey results show that the
area-where the pipeline was removed or the access and egress-locations have
not recovered per the success criteria, the applicant shall apply for an
amendment to this coastal development permit within 90 days to address the
‘additidnal impacts unless the Executive Director determines an amendment is
not legally necessary.

v. Success Criteria. A wetland area that has been temporarily 1mpacted shall be
considered fully recovered, if, after one year, the vegetation has recovered to
85% of the value of the adjacent native habitat cover and has at least 90%4f
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- the species found in the respective pipeline segment or oil infrastructure area.
The area shall also not contain more than 5% cover of non-native invasive
- species.
f. Construction and decomm1ss10n1ng activities shail occur during dayhght hours only.

The Permittee shall undertake development in conformance with the approved plans unless
the Commission amends this permit or the Executive Director provides a written
determination that no amendment is legally required.

Revised Decommissioning Plan for Existing Facilities, PRIOR TO ISSUANCE OF THE
COASTAL DEVELOPMENT PERMIT; the Applicant shall submit a Revised
Decommissioning Plan that is in substantial conformance with the Decommissioning Plan
dated September 2018 and submitted as part of the application for this CDP, but shall be
revised to incorporate the following:

a. Provisions for removal of all surface mfrastructure associated with a well within 60 days
following successful abandonment of that well, Surface infrastructure may include, but is
ot limited {o the wellhead, pumping equipment and controls, concrete pads aiid au;
associated debris. The Executive Director may extend the 60 day time period for
removal of surface infrastructure for good cause.

b.  Within 60 days of completion of decommissioning activities at the last remaining well on
each site, the Permitiee shall submit io the Executive Director an application for an

“amendment to this permit, or a new application to address characterization and cleanup of
any contaminated soils or materials on the site.

c. Provisions for removal of all remaining equipment, mfrastructure and debris associated
with the oil production facilities and completion of cleanup activities within 20 years of
the occupancy date for the new office building. This provision does not apply to new
facilities approved under this permit, but does apply to existing wells on the Synergy,

: City and Pumpkin Patch sites.

d. Provision for removal of the sheetpile wall Separating the Synergy oil field from the
western portion of the restored area after all remaining equipment, infrastructure and
debris associated with the oil production facﬂztles are removed and cleanup activities
have been completed.

e. Prior to the commencement of construction on the Pumpkin Patch and LCWA sites, a
performance bond or other acceptable financial security shall be posted by the operator
with the issuing entity in an amount commensurate with the estimated costs of

* decommissioning for all oil facilities approved in this permit. The cost of
decommissioning shall include, but is not limited to, costs associated with planning,
permitting and implementation of abandonment and removal of all facilities associated
with the oil and gas production facility as well as site restoration. The bond or other
financial security may be posted in increments over time based on the well drilling
schedule at each site. However, before construction of any specific oil facility or drilling
of any well commences, the Permittee shall ensure that the dollar amount of the bond or
other financial security is sufficient to cover the cost of decommissioning that oil facility
or well. The bond or other financial security shall be returned to the applicant upon
successful decommissioning, abandonment and restoration of the site. This requirement

15
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is not intended to be duphcatlve of other state or federal requirements. If another
government agency requires a bond or financial security for decommissioning of all
facilities, the Applicant may provide evidence of obtaining said bond or financial security
as a means to satisfy part or all of this requirement.

The Permittee shall undettake development-in:conformance with the approved plans unless

“ the Commission amends this permit or the Executive Director provides a written

determination that no amcndment is legally requzred

" Pollution Preventmn Plan for Steamshovel Slough PRIOR TO ISSUANCE OF THE

COASTAL DEVELOPMENT PERMIT, the ‘Applicant shall submiit to the Executive

RS Directdr’for’reVie"\ii*arfd*Wi*itté“ﬁ‘-?‘aﬁpr&vél'-zi%PBilut{bn-Prevenﬁon'-'Plan-(EPP) for Steamshovel
- Slough. The Plan:shall-desciibe’iow the existing berm separating Steamshovel Slough and

* ‘the Synergy Oil Field will'be breached and what measures shall be in place to ensure that the

' habitat and water quality within'Steamshovel Slough is not adversely affected during or after

the berm is breached. The Plan shall include the following components:

. a. A detailed methodology and timeline for excavation of the breaches in the existing berm

and introduction of tidal flows irito the newly restored areas. The Plan should
specifically address phasing of the fourr propos'ed breaches and include provisions for
sequential timing of the breaches with time in between for post-breach monitoring.

- b. A staging plan, including types and locations of equipment, stockpiles,-and proposed

travel routes for construetion.equipment entering and existing the breach areas.

¢. - A description-of all sediment control-measuresito be implemented before, during and

after the berm is beached in each location. The Plan should include a site plan map
indicating the location of all' measures. These measures shall include the following:
Silt fences, silt curtains, coffer dams and/or other sediment control devices
shall be deployed near the breaches to prevent any sediment from flowing mto
the Slough. Ifthe silt fences are not adequately containing sediment,
construction activity shall cease until remedial measures are implemented that
prevents sediment from-entering the waters below.

ii. - Sediment sources shall be controlled using fiber rolls, silt fences, sediment
basins, and/or check damis that shall be installed prior to or during grading
activities and removed once the site has stabilized.

iii. Erosion control may include seeding, mulching, erosion control blankets silt
fences, plastic covetings, and geotextiles that shall be implemented after
completion of construction activities,

iv. The use of erosion and sediment control products (such as fiber rolls, erosion
control blankets, mulch control netting, and silt fences) that incorporate plastic
netting (such as polypropylene, nylon, polyethylene, polyester, or other
synthetic fibers) is prohibited in order to minimize wildlife entanglement and
plastic debris pollution.

v. Appropriate energy dissipation devices shall be used to reduce or prevent
erosion as tidal flows are introduced into newly restored areas.

d. A detailed monitoring plan that includes protocols for: :
16
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i. Baseline water quality monitoring. The Permittee shall conduct monitoring of
baseline conditions in the Slough, including turbidity, pH, temperature,
dissolved oxygen and other appropriate water quality parameters. Monitoring
shall be conducted at different points in the tidal cycle and over a sufficient
time period to adequately characterize the variability in baseline water quality
conditions in the Slough.

ii. Monitoring of turbidity, pH, temperature, dissolved oxygen and other
appropriate water quality parameters in Steamshovel Slough and the newly
restored wetland areas immediately before, during and after tidai flows are
introduced into newly restored areas. Monitoring shall continue throughout
the site stabilization period to ensure that water quality in the Slough is not
being degraded. The Plan shall identify thresholds for turbidity and other
water quality parameters such that waters with measurements of turbidity
and/or other parameters exceeding a certain threshold shall be contained and
prevented from being discharged into receiving waters. The Plan shall also
identify monitoring protocols. The turbidity and other water quality

An Peh 4 MWiatais! 1
thcauuxda D‘M&.!..L G Gd VQLO:JE}L .iu s..uu:u.htaduu with the RW (VL and -“In..uu.....,

in the Plan. If sediment is not being contained adequately, as determined by
visual observation or turbidity measurements, the activity shall cease until
corrective measures are taken to remedy the situation,

e. A description of remedial actions that can be taken immediately by the Permittee if
monitoring results indicate that water quality parameters are on a trajectory to exceed
established thresholds or have exceeded established thresholds.

. If monitoring results indicate that water quality thresholds in Steamshovel Slough are
exceeded, the Permittee shall immediately stabilize the site, stop work, and notify the
Executive Director. After consulting with the Executive Director, the Permittee shall
implement remedial measures and continue monitoring all water quality parameters.
Before continuing work, the Permittee shall submit a Supplemental Pollution Prevention
Plan for Steamshovel Slough to the Executive Director for review and written approval
describing what project-related activities lead to the exceedance, what sediment control
measures were in place, what remedial measures were implemented after the exceedance
was discovered and what measures will be implemented in the future to ensure another
exceedance is avoided.

g. The Permittee shall submit a Final Report within 60 days of the compietlon of momtormg
activities associated with breaching the existing berm and reintroducing tidal flows to
newly restored areas. The report shall include a description of all related construction
activities and sediment control measures, results of all monitoring activities, and a
detailed discussion of any water quality parameter exceedances.

The Permittee shall undertake development in conformance with the approved plans unless
the Commission amends this permit or the Executive Director provides a written
determination that no amendment is legally required.

Construction and Poliution Prevention Pian. PRIOR TO THE ISSUANCE OF THE
COASTAL DEVELOPMENT PERMIT, the Applicant shall submit to the Executive
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Director for review and written approval-of a Construction and Pollution Prevention Plan.
The Plan shall apply to all construction activities and all oil facility decommissioning and
removal activities on all four project sites and shall, at a minimum, describe all structural and’
non-structural measures the Permittee will implement to avoid and minimize project-related
impacts to wetlands and coastal waters adjacent to the project sites. The Plan shall be
prepared by a qualified, licensed professional, who shall certify in writing that the Plan is in
conformance with the following requirements: -
a. Erosion and the discharge of sediment. off-site or to coastal waters shall be minimized
through the use of appropriate Best Management Practices (BMPs), including:
. Land distirbance during construction (e.g.; clearing, grading, and cut-and-fill)
ghall be trinimized; and gradmg act1v1t1es shall be phased, to avcnd 1ncreased
“ T e T eposion aiid sedimerntation:
il ‘Etosion’control BMPs (such ‘as’ muich soil bmders, geotextile blankets or
*"mats, of'temporary seedmg) shall be'installed as needed to prevent soil from
' being transported by ‘water or ‘wind. ‘Temporary BMPs shall be implemented
- to “stabilize soil “on graded ‘ot - disturbed -areas as soon as feasible during
construction, where thefe is'a* potentxal for soil erosion to lead to dmcharge of .
- sediment off:site or'to coastal watets. '
iii. -Sedimietit control BMPs (such as'silt fences, fiber rolls, sediment basins, inlet
 ‘protection; sand ‘bag barriers, or straw bale barriers) shall be installed as
 needed ‘1o trap and remove eroded sedunent from runoff, to prevent
sedimentation of coastal waters:- - :
" iy; Tracking control BMPs (such as a stablhzed construction entrance/exit, and
street sweeping) shall be installed or implemented as needed to prevent
- tracking sediment off-site by vehicles leaving the construction area.
v. Runoff control BMPs (such as a concrete washout facility, dewatering tank, or
dedicated vehicle wash area) that will be implemented during construction to
: retain, mﬁltrate, or treat stormwater and non-stormwater runoff.
b. The erosion control measures shall be required on the project site prior to or concurrent -
with the initial grading operatxons and monitored and maintained throughout the
_ development process to ‘minimize erosion and sediment from runoff waters during
construction, All sediment should be retained on-site, unless removed to an appropnate
: approved disposal site perm1tted to receive fill.

c. The planshall also include erosion control measures should grading or site preparat;on
cease for'a period of miore than 30 days, including but not limited to: stabilization of all
stockpiled fill, access roads, disturbed soils and cut and fill slopes with geotextiles and/or
mats, sand bag barriers, silt fencing; temporary drains and swales and sediment basins.
The Plans shall-also specify that all disturbed:areas shall be seeded with native grass
species and include the technical specifications for seeding the disturbed areas. These
temporary erosion control measures shall be monitored and maintained until grading or
construction operations resume.

d. All construction and decommissioning-related erosion control materials shall be
comprised of bio- degradable materials (natural fiber, not photo-degradable plastics) and

must be removed when pérmanent erosion control measufes are in place. Bio-degradable
18
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erosion control materials may be left in place if they have been incorporated into the
- permanent landscaping design.

e. The discharge of other pollutants resulting from construction activities (such as
chemicals, paints, vehicle fluids; petroleum products, asphalt and cement compounds,
debris, and trash) into runoff or coastal waters shall be minimized through the use of
appropriate BMPs, including

i.

it

Materials management and waste management BMPs (such as stockpile
management, spill prevention, and good housekeeping practices) shall be
installed or implemented as needed to minimize pollutant discharge and
polluted runoff resulting from staging, storage, and disposal of construction
chemicals and materials. BMPs shall include, at a minimum:

1. Covering stockpiled construction materials, soil, and other excavated
materials to prevent contact with rain, and protecting all stockpiles
from stormwater runoff using temporary perimeter barriers.

2. Cleaning up all leaks, drips, and spills immediately; having a written

- plan for the clean-up of spills and leaks; and maintaining an inventory
of products and chemicals used ou sils.

3. Proper disposal of all wastes; providing trash receptacles on site; and
covering open trash receptacles during wet weather.

4. Prompt removal of all construction debris from the beach.

5. Detaining, infiltrating, or treating runoff, if needed, prior to
conveyance off-site during construction.

Fueling and maintenance of construction equipment and vehicles shall be
conducted off site if feasible. Any fueling and maintenance of mobile
equipment conducted on site shall not take place on the beach, and shall take
place at a designated area located at least 50 feet from coastal waters, drainage
courses, and storm drain inlets, if feasible (unless those inlets are blocked to
protect against fuel spills). The fueling and maintenance area shall be
designed to fully contain any spills of fuel, oil, or other contaminants.
Equipment that cannot be feasibly relocated to a designated fueling and
maintenance area (such as cranes) may be fueled and maintained in other

-areas of the site, provided that procedures are implemented to fully contain

any potential spills.

f.  Minimize Other Impacts of Construction Activities, Other 1mpacts of construction
activities shall be minimized through the use of approprlate BMPs, including:

i.

ii.

iii.

The damage or removal of non-invasive vegetation (including trees, native
vegetation, and root structures) during construction shall be minimized, to
achieve water quality benefits such as transpiration, vegetative interception,
pollutant uptake, shading of waterways, and erosion control.

Soil compaction due to construction activities shall be minimized, to retain the
natural stormwater infiltration capacity of the soil.

The use of temporary erosion and sediment control products (such as fiber
rolls, erosion control blankets, mulch control netting, and silt fences) that
incorporate plastic netting (such as polypropylene, nylon, polyethylene,
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- polyester, or:other synthetic fibers) shall be avoided, to minimize wﬂdhfe

iv.

Vi,

v

viil.

ix.

xi.

- entanglement and plastic debris’ pollution.
- Tarps or other devices shall be used to capture debris, dust oil, grease, rust,
dirt, fine particles, and spills to protect the quality of coastal waters.

Atthe eonclusion of the removal of all existing oil facilities on the Synergy
and City-sites; the former sites ‘of these structures shall belevel clean soil
(with or without-vegetation) that is unencumbered by remnant structures,
debris, waste material, asphalt, orconcrete foundations. These sites shall be

tévegetated with native vegetation according to Special Condition 8d.

‘All abandoned material; equipment; structures; and debris within the Synergy
- - <and PumpkinPatch sites shall be collected and removed from the site.
The-Permittes-shallnot-engage in-fiiture stockpiling-or long-term storage of

construction debris, vehicles; out of service or abandoned equipment. All
such-vehicles, equipment, and'materials shall be removed as part of oil field

. decommissioning and abandonment activities -

‘Noise control'measures:shall be employed to mitigate noise levels to. the
extent feasible. Thése meastre shall include, but would not be limited to:
temporary noise barriers or sound walls between construction areas and

‘adjece—’nt;habitats;-hois‘epadsadr' dampers, or moveable task noise barriers, -
including rubberized pads within pipewalk areas; replacement or update of
: noiSy equipment and-use of'enhanced hospital quality engine mufflers;

queuing of trucks to distribute-idling noise; siting of vehicle access points

_ -away from the sensitive habitat area; reduction in the number of Toud activities -

that occur simultaneously; efforts to concentrate elevated noise causing’

‘activities during the'middle hours of the day outside of key morning and

evening wildlife foraging periods; placement of loud stationary equipment in
acoustically engineered enclosures or maximum distances away from sensitive

“habitat areas; and use of waikle-talkxes or similar devwes to hrmt personnel

noise; =~ ' -
The Permittee shall prevent wﬂdhfe subsidies or aftractants (primarily food
and water) by minimizing watering for dust control, maintaining all tanks and

~ pipes to prevent leaks, prohibiting littering by personnel, performing daily site

cleanup, and providing self-closing waste containers and removmg {rash
contents regularly to prevent overflow.

* Allconstriction lighting shall be installed at the minimum® necessary height,

shielded and directed downwards and towards the interior of the project areas
to minimize night lighting of habitat areas located adjacent to these sites. All
lighting shall employ the best available-“dark sky technologies including
lights with the lowest intensity possible and using wavelengths that are the
most environmentally protective of organisms active at iight and dawn and
dusk. The lowest intensity lighting shall be used that is appropriate for safety
purposes.

All construction activity, except for drilling and well 1nstallat1on operations
that must be carried-out continuously until completed, shall be limited to
daylight hours. 20



12.

Page 20
Exhibit A - NOI ltem 7: CDP Authority.

January 2,
- Permit Application No.: 9-18-0395

NOTICE OF INTENT TO ISSUE PERMIT

(Upon satisfaction of special conditions)

g. Manage Construction-Phase BMPs. Appropriate protocols shall be implemented to
manage all construction-phase BMPs (including installation and removal, ongoing
operation, inspection, maintenance, and training), to protect coastal water quality.

h. Construction Site Map and Narrative Description. The Construction and Pollution
Prevention Plan shall include a construction site map and a narrative description
addressing, at a minimum, the following required components:

i. A map delineating the construction site, construction phasing boundaries, and
the location of all temporary construction-phase BMPs (such as silt fences,
inlet protection, and sediment basins). The map shall delineate the areas on
all four project sites to be disturbed by grading or construction activities and
shall include any temporary access roads, staging areas and stockpile areas.

- ‘Wetlands and natural areas on the site shall be clearly delineated on the plan
and on-site with fencing or survey flags ‘

ii. A description of the BMPs that will be implemented to minimize land
disturbance activities, minimize the project footprint, minimize soil
conipaction, and niinimize da’mage or removal of noh-invasive vegetation
Include a construction phasing schedule, if applicable v thic pivjeci, wiilki «
description and timeline of significant land disturbance activities.

iii. A description of the BMPs that will be implemented to minimize erosion and
sedimentation, control runoff and minimize the discharge of other pollutants
resulting from construction activities. Include calculations that demonstrate
proper sizing of BMPs.

iv. A description and schedule for the management of all construction-phase
BMPs (including installation and removal, ongoing operation, inspection,
maintenance, and training). Identify any temporary BMPs that will be
converted to permanént post-development BMPs.

Prior to implementing any new or modified project developments, facility locations, or BMPs
not included in the initial Plan, the Permitiee shall submit for Executive Director review and
written approval proposed modifications needed to incorporate these project components into

- the Plan. The Permittee shall undertake development in conformance with the approved
- plans unless the Commission amends this permit or the Executive Director provides a written

determination that no amendment is legally required.

Inadvertent Release Contingency Plan for jack and bore and/or Horizontal Directional
Drilling (HDD) activities. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT
PERMIT, the Applicant shall submit to the Executive Director for review and approval an
Inadvertent Release Contingency Plan for all jack and bore/HDD activities associated with
the project. The plan shall include, at a minimum:
a. An evaluation of a worst-case spill volume;
b. Clear identification of the location and dimensions of entry and exit pits and the
trajectory and depth of bores beneath the intersection of Westminster Rd/2" St. and
Studebaker Rd.
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c. Measures descnbmg {raining of personnel, monitoring procedures, equipment,
materials and procedures in place for the prevention, containment, clean up, and
disposal of released drilling muds, and agency notification protocols;

'd. “Methods for detecting the accidental release of drilling fluids that include: (1)
‘mohitoring by a minimum of one biological monitor throughout drilling operations to
‘ensure'swift response if a release (i.¢., frac-out) occurs; (2) continuous monitoring of
drilling-pressures to ensure they do not. exceed those needed to penetrate the formation;
(3) contifuous monitoring of mud returns-at the exit and entry pits to determine if mud
circulation has been lost; and (4) continuous monitoring by spotters to follow the
- progtess of the drﬂ} b1t durmg the pllot hole Operatlon, and reammg and ‘pull back

" operations.

“ g Pidtacolsthe’ Permﬁtee wﬁifoﬂow rf there is'aloss of circulation’ or other indicator of a

release of fluids.

- f. Protocols the Penmttee will fellow ifthére'is a fluid release in adjacent wetland areas

(€.g:; isolating the area through construction of temporary berms/dikes and use of silt
fences, straw balés; absorbent pads, straw wattles, and plastic sheeting).
-If'a frac-out and fluid release-occurs in a'wetland area, the Permittee shall immediately
' halt workand notify and consult with ‘the staffs of the City, Coastal Commission, and
U.S. Fish and Wildlife Service: regardlng appropnate mcrdent-spemﬁc actions to be

- undertaken before HDD act1v1t1es can begm agam " :

The Perrmttee shall undertake dcveiopment in conformance w1th the approved:plans unless
the Commission amends this permit or the Executive Director prov1des a written
detenmnatzon that no amendment is legaliy reqmred f S

Seuthern Tarp!ant Restoratlon and Mitlgatlon Plan PRIOR TO ISSUAN CE OF A
COASTAL DEVELOPMENT PERMIT, the Applicant shall submit a:Southern Tarplant
Restoration and Mitigation Plan to the Executive Director for rev1ew and written approval.
The Plan shall include the following elements:

a. Provision for seed collection from existing Southern tarplant populatlons in late summer
and fall in preparation for future mitigation. Southern tarplant is an annual species
belonging to the sunflower family that grows in seasonally moist (saline) areas and that

" germinates in the spring and flowers in late summer and into fall. The tarplant phenology
must be monitored by the biologist assigned to collect seeds in-order to determine the
appropriate timing for seed collection, *Seeds must be collected from all tarplants within
the impact area once it has been determined tarplants have set seed. A biological monitor
must be presenit during seed collection activities to ensure that seed is only collected from

~ plants:that will be impacted by the-oil infrastructure removal activities. -Upon completion

- of seed collection, the seeds must be cleaned in preparation for planting. If necessary, the
seed must be tempora:rﬂy stored in a dark cool place and not be allowed to become
damp.

~ b. Summary of impacts to Southern tarplant from project-related activities including the

percent cover measurements of the areas of impacted Southern tarplant. The summary-
should note which impacts are to fragmented and disturbed Southern tarplant in and
' 22
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around the oil infrastructure and which impacts are to Southern tarplant in large

- undisturbed areas.

A detailed site plan of the Southern tarplant mitigation sites. Appropriate sites will have
suitable hydrology, soils, and necessary open space. The mitigation sites shall mitigate
impacts to the fragmented and disturbed Southern tarplant in and around the oil
infrastructure, described in (b) at a 1:1 ratio (created:impacted) and impacts to Southern
tarplant in large undisturbed areas, described in (b) at a 3:1 ratio (created:impacted) . The
mitigation site plan shall include both the restoration area and the buffer surrounding the
restoration area.

. A baseline assessment, including photographs, of the current physical and ecological

condition of the proposed mitigation site including the hydrology and soil type.
A description of the goals of the restoration plan and the applicable mitigation ratio from
{(b) above.
A description of planned site preparatzon that includes:
i. Soil preparation — soils must be ripped or disced prior to seeding to afleviate
any soil compaction that exists within the mitigation sites
i, Weed contiol — all non-native species must be reinoved privi o seoding,
-iii, . Temporary irrigation may be necessary and may include either an overhead
and/or drip system or use of a water truck or other hand-watering methods.
Seed planting/broadcasting shall occur between October and January 30 during following
late fall and winter rain when the weather and soil conditions are suitable.
A plan for documenting and reporting the physical and biological “as built” condition of
the restoration or mitigation site within 30 days of completion of the initial restoration
activities.
Monitoring design that measures the percent germmatlon rate and the number of
seedlings the first year followed each year by the number and percent cover of surviving

~ Southern tarplants. |
j. - Monitoring must occur until the number and percent cover of Southern tarplants has

reached 75% of the value of the impacted areas for a minimum of five (5) years.

. Provisions for submittal of annual reports and a final report once success criteria have

been met.

The Permittee shall undertake development in conformance with the approve& plans unless
the Commission amends this permit or the Executive Director provides a written
determination that no amendment is legally required.

Revised Nuisance Minimization Plan. PRIOR TO ISSUANCE OF A COASTAL

DEVELOPMENT PERMIT, the Applicant shall submit, for review and written approval of
- the Executive Director, a Revised Nuisance Minimization Plan that is in substantial

conformance to Development Plan, Section viii. Measures to Prevent or Reduce Nuisance

Effects, submitted on September 28, 2018. The Plan shall describe how the Permittee will

meet the criteria outlined in the Plan and also reflect the following additions or revisions:

a. Lighting. Allallowed night lighting shall be minimized, directed downward, and

shielded using the best available dark skies technology and pole height and design that
minimizes light spill, sky glow, and glare impacts. Lighting shall use the lowest intensity
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possible that is appropriate for safety purposes.and using wavelengths that are the most
environmentally protective of organisms actwe at mght and dawn and dusk, Outdoor
lxghtmg is limited to the following: :

i. The minimumsiecessary to light walkways used for entry and exit to
structures,-including parking areas on the site. This lighting shall be limited to
fixtures that do not-exceed three feet in height above finished grade, are
‘'shielded and directed downward, and generate the same or:fewer lumens
equivalent to those generated by a 60 watt incandescent bulb, unless a greater

~ number of lumens is authorized in writing by the Executive Director.

il. -Securitylighting attached to-the strictures-shall use a-control-device or
automatic switch system or-equivalent functions to minimize lighting and is
- limited to-same or-fewer-lumens-equivalent-to those-generated by a 60 watt
incandescent bulb; The control'system shall include controls that
o automatmally extmgulsh ail outdoor hghtmg when sufficient daylight is
available; . =¥
iii." The- minimum necessary to hght 01I productlon facﬂltles if feasible, with the
- sarne-or-fewer lumens: equivalentfo those generated by a 60 watt incandescent
bulb. This lighting shall be shielded and directed downward.
- iv. All windows shall be compnsed of glass treated to minimize transmission of
indoor lighting to’outdoor areas. - ' .
v. No llghtmg around the perlmeter of the site and no 11 ghtmg for aesthetic
.. PUIpPOSEs.- 1s allowed. - ‘

b. V-Implementatlon Plan.: The Revxsed Plan shali 1nclude SpeCIﬁC measures to 1mp1ement the

requirements and guldehnes outimed in the Plan.

Withm 60 days of the completlon of constructlon of new 011 productlon facilities and the
Visitor’s Center, the Permittee shall submit a written report, for the review and written
approval of the Executive Director, showing that all project components were installed in
compliance with the Revised Nuisance Minimization Plan.. The Pérmittee shall undertake
development in conformance with the approved plans unless the Commission amends this

- permit or the Executive Director prov1des a wrztten determmatmn that no amendment is

legally required.

Management and Maintenance Plan for Publlc Access, Recreational Use, and Open
Spacé Areas; PRIOR TO OPERATION OF NEW OILPRODUCTION FACILITIES, the

- Applicant shall provide for the review and written approval of the Executive Director, 2

Management and Maintenance Plan for all-public access and recreational use areas on the
Synergy site:-The Plan shall balance public access and recreation on the Synergy site with
protection of sensitive biological resources on the site, including Steamshovel Slough and the
surrounding existing and restored areas. The final management and maintenance program(s)
shall include the following:

a. Identify all entities responsxble for management and maintenance of the public access and
recreational use areas. The current owner(s) of the Synergy site shall maintain those areas
consistent with the final management and maintenance program until such time as
management of the site is accepted by the Los Cerritos Wetlands Authority (LCWAQ4 All
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management and maintenance shall occur in accordance with the approved Management
and Maintenance Program.
b. Interim Management Plan that addresses how public access will be managed while oil
production and decommissioning operations at the Synergy Oil Field are ongoing.
¢. Restrictions on timing, locations, number of persons allowed on all public access
features, and group activities for public access and recreation on the site that ensure
disturbance to surrounding habitats is minimized. The Plan shall also include measures
 such as signage, wildlife-friendly fencing or barriers, public education programs and -
other means to ensure successful implementation of restrictions.
d. Signage Plan. The Permittee shall submit a Slgnage Plan, in comphance with the
following:
i. Public Access Signage that directs the public to the public access and
recreation areas, and trails, on the Synergy site,
ii. Conservation signage that directs the public to refrain from entering and
disturbing wetland areas included in the mitigation bank and educates the
- public about the: habitat value and lists common disturbances to wildlife which
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noises, lights, etc. .

iil. Signs shall be included that are located and sized such that they are visible
from existing publicly accessible areas (e.g. nearby sidewalks and public

- roads) adjacent to the site. Signs shall invite and encourage public use of
. access opportunities and shall identify and direct the public to those locations.
- iv. Directional signage is required including direction to public parking,

directional monuments (e.g. location of pubhc amenities), and public trails.
Signage denotmg a coastal access point is required.

v. Interpretatlve signage shall be limited to historical, environmental and cultural

educational signage.

e. Identify ﬁmdlng for Management and Maintenance Activities. The Plan shall include:
- A funding program sufficient to fund the actual cost of maintenance and
periodic repair and replacement of the facilities within the areas open to the
public, such as the Visitor’s Center, trails, public access walkways and
associated appurtenances including, but not limited to, surfaces, landscaping
(if any), and signage; and '

ii. A list of maintenance activities including but are not limited to: trash
collection, repairs or replacement of surfaces due to cracks, spalling, broken
concrete, etc., maintenance of gutters, curbs and sidewalks (keep free of
debris, bmldup, etc.), removal and/or trimming of vegetation that is interfering
with public use of trails and any other public access and recreational use areas,
repalr/replacement of public access signs, trash receptacles, benches,
handrails, stairs, and lighting, if necessary.

iti. A funding program sufficient to fund the actual cost of mamtenance and
periodic vegetation enhancements including on-going restoration, habitat
enhancements for identified sensitive species, and repair and replacement of
associated appurtenances including, but not limited to, fencing and signage for
the trails and recreational areas; and -
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© iv. ‘A list-of maintenance activities related to the on-gomg restoration and habitat
enhancement for the tra11s and recreational areas. .

The Permittee shall undertake developm_ent in conformance w1th the approved plans unless

‘the Commission-amends this permit or the Executive Director provides a written

determmatzon that no amendment is: legally reqwred

Water Qual!ty Management Plan PRIOR TO ISSUAN CE OF THE COASTAL

- DEVELOPMENT:PERMIT, the Applicnat shall:submit to the Executive Director for review

and writtenapproval;-a Water Quality:Management Plan (WQMP) for post-construction
conditions at all four project sties. This Plan shall be prepared by a qualified licensed water

---quality professional. For-oil production= facilities-at:the:Pumpkin Patch and LEWA site, the

Plan shall include site-and ‘grading ‘plans demonstratmg that all stormwater on the site will be

collected onsiterand: tréated-as produced water’” The Plans shall include all stormwater

collection and‘transmission systems’ and-equipment that'handle stormwater on these two
sites, For the Synergy-and City sites, the WQMP:shall include details on all aspects.of of

 this project, including detailed drainage:and runoff control plan sheets, and all supporting
" .BMP:sizing calculations: ' The Planshall include the following, where appropriate:
‘a. “Drainage and Runoff:Controls: A Drainage Plan shall be developed for each project site

and included in the WQMP which details the movement and discharge of runoff. This
plan'shall include discharge directional indicators, sizing calculations for all associated
- BMPs included in-the final Drainage- Plan;‘The Plan shall include, at a minimum, the
following water qualify’ protectlon approdches and ninoff controls throughout the
development of the site, in the following order-of priority:
“Site Design'BMPs- Project design features that reduce the creation or severity
of potential pollutant sources, or reduce the alteration of the project site’s
‘natural stormwater flow regime. Examples.are minimizing impervious
surfaces, preserving native vegetation); and minimizing grading.

ii. Source Conttol BMPs- Methods that reduce potential pollutants at their
sources and/or avoid entrainment of pollutants in runoff, including schedules -
of activities, prohibitions of practices, maintenance procedures, managerial
practices, or operational practices. Examples are covering outdoor storage
‘areas, use of efficient 1rr1gat1on and mlmrmzmg the use of landscaping

- chemicals.

i, Treatment Control BMPS- Systems de31gned to remove pollutants from
stormwater by gravity settling of particulate pollutants, filtration, biological
uptake; media adsorption, or-any-other physical, biological, or chemical

- process. Examples are vegetated swales, detention basins, and storm drain
inlet filters. Where post-construction treatment of stormwater runoff is
required, {reatment control BMPs (or suites of BMPs) shall, at a minimum, be
sized and designed to treat, infiltrate, or filter stormwater runoff from each
storm event, up to and including the 85th percentile, 24-hour storm event for
volume-based BMPs, or the 85th percentile, 1-hour storm event (with an
appropriate safety factor of 2 or greater) for flow-based BMPs.
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iv. The qualified licensed professional shall certify in writing that the final
Drainage and Runoff Control Plan is in substantial conformance with the
following minimum requirements:

1.

Pro;ects shall mcorporate Low Impact Development (LID) techniques
in order to minimize stormwater quality and quantity impacts from
development, unless a credible and compelling explanation is provided
as to why such features are not feasible and/or appropriate. LID
strategies use small-scale integrated and distributed management
practices, including minimizing impervious surfaces, infiltrating
stormwater close to its source, and preservatlon of permeable soils and
native vegetation. :
Post-development runoff rates from the site Shall be maintained at
levels similar to pre- development conditions.

Selected BMPs shall consist, or primarily consist of, site design
elements and/or landscape based systems or features that serve to

‘maintain site permeability, avoid directly conmected i‘mpervious areas

! F— i mrre e
and/or retain, infiltrate, or filter runot! from rooftops, drivewsny:s and

other hardscape areas, where feasible. Examples of such features
include but are not limited to porous pavement, pavers, rain gardens,
vegetated swales, infiltration trenches and cisterns.

Structural BMPs (or suites of BMPs) shall be designed to treat,
infiltrate or filter the amount of stormwater runoff produced by all
storms up to and including the 85th percentile, 24-hour storm event for
volume-based BMPs, and/or the 85th percentile, 1-hour storm event,
with an appropriate safety factor (i.e., 2 or greater), for flow-based
BMPs.

. Landscape plants shall have low water and chemical treatment

demands.

All slopes shall be stabilized in accordance w1th provisions contained
in Special Condition 11 (Construction and Pollution Prevention Plan),
and, if applicable, in accordance with engineered plans prepared by a
qualified licensed professional.

Runoff shall be discharged from the developed site (where applicable)
in a non-erosive manner. Energy dissipating measures shall be
installed to prevent erosion. Plan details and cross sections for any
rock rip-rap and/or other energy dissipating devices or structures
associated with the drainage system shall be prepared by a qualified
licensed professional. The drainage plans shall specify the location,
dimensions, cubic yards of rock, etc. for any velocity reducing

- structure with the supporting calculations showing the sizing
- requirements and how the device meets those sizing requirements. The

qualified, licensed prof_eSsional shall ensure that all energy dissipaters .
use the minimum amount of rock and/or other hardscape necessary to

- protect the site from erosion.
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All BMPs shall be operated, monitored, and maintained in accordance

+ with manufacturer’s spemﬁcatlons where applicable, or in accordance

with well recognized technical spe01ﬁcat10ns appropriate to the BMP
for the life of the project and at a'minimum, all structural BMPs shall

- beinspected, cleaned-out, and where necessary, repaired, prior to the

onset of the storm:seaseon (October 15th each year) and at regular

. intervals as hecessary between October 15th and April 15th of each

" year. Debris and other water pollutants removed from structural
" BMP(s) durmg c}ean—out shail be contamed and disposed of in a
-+ propermanner. 3

.+ Site drainage and BMP sekecnon shall be developed concurrent with
the preliminary development:design-and grading plan, and final

© -draingge plans'shall be approved by a hcensed geotechnical engineer

10,

~or engineering: gealogls’c =
:Should any of the project’s surface or subsurface dramage/ﬁltratzon
strictures or other BMPs fail or resultin increased erosion; the.

:applicant/landowner or successor-in« interest shall be responsible for

any fiecessary repairs to the drainage/filtration system or BMPs and

.. restoration of the affected area. Should repairs or restoration become
" +ifecessary, prior to the commencement of such repair or restoration

work, the applicant shall submit a repair and restoration plan to the

..Bxécutive Directorito: determine.if an amendment or new coastal
" development permit 1§ réquired to’authorize such work.

1L

The structural BMPs shall be constructed prior to or concrrent with
the construction of infrastructure associated with the development.
Prior to the occupancy of commercial or public structures approved by

. this permit, the'structural BMPs proposed to service those structures
- and associated support facilities shall be constructed and fully

12,

13,
+did not prevent adverse impacts'to wetlands or coastal waters and the

B )

functional in accordance’ w1th the ﬁnai WQMP approved by the
Executive Director.

Structural BMPs shall mcorporate naturai treatment components (e.g.
soft-bottom vegetated basins/bioswales) to the maximum extent

practicable;
The Plan shall include measures for reportmg any events where BMPs

measures taken in response to these events

b. Best Management Practices. The WQMP shall incorporate long-term post-construction
Best Management Practices (BMPs) that protect water quality and minimize changes in
runoff volume and rate post-constructlon The WQMP shall include the following

requirements:

i, The use of chemical pesticides, herblcldes and rodenuc;des containing any
anticoagulant compounds (including, but not limited to, Warfarin,
Brodifacoum, Bromadiolone or Diphacinone), shall be prohibited. The use of
fertilizers shall be minimized to the maximum extent practicable. An
Integrated Pest Management Program (TPM) shall be implemented in all 28
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landscaped areas. The IPM Program shall be designed and implemented for all
- of the proposed landscaping/planting on the project site and shall include the
following IPM features, as appropriate:

1. Bacteria, viruses and insect parasites shall be considered and employed
as a pest management measure, where feasible.

2. Manual weeding, hoeing and trapping

- 3. Use of non-toxic, biodegradable, alternative pest control products.

4. The applicant or responsible party shall be responsible for educating
all landscapers or gardeners on the project site about the IPM program
and other BMPs applicable to water quality management of
landscaping and gardens. Education shall include written and. verbal

, materials.

ii. Trash and recycling containers and storage areas: The applicant shall use trash
and recycling containers and storage areas that, if they are to be located
outside or apart from the principal commercial structures, are fully enclosed
and water-tight in-order to prevent stormwater contact with waste matter

which can be a potential source ot bacteria, grease, and particuliaten nnd!
suspended solids in runoff, and in order to prevent dispersal by wind and
water. Trash container areas must have drainage from adjoining roofs and
pavement diverted around the area(s), and must be screened or walled to
prevent off-site transport of trash.

iii. Structures, hardscape, and Roads: Runoff from all new and redeveloped
surfaces on the site shall be collected and directed through a system of media
filter devices and bioswales. The filter elements shall be designed to treat,
filter, or infiltrate runoff and a) trap sediment, particulates and other solids and
b) remove or mitigate contaminants through filtration and biological uptake.
The drainage system shall also be designed to convey and discharge runoff in
a non-erosive manner.

iv. Education and Training: Annual verbal and written training of employees,
tenants, landscapers, and property managers and other parties responsible for
proper functioning of BMPs in commercial development shall be required.
Outdoor drains in the commercial site shall be labeled/stenciled to indicate
whether they flow to an on-site treatment device, a storm drain, or the sanitary
sewer as appropriate. Storm drain stenciling (“No Dumping, Drains to
Ocean” or equivalent phrase) shall occur at all storm drain inlets in the
development. Informational signs around the commercial establishments for
customers and employees/tenants about water quality and the BMPs used on-
site shall be provided.

The Permittee shall undertake development in conformance with the approved plans unless
the Commission amends this permit or the Executive Director prov1des a written
determination that no amendment is legally required. -

Contaminated Soil Investigation and Remaval Plan. PRIOR TO ISSUANCE OF THE
COASTAL DEVELOPMENT PERMIT, the Applicant shall submit to the Executive

29
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Director for review: and written approval a'Contaminated Soil Investigation and Removal

Plan for the Synergy and City sites that is consistent with Regional Water Quality Control
Board requirements; The Plan shall be developed in consultation with other appropriate
agencies, including; but not limited to-the U.S. Army Corps of Engineers, the U.S,
Environmental Protection Agency, the U.S. Fish and Wildlife Service and the California

Department-of Fish and Wildlife. The:Plan shall include:thefollowing components:

a. Description of all soil'sampling and analysis efforts to identify and delineate
contaminated areas, including dates, sampling methodologzes and anaiyucal methods.

b. Results of all soil sampling and analysis activities -
-¢. Identification:of appropridte cleah=up thresholds reflecting:the ultlmate use of the site as

wetland habitat subject to tidal-influence; and protective:of existing. surrounding wetlands -
and habitats. Development of these thresholds shall 1nclude mput from all appropnate
- state'and federal ‘agenciés. - i ST

d. Adetailed site planiofall excavatlon areas’ mcludmg any necessary stagmg and

" temporaty stockpﬂe areasi ot L s

e.” Anestimate’of the required surface ar¢a: and volume of soﬂ that must be excavated to

- achieve appropriate clean-up thresholds:Ifianticipated excavation.activities will result in
'1mpacts to wetlands, Southern tarplant, or other'sensitive.resources that are not addressed
i this permit, the Permittee shall:submit an application to-amend this permit to address
- additional ‘wetland impacts;’ unless the Executlve Director- detenmnes a permlt '
amendment is not necessary.

..£. ~“Avoidance and minimization measures to protect Steamshovel Slough and other wetland

- and upland habitat areas’ sirfolinding the excavation sités.™ !
g. . A post-contaminated soil removal samphng protocol to verzfy that appropnate clean-up
. thresholds were:achieved. SR
h. Provisions for submittal of a final report documentmg aetuai excavation surface areas and
volumes and results of post-removal monitoring. If excavation activities result in
-~ unanticipated impacts to wetlands, the Permittee shall submit an application to amend
this permit to address additional wetland-impacts, unless the Executive- Dzrector
determines a permit amendment is not legally necessary.

The Permittee shall-undertake development in conformance with'the approved plans unless
the Commission amends this permit or the Executive Director provides a written -

-determination that no amendment is legally required. ;

Land Surface Monitoring Plan. PRIOR TO THE COMMENCEMENT OF OIL

DRILLING ACTIVITITES, the Permittee shall submit for Executive Director review and

written approval a Land Surface Monitoring Plan. The purpose of the Plan is to establish

baseline land surface elevations in vulnerable areas, and then monitor those areas throughout
the duration of the pro;ect for any 81gmﬁcant change. The Plan shall include the following
components:

a. Baseline surface elevations on the project sites and the lands under which the Permittee
holds or leases mineral rights for oil and gas extraction. Existing data, if sufficient, may
be used to establish a baseline. The Plan shall use a statistical analyms to Justify the
number of data points used to establish the baseline. _ 30
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b. Baseline data on ground shaking and land surface movement in the project vicinity
~ obtained from available sources such as the U.S. Geological Survey (USGS) and the
. California Institute of Technology Seismological Laboratoty (CalTech). -

c. Protocols for annual monitoring of land surface elevations at locations identified in
Subsection a. above.

d. Protocols for obtaining information on ground shaking and land surface movements in
the project vicinity from sources identified in Subsection b. above. The type, frequency
and duration of all monitoring activities shall be consistent with the Clty s monitoring
program and shall be described in the Plan.

e. Criteria developed in consultation with the City, DOGGR and the Executive Director to
determine if a change in land surface elevation or the frequency and duratlon of seismic
activity is significant.

f. If monitoring results indicate significant changes in land surface elevations or land
surface movements, the Permittee shall submit a supplemental report to the Executive
Director for review and written approval that analyzes potential causes of the observed
changes. Thereport:shall specifically address the potential that oil and gas activities
approved under this permut contributed to the observed changes. 'The report shal! be
submitted within 60 days of submittal of a report indicating significant changes.

g. - If land surface monitoring results, including results from the required supplemental report
indicate that oil and gas activities approved under this permit caused or contributed to
significant changes in land surface elevations or movement, the Permittee shall submit a
Land Surface Mitigation Plan to the Executive Director for review and written approval
that identifies additional measures the Permittee will take to address the causes and
effects of the identified changes in land surface elevation or movement. The Permittee
will apply for an amendment to this permit to implement the identified measures unless
the Executive Director determines an amendment is not legally necessary.

The‘Penhittee shall undertake development in conformance with the approvéd plans unless

- the Commission amends this permit or the Executive Director provxdes a-written

determmatlon that no amendment is legally required.

Revised Oil Spill Prevention and Response Plan. PRIOR TO ISSUANCE OF THE

COASTAL DEVELOPMENT PERMIT, the Applicant shall submit for Executive Director

review and written approval, a revised Oil Spill Prevention and Response Plan (OSRP) that

includes the following;:

a. A risk assessment that analyses the oil spill risk and hazards for all project components
that could cause an oil spill. The risk assessment shall include an inventory of the hazards
that could cause an oil spill, or that have resulted in historical spills, and identify the
control measures that will be used to avoid or minimize the risk of an oil spill, The risk
assessment shall include a probability analysis of significant oil spills (specifying size,
frequency, cause, duration, and location) that could still occur after any or all spill control
measures have been implemented, including a cumulative worst-case spill scenatio.

b. Demonstration that the prevention and response measures included in the Plan address
the magnitude of the risk as determined i in (a).
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" Updated wotst case'discharge volume and containment volume-calculations for the

- selected pipeliné route on the Clty site consistent w1th fmal desxgn and site plans required
~in Special Condition 3.

Detailed site'and facility plans and all gradmg pians for all prOJect componcnts/31tes
including the selected pipeline route on the City site (consistent with requirements in
Special Condition 3), that match the detalls and results of the 011 spﬂl risk and worst-
case spill assessment;-

Preventton and safety measures. The oil spﬁl preventlon and safety measures for all
“iproject’ components/s1tcs, iheluding schiedules, methods; and procedures-for testing,

-+ maintaining, and- mspectmg pipelines and other facilities, shall.comply with California
- Office of Spill Preverition-and Responise regulations:for Oil Spill Centingency Plans for

~*;:‘.::;J.aauaMaﬁﬁerorshﬂaﬁdapacielities(ilséeegi§:§ss.1:5;0.1:@:8:1,8%03;314soeR:§:8s1s749¢). o

20.

of s
B

“ho

i

‘The Plan shall'1 maximize 'sccondai'y containment of all-tanks to the:extént feasible. -
‘Incorporate theruse of:ssmart pigs or equivalent momtormg technologyto mspect the
interior of the pipeline to detect internal corrosion;: defects or 1rregu1ant1es a minimum of
© every three years. :

Prepatedness fraining-andemergency planning. - The oilspill: trammg programs for all
‘project components/sites shall comply with California Office of Spill Prcvennon and
Response oilspill training-and drills regulations (14 CCR §820.01). - o

Evidence of financial responsibility. PRIOR TO OPERATIONS; the OSRP shall include
evidence that a Certificate of Financial Responsibility (COFR)-has been issued by the
~:Galifornia Office of Spill Prevention.and Response demonstratmg compliance with 14
CCR §791 =797, for all pro;ect components/s1tes ERRE

The Permlttee shall undertake development n conformance w1th the approved plans unless
the Commission amends this permit or the Executive Directorprovides a written

A

- determmatlon that no amendment is Ic gally reqmred

2 :;,{;5-5...; : T

- No Future Sherelme Protectwe Dev1ce

‘By. acceptance of this permiit, the Permittee agrees, on beha}.f of jtself and all successors
and assigns, that no bluff or shoreline protective device(s) shall ever be constructed to

protect the development-approved pursuant to-Coastal Development Permit No. 9-18-
9395 including,.but not limited to, oil production facilities including wells, pipelines,

tanks, processing equipment and other support infrastructure including in the event that
the-devélopnient-is threatened ‘with-damage or destruction:from waves; erosion, storm
conditions, liquefaction, bluff retreat, landslides, or other coastal hazards in the future,
and as may be‘exacerbated:by sea level rise. By acceptance of this permit, the Permittee
hereby waives, on'behalf of itself and all successors and assigns, any rlghts to construct
such devices that may exist under applicable law.

By acceptance of this permit; the Permittee further agrees, on behalf of itself and all
successors and assigns, that the landowner shall remove the development authorized by

- this penmt including oil production facilities including wells, pipelines, tanks,

processing equipment and other support infrastructure, if any government agency has
ordered that the structures are not to be occupied due to any of the hazards identified
above, or if any public agency requires the structures to be removed. If any portion afthe
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development at any time encroaches onto public property, the Permittee shall either
remove the encroaching portion of the development or apply to retain it. Any application
to retain it must include proof of permission from the owner of the public property. The
Permittee shall obtain a coastal development permit for removal of approved
development unless the Executive Director provides a written determination that no
coastal development permit is legally required. .

¢. Prior to removal/relocation, the Permittee shall submit two copies ofa
Removal/Relocation Plan to the Executive Director for review and written approval. The
Removal/Relocation Plan shall clearly describe the manner in which such development is
to be removed/relocated and the affected area restored so as to best protect coastal
resources, including the Pacific Ocean. If portions of the development fall into
surrounding waterways or wetlands before they are removed/relocated, the landowner
shall remove all recoverable debris associated with the development from the bluffs and
ocean and lawfully dispose of the material in an approved disposal site. Such removal
shall require a coastal development permit.

Wntowein amd § _antonhmnical Analvae and Hoazapd {\ifhgggannn Phoy PRICHE 1LY PN E AR S

ChiRddiy Al LERLa a oAt 4

OF THE COASTAL DEVELOPMENT PERMIT, the Applicant shall submit for the
Executive Director review and written approval, a Seismic Analysis and Safety Plan. The
Plan shall include the following:

a. Detailed design plans for the following:

i. Sheetpile wall and berm separating Steamshovel Slough and restored wetlands
from the Synergy oil field.

ii. All new significant structures, including buildings, plpehnes, storage tanks,
well cellars, walls and berms

b. A site-specific geotechnical analysis for each site evaluating:

i, Fault rupture hazards, at a minimum evaluating the maximum horizontal and
vertical fault displacement that could occur during an earthquake event on the
Newport-Inglewood fault with a 1% in 50 year chance of occurrence (1/4,975
annual probability), as determined based on a review of the most current
available science. ‘

ii. Ground shaking, liquefaction and seismic settlement hazards based on current
building codes (e.g., CBC 2016) and ASCE guldeimes (e.g., ASCE 7-16) and

= the most current, best available science
c. Anengineering analysis, specific to each site, demonstrating-the foHowmg

i. The flood control barriers have been designed to withstand the maximum
horizontal and vertical fault displacements indicated in the geotechnical
analysis, and describing the specific design elements that would be used to
accommodate the expected displacements,

ii. Project structures would be designed and constructed to mthstand expected
levels of ground shaking, liquefaction and ground settlement as determined in
the geotechnical analysis, and describing the specific design elements and
mitigation measures that would be used to assure the integrity of each
structure.
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-d. Specific design recommendations-and m1t1gat10n measures to address the hazards
described in (b) and (c) above, -

e. Anlnspection and Malntcnance Plan describing in detaﬂ the types and frequency of
inspections and the: procedures that will be followed to maintain the flood control

ﬁ_.x:}.'m

elements and structures in good workmg cond1t1on '

The: Permlttee shall undertake development in: confonnance w1th the approved plans unless
the Cornnnssxon amends this permit or the Executive Dnector prov1des a written

detennmatlon that no amendment 1§ Iegally requzred

TR

- 220 Greenhouse Gas Reportmg The Permattec shaﬂ subm1t each year, for Executive Director
__.review,:the annual-report required ;pursuant:to its: partzczpatlonm the California Air
- Resources Board s Cap-and-Trade Program:- The report is'to-document GHG emissions from
. all project sources-covered by.the Program and shall identify all offsets and credits acquired
to fally offset. emissions from those: sources e

The Pemuttee shali also submlt each year, for Executxve Dlrector review, an annuai report

- documenting compliance with apphcabie requirements of the South Coast Air Quality
‘Management District’s Statlonary Sources, Rules, and Plans program, or documentation from
the District that the project is not subject to the program.

- 23, Protectlon of Cultural Resources .' l
- PRIOR TO- ISSUAN CE OFMTHE CC)ASTAL DEVELOPMENT PERMIT, the Apphcant
shall submit for the review. and written approvai of the Executive Director an
, Archcologlcal Research Plan (ARP), prepared consxstent Wlth subsectlons b,canddof
 this condition. The ARP shaii

il

iii.

iv.

Include a detailed plan for additional archeoioglcal research and testing to
better charactenze the potennal for archeolog1ca1 resources on the site and to

accordance With current professmnal archeologlcai practlces) any resources

that ‘may be dlscovered during the investigations.
Address the nature of archeological resources that could be found around the
mudflats, beach lines, and wetlands in and around the project sites.

‘Expand upon the existing records search investigation (Fulton & Fulton 2017)
by conducting a new, search that i increases the search radius from within 0.5

miles to within 1.5 miles of the pro;ect sites.

Address the Iarger cultural and tribal setting of the project area and describe
how the pl'O] ject sites fit 1nto th;ls settmg The ARP shall address potential
connections between the ‘project sites and the broader network of prehistoric

. villages and resources of tribal people in the Long Beach area. The ARP shall
* address the value of 11v1ng resources and the cultural significance for the

surrounding sites to tribal communities.

Include further site testing at the Pumpkin Patch, LCWA and Synergy sites, at
a minimum, soil core sampimg to determine the depth of artificial fill and to
characterize the deeper soil layers. The ARP shall address the hkeizhood of
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archeological resources (including burials) being present and what impacts the
proposed project may have on unknown archeological resources under the
artificial fill. Additional site testing may also include excavation of test pits
and other soil testing methodologies if recommended by the peer review
committee (see Item 9).

vi. If, during archeological testing, any cultural deposﬂs, including but not
limited to skeletal remains and grave-related artifacts, traditional cultural,
religious or spiritual sites, midden and lithic material or artifacts, are
discovered, they shall not be exposed and the testing shall be immediately
halted in this location. Additional testing shall be conducted further from the
center of the discovery until sterile conditions are encountered. The ARP does
not authorize the excavation of any cultural deposits nor data recovery.
Nothing in this coendition shail prejudice the ability to comply with applicable
State and Federal laws if human remains are encountered. However, in
compliance with applicable State and Federal laws the project archaeologist
shall work with the County Coroner and other authorities to allow Native
American human remains 1o be left 10 Sy, 1o the Mayimum exient practien!

vil. Ifresources are discovered, the Permittee shall undertake significance testing
of these resources consistent with Subsection d. Based on the results of
significance testing, the Permittee shall submit a revised ARP describing the
nature and boundaries of any archeological sites. The revised ARP shall also
identify proposed investigation and mitigation measures. If there is
disagreement between the project archeologist and the Native American
monitors and/or the Native American most likely descendent (MLD), both
perspectives shall be presented to the Executive Director. The range of -
investigation and mitigationt measures considered shall not be constrained by
the approved development. Mitigation measures considered shall range from
in-situ preservation to recovery and/or relocation. A good faith effort shall be
made to avoid impacts to cultural resources through methods such as, but not
limited to, project redesign, capping, and creating an open space area around -
the cultural resource areas. In order to protect cultural resources, any further
development may only be undertaken consistent with the provisions of the
final, approved ARP. |

1. If the Executive Director approves the revised ARP and determines
that the revised ARP’s recommended changes to the proposed
development or mitigation measures are de minimis in nature and
scope, construction may recommence after the Executive Director
informs the Permittee of that determination.

- 2. If the Executive Director approves the revised ARP but determines
that the changes therein are not de minimis, construction may not
recommence until after the Comnnssmn approves an amendment to
this permit.

~viii. Archeological and cultural resource monitoring shall be consistent with
subsection ¢ of this condition;
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“The: ARP shall be teview ed by '"'"haeoioglcal peer review committee,

" Native Amerlcan grou and agency rev1ew process, consistent with

Subsection’f, - SRR

- b.PRIORTO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the Applicant
: shall submit:for the review-and written- approval of the Executive Director an
' Archaeologlcal Monitoring and Mltlgatlon Plan forithe protéction of
archaeologlcal/paleontological tésoutrces during pr()}ect grading and construction
‘activities, prepared bya quahﬁed professmnai consistént with Subsections ¢, d, ¢, f and

“gof thls condm _ which shal} ini iporate the foHowmg fneasures and procedures:

. g Al
i arch ologxcai momtor(s) quahﬁed by thé: Cahforma Office of Historic
v Ppéservation(OHP) standards-and the Native American MLDs from each tribe
‘whef' State'Law mandates identification 6f MLDs, shall be present.on the site.

S 1 G
L aiitHesite shall béa minimim of1 set'of Native American monitors for every

‘Also present during all dlggmg, ground disturbance, and subsurface activity

location of ground dlsturbance, S set shiall ificlude 2 individual monitors

-+ representing the Tribes-identified on the’ "Native American Herltage
" "Commission’s list: (NAHC list): Both Native American monitors in the set
* shall'be ptesent at-the same time and monitoring the same location.

vi.-

Vil

“Nlore than™T set of fonitors o the site may be necessary during times w1th

multiple-grading and soil disturbance- locations.

Tribal' representatzves selected for the monitoring set shall be rotated equally
and’ falrly among all tribal groups-identified on the NAHC list, such that every
tribal group has an equal opportumty to 'monitor on the site.

During all digging, ground dlstm'bance, 4nd subsurface activity on the sxte
any Nafive American representatlves from Tribes on the NAHC list are

- welcome to be’ present on the site and monitor, even if they are not the
- assigned set of monitors within the rotation for that day.

The Permittes shall provide sufficient archeological-and Native American
monitors to agsure-that all project grading or other development that has any

' poténtial to uhcovet or otherwise disturb cultural deposits is monitored at all
- times: Al archaeologlcal fonitors, Native American monitors and Native

American most likely descendants (MLD) shall be provided with a copy of the
final revised archaeological monitoring and mitigation plan required by this
permit, Prior to commencement of grading, the Permittee shall convene an

on-site pre-grading meeting with the all archaeological monitors, Native
“American monitors and Native American MLDs along with the grading

contractor, the Permittee and the applicant’s archaeological consultant in order
to ensure that all parties understand the procedures to be followed pursuant to
the subject permit condition and the approved atchaeological monitoring and
mitigation plan, including the procedures-for dispute resolution. At the
conclusion of the meetmg all attendees shall be required tosign a declarajon,
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which has been prepared by the applicant, subject to the review and written
approval of the Executive Director, stating that they have received, read,
discussed and fully understand the procedures and requirements of the

- approved Archaeological Monitoring and Mitigation Plan and agree to abide

by the terms thereof. The declaration shall include contact phone numbers for
all parties and shall also contain the following procedures to be followed if

- disputes arise in the field regarding the procedures and/or terms and

conditions of the approved Archaeological Monitoring and Mitigation Plan.
Prior to commencement of grading, a copy of the signed declaration shall be
given to each signatory and to the Executive Director.

1. Any disputes in the field arising among the archaeologist,
archaeological monitors, Native American monitors, Native American
MLD, the grading and construction contractors or the applicant
regarding compliance with the procedures and requirements of the
approved archaeological menitoring and mitigation plan shall be

. promptly-reported-to the Executive Director via e-mail and telephone.

2 A WOTK SOAl De DAEN 10 INe ATeats | OF QIS W Ork may canrmne

in area(s) not subject to dispute, in accordance with all provisions of
- this special condition.

3. Disputes shall be resolved by the Executive Director, in consultation
with the archaeological peer reviewers, Native American monitors,
Native American MLD, the archaeologist and the Permittee. The
Executive Director shall make a good faith effort to resolve the dispute
within 20 working days after notification of the Executive Director.

4. If the dispute cannot be resolved by the Executive Director in the
timeframe described in subsection 3. above, said dispute shall be
reported to the Commission for resolution at the next regularly
scheduled Commission meeting or as soon as practicable after the
dispute is referred to the Executive Director,

If any cultural deposits are discovered during project grading or construction,
including but not limited to skeletal remains and grave-related artifacts,
traditional cultural sites, religious or spiritual sites, or other artifacts, the
Permittee shall carry out significance testing of said deposits and, if cultural
deposits are found by the Executive Director to be significant pursuant to
Subsection d of this condition and any other relevant provisions, additional

_investigation and mitigation in accordance with all subsectlons of this special

condition;

If any cultural deposits are dlscovered including but not hmlted to skeletal
remains and grave-related artifacts, fraditional cultural sites, rehglous or
spiritual sites, or other artifacts, all development shall cease in accordance
with Subsection ¢ of this special condition;

In-situ preservation and avoidance of cultural deposits shall be considered as
the preferred mitigation option, to be determined in accordance with the
process outlined in this condition, including all subsections., A setback shall be
established between the boundary of cultural deposits preserved in-situ and/or
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* “reburied on-site and any proposed-development; the setback shall be no less
“"than 50 feet and may be larger if nécessary to protect the cultural deposits;
xi. Tf human remains are encountered, the Permittee shall comply with applicable
‘State'and Federal laws. -Procedures outlined in the monitoring and mitigation
~ plan shall not prejudlcc the' ab111ty to-comply with applicable State and Federal
~ laws. ! The range of 1nvest1gat10n and mitigation measures considered shall not
" be constrained by the'dpproved development plan. Where appropnate and
consistent with State ‘and Fedéral laws, the treatment of remains shall be
“decided as a comp' nent’ of the process outlmed in the other subsections of this
o e o conditions : .
< D:scovery of Cultural Deposnts

ati‘ared of cultural deposﬁs including but not limited
' i stéligious or

@ and construcuon activities in the aréa of the discovery that have any potential to uncover
“orotherwise disturb cultural deposits in the area of the discovety and-all construction that
= 'may'foreclose’ ‘mitigation’ optwnS*or the ablhty to unplement the’ reqmrements of this
-+ condition: shall ‘wedse ‘and shall riot récommiénce except as provided iti ‘Suibsections ¢ and
-+ fand other subsectlons of this spec1ak Gondition. In‘general, the afea whéte construction
- detivities must cease shall be no Icss than a 200-foot wide buffer around the cultural
o depost; i
d. -Slgmficance Testmg Plan Reqmred Followmg the Dascovery of Cultural Deposits.
- "PRIOR TO'RECOMMENCING CONSTRUCTION, the Permittee, follewmg a discovery
e gfgultuial deposits; shall siibinita Significance Testing Plan forthe review and written
approval of the Executive Director. ‘The Significance Testing Plan shall identify the
~ testing measures that will be undertaken to determine whether the cultural deposits are
* significant, The Slgmﬁcance Testing Plan shall be prepared by the project '
. archaeologist(s), in consultation with the Native American monitor(s), and the Most
Likely Descenident (MLD) when State Lawv mandates identification of aMLD. Once a
-+ plan‘is déemed adéquate, the Executive Director wﬂl make a determmatlon regarding the
s1gmficance of the cultural deposits discovered. ' G o
-If the' Executive Diréctor approves the Slgmﬁcance Testing Plan and
a determmes that the ngmﬁcance Testing Plan’s recommended testing
“medsures are dé minimis if nature and scope, the significance testing may
comiiiénce after the Executwe Dn’ector mforms the penmttee of that '
determination. - o g g
" ii. If the Executive Dlrector approves the Sigmﬁcance Testing Plan but
determines that the measurés therein are not de minimis, significance testing
may tiot commence until after the Comm1ss1on ‘approves an amendment to this
permit,

- it: Once the meastires identified in the Significance Testing Plan are undertaken,
the penmttee shall submit the tésults of the testing to the Executive Director
for review and written approval. The results shall be accompanied by the
project archeologist’s recommendation as to whether the findings should be
considered significant. The project archeologist’s recommendation shall be
made in consultation with the Native American monitors and the MLD when
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State Law mandates identification of a MLD. If there is disagreement
between the project archeologist and the Native American monitors and/or the
MLD, both perspectives shall be presented to the Executive Director. The
Executive Director shall make the determination as to whether the deposits are
significant based on the information available to the Executive Director, If
the deposits are found to be significant, the permittee shall prepare and submit
to the Executive Director a supplementary Archeological Plan in accordance
with Subsection e of this condition and all other relevant subsections. If the
deposits are found to be not significant by the Executive Director, then the
Permittee may recommence grading in accordance with any measures outlined
in the Significance Testing Plan. '
. ¢. Supplementary Archaeological Plan Required Followmg an Executive Dlrector
Determination that Cultural Deposits are Significant. PRIOR TO :
RECOMMENCING CONSTRUCTION, the Permitiee, following a determination by the
Executive Director that the cultural deposits discovered are significant, shall submit a
: Supplementary#ArchaeoI@glcal Plan for-the review-and written-approval of the Executive
LlIbetUF l“(‘.‘i ‘)UUU!C“!CHL&[V Hlbfl&(!l()glbdl t"ldﬂ sndu ﬁt! m‘cpdreu l"'l\:’ e T\}"r\IPE T
archaeologist(s), in consultation with the Native American momtor(s), the MLD when
State Law mandates identification of a MLD, as well as others identified in subsection f
of this condition. The supplementary Archeological Plan shall identify pr'oposed
investigation and mitigation measures. If there is disagreement between the project
archeologist and the Native American monitors and/or the MLD, both perspectives shall
be presented to the Executive Director. The range of investigation and mitigation
measures considered shall not be constrained by the approved development plan.
Mitigation measures considered shall range from in-situ preservation to recovery and/or
relocation. A good faith effort shall be made to avoid impacts to cultural resources
through methods such as, but not limited to, project redesign, capping, and creating an
open space area around the cultural resource areas. In order to protect cultural resources,
any further development may only be undertaken consistent with the provisions of the
final, approved, Supplementary Archaeological Plan.

i. If the Executive Director approves the Supplementary Archaeological Plan
and determines that the Supplementary Archaeological Plan’s recommended
changes to the proposed development or mitigation measures are de minimis
in nature and scope, construction may recommence after the Executive
Director informs the Permittee of that determination.

(ii. If the Executive Director approves the Supplementary Archaeological Plan
but determines that the changes therein are not de minimis, construction may
not recommence until after the Commission approves an amendment to this
permit, '

f. Review of Plans Required by Archaeologlcal Peer Review Committee, Native
American Groups and Agencies. Prior to submittal to the Executive Director, all plans -
required to be submitted pursuant to this special condition, including the revised ARP and
the monitoring and mitigation plan durlng project grading, excepting any Slgmﬁcance
Testing Plan, shall have received review and written comment by a peer review
committee convened in accordance with current professional practice. The Committee

39



24

Exhibit A - NOI Item 7: CDP Authority
_ Page 39
January 2, 2019
Permit Application No.: 9-18-0395

““NOTICE OF INTENT TO ISSUE PERMIT

- (Upon satisfaction of special-conditions)

shall consist of 3professional archeologists with experience iri Los Angeles and/or
Orange Cotnties. Names and qualifications of selected peer reviewers shall be submitted
for review and written approval by the Executive Director. The Executive Director shall
~ make a good faith effort to complete the review within 20 working days after submittal to
' the'Executive Diredtor; ' Representatives of Native American groups with documented '
ancestral ties to the area, as‘determined by the NAHC, shall also be invited to review and
" comment on the above required plans. The plans sibmitted to the Executive Director
shall incorporate the recommendations of the peer review comimittee and the Native
American groups oran explanation provided as to'why the recommendations were -
rejected. Furthermore, upofcompletion ofthe peer review-and Native American review
- process; and'prior fo submittal to the Executive'Direttot, d ‘plans-shall be submitted to
« - theQalifornia’ Office of Historic Préserv OHP) atid:the NAHC for'their review and
an opportunity to commenit. “The plans sibmitted tothe Executive Director shall

- incorporate'the fecommendations of the-OHP and NAHC. If any-of the entities contacted

for review and comment do not respond within 30 days of their receipt of the plan, the
. requitement under this pefmit for those-entities review and commerit shall expire, unless
-the Executive Direttor extends sdid deadlitie for good cause. ‘Al plans shall be submitted
-+ for the review and written approval of the Bxecutive Direotor: = - _
g Final Report. At thé comipletion‘of the revised’ARP and the Archaeological Monitoring
. “anid"Mitigation Plax, the Permittee shall prepare a-report, subject to the review and
written approval of the Executive Director, which shall ificlude but not be limited to,
 detailed information concerning the quantity, types, location, and detailed description of
" any-cultural resources discovered: orithe projestsite; analysiyperfotnied and-results and
the treatment and disposition of any cultural resources that were excavated. The report
shall be prepared consistent with the State of California Office of Histori¢ Preservation
Planning Bulletin #4, “Archaeological Resource Management Reports (ARMR):
Recommended Contents and Format”. The final report shall be disseminated to the
'Executive Director and the South Central Coastal Information Center at California State

‘University at Fullerfon. ™~

h. The Permittee shall uhdertake development in conformance with the approved plans
tinless the Commiission dmends this permit or the Executive Director determines thatno -
- amehdment is legally reqired:” - 0 0 T T
Tribal Culture Education Plan. PRIOR TO COMMENCEMENT OF CONSTRUCTION
ACTIVITIES ON THE SYNERGY SITE; the Permittee shall submit to the Executive
Director for review and written approval a Tribal Culture Education Plan. The Plan shall
déscribe ediicational materials and activities to be provided at the Visitor’s Center to educate
visitors about the history and culture of all tribal peoples with a cultural connection to the
Los Certitos Wetlands. The Plan shall seek to include a variety of tribal perspectives and
shill be representative and respectful of all tribal peoples. The Plan shall include the
following components:” T EE
a. The Permittee shall work with tribal representatives to develop an educational plan for
the Visitor’s Center. : '
i. The Permittce shall contact all tribal members on the NAHC list to gather
feedback on the types of materials, displays, activities or other educaﬁonﬁb
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components the tribal members would like include at the Visitor’s Center.
The Permittee shall provide an adequate amount of time, and no less than 45
days for tribal representatives to respond. '

ii. Based on the feedback received from tribal representatives, the Applicant
shall develop a draft Plan describing tribal educational materials and activities
to be provided at the Visitor’s Center. _

- iil. The Permittee shall submit this Plan to all tribal members on the NAHC list to
provide them an opportunity to comment on the draft Plan. The Permittee
shall provide an adequate amount of time, and no less than 60 days for tribal
representatives to provide comments,

- b. Ifthere is a disagreement among different tribal representatives on the content of types of

materials and activities to be included, the Permittee will present different alternatives in
the Plan that is submitted to the Executive Director. '

¢. The Plan shall provide for maintenance and upkeep of the educational materials and
activities. :

d. The Plan-sheuld include a process to re-evaluate tribal educational materials and
aGiivities wiFlt Ieresteq inat representatives on the NAHL ligt every five yoais,

e. The Permittee shall implement the final approved Plan within one year of approval by the
Executive Director unless he or she determines that additional time is warranted. Any
subsequent changes to the Plan must be submitted to the Executive Director for review
and written approval.

The Permittee shall undertake development in conformance with the approved plans unless
the Commission amends this permit or the Executive Director provides a written
determination that no amendment is legally required.

Visual Compensation Plan. PRIOR TO THE ISSUANCE OF THE COASTAL

DEVELOPMENT PERMIT, the Applicant shall submit for Executive Director review and

written approval a Visual Compensation Plan to address the adverse visual effects of the

proposed project.. The Visual Compensation Plan shall include the following: A

a. Descriptions and photographs of existing visual conditions from viewpoints around the
project sites and descriptions and visual simulations of conditions expected during typical
periods of project construction and operations during the upcoming 20-year project life.
The visual simulations are to encompass visual conditions during both maximum and
minimum levels of activities at the project sites. [Note: these may be expanded versions
of the visual elements provided in the project EIR.] : '

b. Descriptions of the viewsheds from within which the proposed project’s components are

visible, including aerial views or maps showing the extent of the viewsheds surrounding
the project sites. _

c. Measures proposed to restore and enhance visual quality within visually degraded areas
of the nearby coastal zone within these viewsheds. Cumulatively, the measures proposed
shall be roughly proportional in scale to the visual components of the proposed project,
and/or be visible to a significant portion of the public using the coastal zone in the project
vicinity. These measures may include, but not be limited to, any of the following
improvements to public views to or along the shoreline:
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(Upon satisfaction of special conditions)

i. Removing or reducing in size structures that block or inhibit public views to
or along the shoreline. o o
ii. Adding screening to existing blighted or degraded structures visible from
public locations to or along the shoreline.
iii, Restoring or repairing blighted or degraded structures visible from public
locations to ot along the shoreline. .
iv. Providing landscape enhancements to areas visible from public locations to or
along the shoreline. -
For each of these proposed restoration and enhancement measures, the Plan is to include
photographs of existing conditions and visual simulations of conditions expected upon
implementation of each measure.
d. A schedule that-assures.the proposed measures will be implemented in concert with
project development; : '
e.. A description of all approvals and legal instruments needed to implement the proposed
measures.

£, Provision for a final post-implementation report demonstrating the visual improvements

achieved by implementation of the visual enhancement measures.

The Permittee shall undertake development in conformance with the approved plans unless
the Commission amends this permit or the Executive Director provides a written
determination that no amendment is legally required.

Tndemnification by Peimittee. Liability for Costs and Attorney's Fees. By acceptance of this

permit, the Applicant/Permittee agrees to reimburse the Coastal Commission in full for all
Coastal Commission costs and attorney's fees, including (1) those charged by the Office of
the Attorney General, and (2) any court costs and attorney's fees that the Coastal Commission
may be required by a court to pay that the Coastal Commission incurs in connection with the
defense of any action brought by a party other than the Applicant/Permittee against the
Coastal Commission, its officers, employees, agents, successors and assigns challenging the -

~ approval or issuance of this permit. The Coastal Commission retains complete authority to

conduct and direct the defense of any such action against the Coastal Commission.
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November 4, 2021 — Item 7

RESOLUTION 2021 - 13

RESOLUTION OF THE LOS CERRITOS WETLANDS AUTHORITY
AUTHORIZING THE EXECUTIVE OFFICER TO EXECUTE
DOCUMENTS NECESSARY TO SATISFY CONDITIONS
IN THE NOTICE OF INTENT TO ISSUE PERMIT FOR
COASTAL DEVELOPMENT PERMIT NO. 9-18-0395

WHEREAS, the Los Cerritos Wetlands Authority (LCWA) has been established between the
Coastal Conservancy, the San Gabriel and Lower Los Angeles Rivers and Mountains
Conservancy, the City of Seal Beach and the City of Long Beach to facilitate the acquisition,
protection, conservation, restoration, maintenance and operation an environmental
enhancement of the Los Cerritos Wetlands; and

WHEREAS, the LCWA has further been established to focus on projects which will provide
open space, habitat restoration, and watershed improvement projects within the Los Cerritos
Wetlands; and

WHEREAS, the LCWA entered into an Option Agreement with Los Cerritos Wetlands, LLC on
September 2, 2016 and approved a land exchange framework for the 154-acre Synergy Oil
Field and the 5-acre LCWA OTD site; and

WHEREAS, the LCWA is a Co-Applicant with Beach Oil Mineral Partners, LLP, for Coastal
Development Permit No. 9-18-0395 for the Los Cerritos Wetlands Oil Consolidation and
Restoration Project, approved by the Coastal Commission on December 13, 2018 with 25
Special Conditions; and
WHEREAS, this action will authorize the Executive Officer to execute documents reasonably
necessary to satisfy the conditions in the Notice of Intent to Issue Permit for Coastal
Development Permit No. 9-18-0395; and
WHEREAS, the City of Long Beach, as the lead agency, has completed an Environmental
Impact Report in compliance with the California Environmental Quality Act (CEQA) and posted a
Notice of Determination on January 24, 2018, for the Los Cerritos Wetlands Oil Consolidation
and Restoration Project (SCH Number 2016041083); NOW
Therefore be it resolved that the LCWA hereby:

1. FINDS that this action is consistent with the purposes and objectives of the LCWA.

2. FINDS that the LCWA concurs with the lead agency’s determination under CEQA.

3. ADOPTS staff report dated November 4, 2021.
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4. AUTHORIZES the Executive Officer to execute documents reasonably necessary to
satisfy conditions in the Notice of Intent to Issue Permit for Coastal Development Permit
No. 9-18-0395.

~ End of Resolution ~

Passed and Adopted by the Board of the LOS CERRITOS WETLANDS AUTHORITY
On November 4, 2021

Suzie Price
LCWA Board Chair

ATTEST:

Elizabeth St. John
Deputy Attorney General
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