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7.2 LAND USE

The Blythe Energy Project Phase II (hereinafter referred to as BEP II) is a nominally rated 520 MW combined cycle power plant.  The proposed project will be located adjacent to the Blythe Energy Project (hereinafter referred to as BEP) previously licensed by the California Energy Commission on March 21, 2001.
  BEP II essentially duplicates BEP and consists of two (2) Siemens Westinghouse V84.3a 170 MW combustion turbine generators (CTGs), one (1) 180 MW steam turbine generator, and supporting equipment.  BEP II requires no off-site linear facilities and will interconnect on-site with existing BEP approved transmission and natural gas pipelines.

BEP II is located entirely within the site boundary of the Expansion site currently being processed by the CEC as an amendment to BEP
.  The BEP II power island is located approximately 600 feet south and 800 feet west of the BEP power island.  BEP facilities may be expanded to serve BEP II and include the groundwater supply, , fire protection facilities, and site access roads.  Natural gas will be supplied to the BEP II plant by the El Paso natural gas pipeline interconnection being constructed as part of the approved BEP.

BEP will be electrically interconnected to the Western Area Power Administration (Western) Buck Boulevard Substation, located at the northeastern corner of the BEP site.  This interconnection will include addition of additional breaker positions within the Buck Boulevard Substation.

BEP II will construct and operate one additional groundwater pumping well for its water supply and will construct one additional evaporation pond south of the proposed BEP II power island,  to accommodate the project wastewater discharge.  Site drainage will be provided by the BEP drainage facilities.

This section discusses potential land use impacts associated with BEP II, in accordance with CEC guidelines.  

7.2.1 Environmental Setting

Existing and planned land uses on the Project site and in the surrounding area were described in detail in the BEP’s Petition for Amendment I-B.  The BEP II site is located in the City of Blythe and about one mile east of the edge of the Blythe Municipal Airport, which supports limited local private air traffic and agricultural service operations.  The site is located in an area that has been designated for industrial development in the City of Blythe’s General Plan Planning Area.  

In addition to the project site, a total of 180 acres are zoned for light and heavy industry in the city limits of the City of Blythe.  About 25 percent is vacant and available in parcels ranging in size from 1 to 10 acres.  There are 877 acres inside the Blythe Sphere of Influence zoned for industry, of which 702 acres border the city, mostly extending south along the railroad.  There are 200 acres available for industry surrounding the Blythe Airport (City of Blythe and Blythe Chamber of Commerce, 1998).

The City of Blythe General Plan land use designations and zoning on and in the vicinity of the project site are provided below
.    
	BEP/BEP II ZONING AND GENERAL PLAN INFORMATION

	Existing Land Use
	City of Blythe General Plan Designation
	City of Blythe Zoning Designation
	Relevant Allowed Use*

	Ongoing construction of the BEP and associate activities.  
	Heavy Industrial (I-H)
	General Industrial

(I-G)
	Utility Operations Facility


* City of Blythe Zoning Code Section 17.08.710. 

The proposed Project will occupy four parcels of privately owned land with a total land area of approximately 152 acres.  Assessor’s information for all affected parcels is provided below.  A list of landowners within 1,000 feet of the project site is provided in Appendix 7.2.

	BEP/BEP II ASSESSOR’S PARCEL INFORMATION

	Location
	Riverside County Parcel Number
	Acres

	Sect. 33 Township 6 S, Range 22E
	Parcel 36, APN 824-10-12
	24 (23.72)

	Sect. 33 Township 6 S, Range 22E
	Parcel 37, APN 824-10-13
	52 (52.23)

	Sect. 33, Township 6 S, Range 22E
	Parcel 34, APN 824-101-10
	53 (53.05)

	Sect. 33, Township 6 S, Range 22E
	Parcel 35, APN 824-101-11
	23 (22.88)

	Total
	152


All involved parcels consist of unimproved land.  BEP is being constructed on Parcels 34 and 35 (Assessor Parcel Numbers (APN) 824-101-10 and 824-101-11).  A Lot Line adjustment was recorded with Parcel 34 to create a separate Parcel “B” for the Buck Substation.  For the additional 76 acres addressed by Petitions for Amendment I-A and I-B, a General Plan amendment for changing the land use designations for this area (APNs 824-100-012 and 824-100-013) from U-R (Urban Reserve) to I-H (Heavy Industrial) was approved on January 8, 2002.  The concurrent zone change from A (Agricultural) to I-G (General Industrial) was also approved (Casias 2002).  The City of Blythe General Plan land use designations and zoning on and in the vicinity of the project site are shown on Figures 7.2-1 and 7.2-2. BEP II will be constructed within Parcels 34, 35, 36 and 37 as well.  Associated leaseholds are shown on Figure 7.2-3.  
	LAND USES, USE DESIGNATIONS, AND ZONING IN THE PROJECT VICINITY

(One-Mile Radius)

	Direction within One-Mile Radius
	Existing Land Use(s)
	City of Blythe Zoning
	Riverside County Zoning

	North of the Project Site
	Vacant land
	n/a
	Tourist Commercial (C-T),

Light Agriculture (A-1-10)

	South of the Project Site
	Roadway, residence, agriculture (lemons)
	Service Industrial (I-S)
	Controlled Development Area (W-2-5), Light Agriculture (A-1-10)

	East of the Project Site
	Agriculture (lemons)
	Agriculture (A)
	n/a

	West of the Project Site
	Vacant land, airport, skeet shooting range, sewage treatment plant
	Agriculture (A)
	Tourist Commercial (C-T), 

Manufacturing, Heavy (M-H),

Controlled Development Area (W-2-5)


7.2.1.1  Existing Land Uses on the Project Site

The BEP power plant and associated facilities, including evaporation ponds, are under construction on the project site.  Two high voltage electrical transmission lines cross the property in a northeast to southwest direction and an east to west direction.

7.2.1.2  Existing Land Uses Adjacent to and in the Vicinity of the Project Site 

Agriculture is the predominant land use in the areas surrounding the project.  Orchards (primarily lemons) and various field crops are the primary agricultural uses on the mesa in the project vicinity.  Field crops on the mesa are primarily limited to citrus.  Field crops on the lower Palo Verde Valley include alfalfa, wheat, cotton, cantaloupe, watermelon, lettuce and hay, among others.

The nearest residential area to Project Site is an unincorporated area called Mesa Verde (previously known as Nicholls Warm Springs), located approximately two miles to the southwest of the project site.  Other nearby communities such as the City of Blythe and Ripley are located in the Palo Verde Valley, about five miles east and six miles southeast, respectively, from the site.  Additionally, isolated farm and other residents are near the property.  The majority of these residents are located south and east of the Project Site.  

Lands in the vicinity of the Project Site are primarily vacant and/or agricultural. To the west of the site within the upper mesa area are fallowed agricultural fields.  The surrounding areas include the Blythe Airport approximately one-mile to the west and zoned for industrial use, a small sewage treatment facility one-quarter (0.25) mile to the west, the Interstate 10 corridor approximately one-quarter (0.25) mile to the south, fallowed agricultural fields to the north and west, and a citrus orchard bordering the eastern edge of the project property.  
The Blythe Substation lies about 2,000 feet directly east of the project site.  A small industrial area is located north of the site.  Other land uses near the project site and north of Hobsonway are the U.S. Border Patrol (over one mile to the west) and the Blythe Trap Shooting Club and the Riverside County Animal Shelter, both about one-mile to the west.  No residences are located within the site boundaries.  The nearest residence to the Project Site is approximately 0.75 miles southwest of the site, north of Interstate 10 and south of Hobsonway.

7.2.1.3  Agricultural Resources
Agriculture is the predominant land use in the Palo Verde Valley.  There are currently about 104,000 acres of land in agricultural production within the Palo Verde Valley, and additional acreage (historically up to 16,000 acres) on the adjacent mesa.  The Blythe Energy Project site is located on the mesa above the Palo Verde Valley floor, where citrus orchards are dominant.  Directly east and south of the Blythe Energy Project site, the Sunworld Corporation cultivates about 481acres of lemons.  This orchard is “old growth” and the trees are beginning to reach the end of their productivity.
7.2.1.4  Recreation 

There are no developed recreational facilities on or directly adjacent to the Blythe Energy Project site.  In addition, the site is private property and passive recreational activities are not permitted.  The nearest developed facility is the Blythe Trap Shooting Club, located over one mile west of the site along Hobsonway.  There are, however, a variety of developed recreational facilities within the City of Blythe.  

The Palo Verde Valley is an outdoor recreational area, offering boating, water skiing, jet skiing, swimming, fishing, canoeing, and other water sport activity along the Colorado River.  Other outdoor recreational activities enjoyed by both tourists and local residents include hiking, hunting, horseback riding, off-road vehicle sports, rockhounding, and prospecting.  The area has six parks, seven campgrounds, seven recreational vehicle parks, and twenty-three motels, with a total of approximately 1,110 rooms.  

7.2.1.5  Transportation Corridors

Interstate 10, a major east-west freeway route serving points between the greater Los Angeles metropolitan region and Phoenix, Arizona, is located about one quarter mile south of the Blythe Energy Project site.  State Route 78 (SR 78), a regional highway, providing access north and southwest, is located about 1.5 miles east of the project site.  U.S. Route 95 intersects with Interstate 10 about 6.5 miles east of the Blythe Energy Project site.

7.2.1.6  Sensitive Receptors 

There are no facilities considered to be sensitive receptors (e.g., school, hospital, daycare facility, or convalescent center) within three miles of the Blythe Energy Project site.  There are a few farm residences (primarily to the east and south) more than 1 mile from the vicinity of the project site. Some of the farm residences to the east of the site are on the mesa, but all of the farm sites to the south of the property are below the mesa on the Palo Verde Valley floor.  Additionally, a small unincorporated residential area, Mesa Verde, is located approximately two miles southwest of the power plant site, south of Interstate 10 and at about the same elevation as the power plant.  

7.2.2
Environmental Consequences

7.2.2.1  Significance Criteria

Land use significance criteria were determined through review of applicable local, state and federal regulations.  The following criteria were used to evaluate the potential environmental impacts of the project:

Section 15382 of the CEQA Guidelines (as amended 1999) generally defines a significant effect on the Environment as follows:

· "Significant effect on the environment" means a substantial, or potentially substantial, adverse change in any of the physical conditions within the area affected by the project, including land, air, water, minerals, flora, fauna, ambient noise, and objects of historic or aesthetic significance.

· Consistency with plans and regulations - The CEQA Environmental Checklist Form, Appendix G, defines a project’s impact as significant if it conflicts with any applicable plans, policies or regulations of an agency with jurisdiction over the project.

· Effects on a community - The CEQA Environmental Checklist Form, Appendix G, defines a project’s impact as significant if it divides the physical arrangement of an established community.
Additionally, provisions in the Warren-Alquist Energy Resources Conservation and Development Act (Public Resources [PRC] 25000 et seq.) are directly or indirectly related to land use.

· A project cannot be approved unless it is determined that the use of the site “is not inconsistent with the primary uses of such lands and that there will be no substantial adverse environmental effects and the approval of any public agency having ownership or control of such lands is obtained” (PRC §25527).

· Rules regarding the control of development rights around proposed facilities for State regional, county and city parks; wilderness, scenic or natural reserves; area for wildlife protection, recreation, historic preservation; natural areas that existed at the time the provision was put into effect; and estuaries in an essential natural and undeveloped state area provided in PRC §25528.

· A public use area must be established if the proposed site is in the coastal zone or “any other area with recreational, scenic, or historical value” (PRC §25529) 
7.2.2.2  Potential Land Use Impacts

The impact of temporary construction activities will be less than significant because the surrounding area is currently undeveloped, and has been historically disturbed by military and agricultural uses. Detailed descriptions of temporary construction impacts related to noise, traffic, and dust were previously analyzed by the Commission and mitigation measures incorporated into the Conditions of Certification.  The implementation of these Conditions of Certification and there application to the entire project site will ensure compliance with LORS and that the construction activities do not result in significant impacts.

The Project Site does not contain prime farmland as defined by the California Department of Conservation and is not planned for any future agricultural use.  The nearest active agricultural use to the Blythe Energy Project site is the lemon orchard located just east of Buck Boulevard.  Construction activities will not be significantly different in their effects on nearby agricultural operations than existing agricultural activities, which also involve heavy equipment and dust generation.  Operation of the power plant will not involve any activities that will take place directly adjacent to the agricultural lands and will not therefore adversely affect agricultural operations.  

Two potential air quality effects related to land use compatibility that have been considered are the potential impact on adjacent citrus groves from cooling tower drift, and the potential effects of a cooling tower plume on airport operations.  Both of these issues were evaluated for the BEP project by the Commission and found to be less than significant.  These issues are assessed for BEPII in the Air Quality section of this AFC.  
7.2.2.3  Potential Impacts on Prime Farmland 

The site does not contain prime farmland as defined by the California Department of Conservation and is not planned for any future agricultural use.  However, impacts of plant operations on agriculture will include rotational fallowing or permanent retirement of up to 786 acres of irrigated lands as part of the voluntary Water Conservation Offset Program.  A map of the lands planned for fallowing is presented in the confidential filing.  Potential mitigation measures related to retirement or rotational fallowing of farmlands are presented below in Section 7.2.3. Additional discussion of the voluntary Water Conservation Offset Program is presented in Section 7.13, Water Resources, and Section 7.16 (Agriculture and Soils).

7.2.2.4  Consistency with Plans and Policies 

The project site is designated for Heavy Industrial (I-H) use in the City of Blythe General Plan, and is zoned General Industrial (I-G) in the City of Blythe Zoning Code.  “Utility operations facilities,” such as Blythe I and the Project, are allowed unconditionally in this zone.  Therefore, the addition of BEP II is consistent with the current land use designation and zoning.  


  
7.2.2.5  Cumulative Impacts

The State CEQA guidelines (Section 15355) define cumulative impacts as “two or more individual effects which, when considered together, are considerable or which compound or increase other environmental impacts.”  The CEQA guidelines further note:

“The cumulative impact from several projects is the change in the environment which results from the incremental impact of the project when added to other closely related past, present, and reasonably foreseeable probable future projects.  Cumulative impacts can result from individually minor but collectively significant projects taking place over a period of time.”

BEP II expands the existing approved power plant land use.  This will not result in significant cumulative land use impacts, because the land use is consistent with the land use designation and zoning of the site, and will not interfere with nearby land uses as discussed above.  
7.2.3
Proposed Conditions of Certification 
The paragraphs below outline the applicant’s proposed mitigation for any permanently retired farmlands, as well as proposed Conditions of Certification.  

The voluntary Water Conservation Offset Program (WCOP) developed for the project and described in Section 7.13, includes retirement or rotational fallowing of farmland. The Program will include about 786 acres within the Palo Verde Valley and/or Palo Verde Mesa to offset annual water use for the life of the project.

If the rotational fallowing option is employed, no farmlands will be permanently retired or converted from agricultural use, and no adverse impacts to farmlands will occur. The WCOP does include a criterion that retired lands may not be converted to any use that relies upon Colorado River water during the life of the project. However, if lands are permanently retired, the program will have potential impacts associated with loss of productive farmlands.

The applicant has committed to accept a condition of certification to mitigate this potential impact. One of several mitigation strategies may be used, including:

1) Obtaining permanent conservation easements of Transfer of Development Rights (TDRs) for an equal number of irrigated farmland acreage within the Palo Verde Valley or Mesa.

2) Payment of endowment funds to a special fund to be managed by the City of Blythe, or alternatively, to a recognized farmland trust organization such as the American Farmland Trust.

3) Equivalent participation in an established County farmland conservation program.

Such mitigation, imposed in a binding Condition of Certification, would adequately mitigate potential farmland impacts associated with permanent retirement of irrigated lands for the WCOP.

Implementation of the conditions of certification for the approved BEP will ensure that the intensification of the power plant use of the site will not result in new land use impacts.  Several conditions applied to BEP are deleted because they address the natural gas pipeline and transmission lines and these features will have been constructed as a part of the BEP.

LAND-1 The project owner shall obtain all easements on private lands necessary to construct and maintain the natural gas pipeline and transmission line interconnection with the Blythe Substation.

Verification: At least 30 days prior to start of construction of the natural gas pipeline and transmission line, or a lesser time period as mutually agreed to by the California Energy Commission Compliance Project Manager (CPM), the project owner shall submit a copy of the recorded easement agreement for each affected private property to the CPM.

LAND-2 The proposed water conservation offset program shall not retire lands in the Palo Verde Valley (Priority 1 Lands) designated as Prime Farmlands or Farmlands of Statewide Importance as defined by the Department of Conservation, or lands included in a Williamson Act Preserve. Fallowing or retirement of farmlands shall not violate any provision of a Williamson Act Contract. Lands selected for retirement on the Mesa shall not include lands currently involved in active orchard crop production. 

Verification: At least 60 days prior to implementation of the Water Conservation Offset Program (WCOP), the project owner shall submit detailed information to the CPM regarding the lands involved in the WCOP, including: 1) location and assessor parcel number, 2) Department of Conservation Important Farmland Program Classification, 3) crop and cultivation history, and 4) Williamson Act Preserve and contract status. If the program will fallow or retire any lands under Williamson Act contract, the project owner shall provide documentation that such fallowing or retirement has been reviewed and approved by Riverside County Planning Department and does not violate any provision of a Williamson Act contract. Any WCOP agreements that are altered or added to the program shall be submitted to the CPM at least 30 days prior to taking effect. 

LAND-3 Prior to construction of the natural gas pipeline, the project owner shall inform residents and farmers along the natural gas pipeline right-of-way of the construction timetable for the pipeline via mailed notices and posted signage. A construction liaison shall be provided and contact phone number shall be listed in the notice to provide the public with a point of contact for additional information and for registering complaints.

Verification: At least 30 days prior to the start of construction of the natural gas pipeline, the project owner shall submit a copy of the notice, the mailing list and a map showing the location of the posted notices to the CPM.

LAND-4 Prior to the start of construction of foundations for the power plant, the project owner shall submit a site development plan of the project to the City of Blythe for their review and comment, and to the CPM for review and approval. The site development plan shall comply with all applicable provisions of Section 17, City of Blythe zoning code including Chapters 17.12 (Setbacks), 17.16 (Off- Street Parking), 17.22 (Landscaping), 17.26 (Signs), and 17.14 (Fences).

Verification: At least 30 days prior to the start of construction of foundations for the power plant, the project owner shall submit to the CPM for review and approval a site development plan and a letter from the City of Blythe Planning Director stating that the site development plan (including landscape plan) conforms to the City’s Zoning Code.

7.2.4
LORS 

BEP II will comply with all applicable LORS related to land use.  These include the City of Blythe’s General Plan and zoning regulations.  In addition, the project must be reviewed by the Riverside County Airport Land Use Commission (ALUC) for compatibility with the Comprehensive Land Use Plan (CLUP) for the Blythe Airport.  The ALUC  reviewed the City of Blythe’s General Plan Amendment and Zone Change for compatibility with the CLUP.  The ALUC found that the General Plan Amendment and Zone Change were partially compatible with the CLUP
.  The applicant submitted an application to the ALUC for their review of the project’s compatibility with the Blythe Airport Comprehensive Land Use Plan (CLUP).  The ALUC will consider the application at a hearing in June, 2002.    
BEP II submitted a Form 7460-1 to the Federal Aviation Administration for a “Determination of Hazard to Aviation” and anticipates receiving a “Determination of No Hazard to Navigation” in early June, 2002.  A complete list of the applicable LORS for land use is provided in Table 7.2-1.

7.2.4.1 Involved Agencies and Required Permits

Land use related agencies and contact personnel are listed in Table 7.2-2 and permitting requirements related to land use are listed in Table 7.2-3.

	TABLE 7.2-1

Land Use - Summary of LORS

	LORS
	Applicability
	Regulating Agency
	Permit or Approval
	Section & Page No. Discussed
	BEP II Compliance

	City of Blythe General Plan
	Policy guidance document addressing land use, circulation, community facilities, and development vision for the City of Blythe
	City of Blythe
	N/A


	Section 7.2.1 

(p. 7.2-1)
	City of Blythe approved General Plan amendment on January 8, 2002.

	City of Blythe Zoning Ordinance
	Establishes classes of zoning districts governing the use of land, building standards, and improvements
	City of Blythe
	Site Plan Review
	Section 7.2.1 

(p. 7.2-2)
	City of Blythe approved zoning change on January 8, 2002.

	Riverside County ALUC
	Compatibility with Blythe Airport CLUP
	Riverside County Airport Land Use Commission
	Development Review
	Section 7.2.4 

(p. 7.2-3)
	BEP II submitted application to ALUC.

	Federal Aviation Administration
	Review for potential interference with airport operations
	Federal Aviation Administration
	Determination of No Hazard to Navigation
	Section 7.2.4 

(p. 7.2-3)
	BEP II submitted application to FAA and expects to receive approval in early June 2002.


	TABLE 7.2-2

Involved Agencies and Agency Contacts 

	Agency
	Contact
	Title
	Telephone

	City of Blythe

235 N. Broadway
	Robert Casias, AICP
	Planning Director
	(760) 922-6161

	City of Blythe, 

235 N. Broadway
	Jennifer Wellman
	Planner
	760-922-6130

	Riverside County 

Airport Land Use Commission

3525 14th Street

Riverside, CA 92501
	Keith Downs
	Planner
	(909) 955-5990

	Federal Aviation Administration

Western Pacific Regional Office-Air Traffic Div.

AWP 520

PO Box 92007

Los Angeles, CA 9009
	Karen McDonald
	Permit 

Specialist
	(310) 725-6558


7.2.5
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� Commission Decision 99-AFC-8


� See Blythe Petition for Amendment I-B, dated November 23, 2001.
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